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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 13th October 2011  
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 September, 2011.

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 08/09/11


	

	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 - 13/10/11
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	5. 
	APPLICATION FOR PLANNING PERMISSION 76727/FULL/2011 – BLOOR HOMES NORTH WEST LTD/ URBAN SPLASH LTD & WOODFIELD HOUSE LTD - WOODFIELD HOUSE AND BUDENBERG BOWLING CLUB, WOODFIELD ROAD, ALTRINCHAM WA14 4ZA
To consider a report of the Chief Planning Officer. 


	To follow 


	

	6. 
	APPLICATION FOR CHANGE OF USE 77386/COU/2011 – MILLER (ST. NEOTS) LTD – 96 & 98 STAMFORD NEW ROAD, 111-117 GEORGE STREET, UNIT 15 & KIOSK GRAFTON MALL, ALTRINCHAM 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	7. 
	APPLICATION FOR PLANNING PERMISSION 77207/FULL/2011 – MILLER (ST. NEOTS) LTD – 96, 98 & 100 STAMFORD NEW ROAD, ALTRINCHAM WA14 1DG 

To consider a report of the Chief Planning Officer. 

	To follow
	

	8. 
	APPLICATION FOR PLANNING PERMISSION 77029/FULL/2011 – BROOKHOUSE STUD LTD – PRIORY NURSERY, DANE ROAD, SALE M33 2NG 

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


	

	9.
	URGENT BUSINESS (IF ANY)

Any other item or items (not likely to disclose "exempt information") which by reason of special circumstances (to be specified) the Chairman of the meeting is of the opinion should be considered at this meeting as a matter of urgency.


	
	

	
	THERESA GRANT 
Acting Chief Executive 


	
	

	
	Contact Officer:  Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 13th OCTOBER 2011 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 13th October 2011


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



		71829

		2-4 Dawson Road, Altrincham, WA14 5JP

		Broadheath 

		1

		Minded to Grant



		76176

		Land at Village Way and Third Avenue, Trafford Park, M17 1NW

		Gorse Hill

		4

		Grant



		76854

		Land at 18 Haslemere Avenue, Hale Barns, WA15 0AU

		Hale Barns

		15

		Grant



		77085

		50 Barton Road, Davyhulme, M41 7WA

		Davyhulme East

		24

		Grant



		77204

		Altrincham Kersal Rugby Football Club, Stelfox Avenue, Timperley, WA15 6UL

		Village 

		33

		Grant



		77238

		Land to east of Mosley Road, Trafford Park, M17 1QA

		Gorse Hill

		41

		Minded to Grant



		77255

		Stretford High School and Gorse Hill Park, Stretford, M32 0XA

		Gorse Hill

		 52

		Grant



		77259

		Wellington School, Wellington Road, Timperley, WA15 7RH

		Timperley

		65

		Grant



		77272

		Land off Westinghouse Road, Trafford Park, M171LP

		Gorse Hill

		 75

		Grant 



		77280

		Land at Daresbury Avenue, Flixton, M41 8QL

		Davyhulme West

		93

		Refuse



		77299

		Land adjacent to 9 Teesdale Avenue, Urmston, M41 8BY

		Davyhulme West

		101

		Grant



		77309

		5 Claremont Drive, Timperley, WA14 5ND

		Broadheath

		110

		Grant



		77329

		5 Bridgenorth Avenue, Urmston, M41 9PA

		Urmston

		 117

		Minded to Grant



		77380

		41-43 School Road, Sale, M33 7YE

		Priory

		125

		Minded to Grant



		77419

		8 Joynson Street, Sale, M33 7EH

		Priory

		132

		Refuse





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



_1379248660.doc
		WARD: Broadheath

		H/71829

		DEPARTURE: No





		Erection of 7 no. dwellings, detached garage block containing 3 no. garages, associated car parking and landscaping, following demolition of existing buildings.



		2-4 Dawson Road, Altrincham, WA14 5JP





		APPLICANT:  I.E.M. Developments





		AGENT: MPSL Planning and Design Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT
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1. At its meeting on 12 November 2009 the Planning Committee resolved it was Minded to Grant planning permission for the above development subject to the completion of a legal agreement to secure contributions to open space provision, outdoor sports facilities and Red Rose Forest tree planting.


2. The application relates to a site of 0.14 ha on Dawson Road approximately 1.5km north of Altrincham Town Centre, comprising two light industrial units with associated parking and storage space.  The existing buildings are currently vacant and were previously in use as a Scout hut and a warehouse/distribution business.  


3. An existing access road off Dawson Road into the site lies centrally to the west of the site.  There are residential properties to all sides, including neighbouring properties on Dawson Road to the north and west, dwellings on Sinderland Road to the south and on Manchester Road (A56) to the east.  In the immediate vicinity the residential properties are predominantly family homes, either semi-detached or terraced.  There are apartments located 40m north of the site on Dawson Road, commercial properties in close proximity on Manchester Road and Sinderland Road, and a medical centre at the junction of Dawson Road and Lindsell Road, north of the site.


4. The application proposes the erection of 7 no. two-storey, 3-bedroom, semi-detached and detached general market residential properties and 3 no. detached garages constructed as a block to the northeast (rear) of the site.  An access road will be supplied centrally off Dawson Road, serving plots 3 and 4 and the garage block which provides parking spaces for plots 3, 4 and 5. The application will see the demolition of the 2 no. existing, former light industrial units (one most recently used as a scout hut) to facilitate the development. 


5. In supporting the Chief Planning Officer’s recommendation, the Committee agreed to seek financial contributions towards off-site open space provision (£11,474.76) and outdoor sports facilities (£5,447.74); and a sum of £4,935 as a contribution towards Red Rose Forest tree planting off site (to be reduced by £235 per tree planted on site as part of an agreed planting scheme).  These figures had been calculated on the basis of the guidelines set out in the Council’s approved Supplementary Planning Documents “Developer Contributions towards Red Rose Forest” and  “Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums” (both September 2004).


6. No S106 Legal Agreement has been completed in the intervening period and as such, the application has not been determined.  However, the applicant has recently indicated that they wish to complete the relevant Legal Agreement and subsequently obtain planning permission.  Although it is considered that there have been no material changes in planning circumstances which would affect the officer’s recommendation regarding the acceptability of the scheme, there has been a change in the required financial contributions towards Red Rose Forest tree planting.  The previous fee of £235 per tree has been increased in the intervening period, and a revised figure of £310 is now required per tree as standard.  As such, and in light of the significant amount of time which has elapsed since the Committee were initially minded to grant the application, it is considered necessary that the revised contribution figures apply.  On this basis the revised contribution figures would be:-


Red Rose Forest 


21 trees at £310 (£6,510 in total), with a preference for on-site planting; 


Children’s Play Space and Outdoor Sports Facilities Provision 


For seven 3-bedroom dwellings the required financial contribution is £16,922.50 in total comprising £11,474.76 towards open space provision and £5,447.74 towards outdoor sports facilities provision.


RECOMMENDATION: MINDED TO GRANT

(A) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal agreement and that such an agreement be entered into to secure a financial contribution up to £21,857.50, comprising:-


· A financial contribution of £16,922.50 towards the provision and maintenance of public open space, including informal/children’s playing space (£11,474.76) and outdoor sports facilities (£5,447.74).

· A financial contribution of £6,510.00 towards Red Rose Forest/off site planting less £310 for each additional tree provided on site.

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


1. Standard Time


2. List of Approved Plans including Amended Plans 

3. Materials 

4. Landscaping Condition


5. Withdrawal of Rights to Alter Condition


6. Standard Contaminated Land Condition CLC1


MW
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		WARD: Gorse Hill

		76176/FULL/2010

		DEPARTURE: No





		USE OF LAND AS a construction waste recycling depot with associated boundary treatment, landscaping (including creation of landscaped mounds) and ancillary buildings, lighting and machinery.



		Land at Village Way and Third Avenue, Trafford Park, M17 1NW





		APPLICANT:  W Maher & Sons Ltd





		AGENT: Whitehead and Co





		RECOMMENDATION:  GRANT
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SITE


This derelict site is rectangular in shape and measures 1.77 hectares.  It is level and comprises a mix of different areas of hardstanding. There are no buildings on site (just two storage containers).  The southern boundary of the site along Village Way comprises a 2.5m high brick wall with brick piers whilst all other boundaries are defined by 2m high galvanised metal palisade fencing.  


The site is situated in the centre of Trafford Park fronting Village Way to the south and Third Avenue to the east.  To the west is a pallet manufacturer and storage facility CHEP.  This adjoining site comprises an office building fronting Village Way and a large industrial building which extends back into the site.  To the north is a small single storey industrial unit which has been subdivided into smaller units and is occupied by a mix of heavy industrial operations. This building is accessed from Trafford Park Road.  


This is an industrial area of Trafford Park, however to the south east on the opposite side of Village Way is the Grade II Listed Trafford Park Hotel, an ornate large three storey brick building with stone dressings.  The ground floor of the building was, until recently, operated as a pub.


PROPOSAL


The application seeks consent for the use of the land as a construction waste recycling depot for a temporary period of 5 years.  The applicant intends to divide the site into two main areas, the northern part of the site will be occupied by the machinery and stockpiles of crushed aggregates (including brick and concrete) whilst the southern half of the site would be laid out as a circular one way access road for delivery vehicles.  Grass mounds are proposed to the south, east and west of the machinery and storage area and along the southern boundary of the site.  The mound to the south side of the site would measure 2m in height, 115m in length (with a break in the middle for the vehicle access) and approximately 7.5m in depth.  The mound on the east and west boundaries of the site would measure 4m in height and would have a 2m high fence situated on top of it.  There would also be a further mound in the centre of the site along the south side of the proposed operations.  This mound would be higher, measuring 5m in height, 12m in depth and 170m in length.  A 2m high noise mitigation fence would again be situated on top of this mound.   A small site office building is also proposed at the north east corner of the site. The existing site entrance would be retained from Village Way. A secondary entrance is proposed from Third Avenue. Mobile lighting columns with associated generators are proposed throughout the site.  Whilst 8 possible locations are indicated, there would be no more than 6 units on site at any one time. Most of these columns would be situated to the rear of the site where the operations are proposed and would measure no more than 4m in height.  Fixed lighting is also proposed on the site office building and above the weighbridge office. 


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date. 

However, the National Planning Policy Framework (NPPF) does not cover Waste Planning matters. The existing Planning Policy Statement 10 ‘Planning for Sustainable Waste Management’ will continue in force until national waste planning policy is revised and published alongside the new National Waste Management Plan for England. 


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  This together with the RSS forms the Development Plan. 



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


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


PROPOSALS MAP NOTATION


Main Industrial Area, Trafford Park Core Industrial Area, Special Health and Safety Development Control sub areas (Northern boundary of site only).  


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D4 – Industrial Development


TP1 – Trafford Park Core Industrial Area


E7 – Main Industrial Areas


ENV30 – Control of Pollution


WD5 – Waste Disposal and Environmental Protection


RELEVANT PLANNING HISTORY

Northern part of site


H/09741 – Use of land for the open storage of plant.  Approved 12 July 1979


Southern part of site 


H/02067 – Erection of building for baling of waste ferrous metals, 2 weighbridges, small admin offices, gantry cranes and baling press and change of use of land to baling of waste ferrous metals.  Approved 14 August 1975


H/02475 – Erection of new gantry cranes, baling press and powerhouse.  Approved 19 September 1975

H/03076 – Erection of new gantry crane, baling press, powerhouse and mess block, office block, weighbridge and weighbridge office.  Permitted development 


H/59912 - Erection of temporary concrete batching plant with ancillary facilities for period of 12 months.  Application submitted June 2004 but remains undetermined. 


CONSULTATIONS


Drainage: Recommends drainage conditions.

Pollution:  Comments as follows:


Noise


Noise from the development may impact on Trafford Park Hotel if it were brought back into use. To protect the amenity of the hotel during the early morning when rooms may be occupied it is recommended that the proposed operating hours (excluding HGV’s accessing the site and preparation works) are restricted to between 8am and 5pm Monday to Friday; 8am to 1pm Saturday and with no working on Sunday and Bank Holidays.


The Site Layout Plan showing noise barriers, plant and stockpile locations in figure 2 of Hepworths Acoustic Report no. 20526.1 v1 should be amended and submitted for approval by the LPA.  The Noise Management Plan (Paras 5.18-5.26) of the aforementioned report) should be amended to incorporate the following conditions:


1. All plant and machinery must be operated at ground level with the exception of ‘back acting’ tracked hydraulic excavators which are required to operate on top of material piles.  


2. The condition of the noise barrier should be checked on a monthly basis   for any signs of damage, and a written record should be kept of these checks.  Any damage identified must be repaired.  


3. The material piles and stockpiles must not exceed a height of 4 metres.  


The Noise Management Plan should be amended and submitted for approval by the LPA.  The approved plan should then be implemented and maintained for the duration of the development.  


Air Quality


The dust mitigation measures identified in the supporting information (Report Smith Grant Environmental Consultancy LLP ref. R1410-R01) should be implemented at all times during the operation of the site.  


LHA: Requests details of cycle parking.  However, no objection in principle.  The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hardstanding to ensure that localised flooding does not result from these proposals.  

GMPTE: There have been long standing proposals to provide a Metrolink Extension to Trafford Park.  AGMA has indicated its aspiration to provide a future Metrolink extension to serve Trafford Park and the Trafford Centre.  Whilst the scheme is not included in the current funding programme for implementation, GMPTE remain hopeful of developing an alternative funding strategy in partnership with Trafford Council and key local private sector partners. Currently possible alternative alignments are being considered.  If variations to the previously established route are made a Transport and Works Act Order will be applied for, and a full consultation process will be undertaken with all affected parties, prior to finalising any plans. 


EA: The applicant’s FRA has provided various maps extracted from the Manchester/Salford/Trafford Level 2 Strategic Flood Risk Assessment (SFRA).  It concludes that the site is protected by the defences within the Manchester Ship Canal.  As the proposed development is a ‘less vulnerable’ use we consider that it is reasonable to remove an earlier objection to the proposals.  However, request that any planning approval includes a condition which requires submission and agreement of surface water drainage scheme based on sustainable drainage principles.  


Minerals and Waste Planning Unit: The proposed development lies within Area Allocation TR17 of Policy 5 Area Allocations of the Greater Manchester Joint Waste Plan which identifies a range of waste management uses which would in principle be broadly acceptable in this location.  TR17 also identifies that open waste facilities are unlikely to be suitable ‘due to potentially adverse impact on surrounding uses’.  However, as the Trafford Park area allocation covers around 557 hectares there will be sites within the area which are more suitable than others.  With this in mind, each application should be assessed against Policy 5 of the Waste Plan.  The purpose of the Waste Plan is to provide sufficient opportunities for new waste management facilities to come forward within Greater Manchester that are of the right type, in the right place and provided at the right time.  The right place will be places that are accessible by different modes of transport close to where additional waste is expected to arise in future and near existing waste management facilities.  They avoid places with a sensitive natural or building environment, hydrology or close to existing communities.  


Para. 29 of PPS10 ‘Planning for Sustainable Waste Management’ states that “when considering planning applications for waste management facilities waste planning authorities should consider the likely impact on the local environment and on amenity.”  With this in mind it is vital to take into account the location of sensitive receptors on which the proposed development may impact upon. 


Developments such as the proposed have potential to create significant amounts of noise, dust and visual intrusion.  The applicant is proposing to construct bunds and landscaping mounds to mitigate these impacts, although in themselves these will cause a visual impact and the Council’s Environmental Health team will be able to advise whether the mitigation measures are sufficient to reduce any significant impacts the LHA will also need to assess whether the anticipated 60 HGV movements per day associated with the proposal is acceptable.  


REPRESENTATIONS


None 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application needs to be considered against the provisions of Proposal TP1 and E7 of the Revised Trafford UDP which relate to Main Industrial Areas.  These policies state that within Trafford Park, the Council will permit development for business, industry, storage and distribution (B1, B2 and B8) and similar appropriate uses.  The justification text for Proposal TP1 states that the intention of this policy is to protect the core industrial area from incursion from other often higher value land uses and to safeguard the integrity of the industrial area and further opportunities for new investment.  Similar appropriate uses are considered to be those which are of a sui generis nature having characteristics reasonably comparable with uses within Classes B1, B2 and B8 of the Use Classes Order. The proposed waste construction facility is a ‘sui generis’ use, however it would be similar and comparable to general industrial uses elsewhere within Trafford Park which are considered to be acceptable under this policy.  

2. The application must also be considered against policies in the emerging LDF Core Strategy.  Whilst the Core Strategy has not yet been adopted it is currently the subject of an Examination in Public and is therefore at a late stage in its preparation.  Its policies therefore carry some weight at this stage.  Policy W1 of the Core Strategy sets out the Council’s broad employment development proposals and states that employment development will be focused in a number of areas including Trafford Park.  The proposal would generate 6 full time jobs on site and further jobs will be indirectly created by businesses with links with the proposal and temporary jobs associated with the construction of the landscaped bunds on the site.   This temporary employment use (for maximum of a 5 year period) would therefore comply with this emerging policy.

3. Policy TR17 of the emerging Greater Manchester Joint Waste Plan identifies Trafford Park as a suitable location for enclosed facilities.  However it also states that open waste facilities are unlikely to be suitable in Trafford Park ‘due to potentially adverse impact on surrounding uses’.  The Minerals and Waste Planning Unit state that there will be sites which are more suitable than others for open facilities, depending on the nature of the surrounding uses.  The proposed use on this site would, it is considered, be beneficial in meeting sustainability and recycling targets and is well located close to potential future economic development within Trafford Park and the motorway network. In addition it is considered that the temporary use proposed is acceptable in terms of the criteria in Policy EC10 of Planning Policy Statement 4 ‘Planning for Sustainable Growth’ with regards to sustainability, accessibility, design, regeneration and employment (although some of these issues are discussed in more detail in the relevant sections below).  


4. In conclusion, it is therefore considered that the grant of a temporary planning permission for the use proposed is acceptable in principle.


IMPACT ON NEARBY PREMISES


5. Proposal WD5 – Waste Disposal and Environmental Protection of the Revised UDP states that waste sites will be assessed against their effects on environmentally sensitive property, in terms of their amenity, noise, smell, dust, vibration and other nuisances.  To the south of the application site on the opposite side of Village Way is the listed Trafford Park Hotel, a residential vicarage and several office buildings.  Adjoining the site on all other sides are a mix of general industrial and storage and distribution type uses.  The application is accompanied by a Noise and Vibration report and Air Quality report which recommend mitigation measures to ensure that the use proposed does not exceed appropriate limits in respect of these matters.  The issues are considered in further detail below:

Noise and Vibration


6. The applicant’s Noise and Vibration Statement (prepared by Hepworth Acoustics consultants dated December 2009) states that the main item of plant on the site will be a Norberg LT105 tracked crusher unit. However, there will also be lorry movements and a mixture of quasi stationary plant and machinery.  The applicant states that the operations will take place in the daytime on Monday to Saturdays only and that there will be no noise from the site in the evenings or on Sundays.  With the proposed noise mitigation measures (noise bunds and acoustic fence) the statement concludes that noise levels from the recycling site is considered to be relatively modest in the context of this high ambient noise climate.  They also conclude that noise from the proposed recycling operations would not give rise to any unacceptable noise impact on the amenity of the occupiers of nearby commercial premises.  The Council’s Pollution Department have requested, by condition, amendments to the applicants Noise Management Plan and subject to this matter being covered by conditions, it is considered that the mitigation measures proposed will minimise noise from the operations at noise sensitive locations.  

Air Quality


7. The Council’s Pollution Department have confirmed that the dust mitigation measures identified in the supporting information (Report Smith Grant Environmental Consultancy LLP ref. R1410-R01) are acceptable and should be implemented at all times during the operation of the site.  Therefore, should there be any air quality problems associated with the development in future, it is considered that these could be controlled by planning conditions and other environmental legislation.  

Impact on Grade 2 Listed Trafford Park Hotel


8. The applicant has submitted a Heritage Statement with the application which considers the impact of the proposed use and associated structures on the listed Trafford Park Hotel.  This Grade II listed building dates from 1902 and comprises a three storey hotel with a public house on the ground floor.  The building has been constructed in red brick with terracotta dressings in a mixed renaissance style and is situated on the opposite side of Village Way to the south.  The hotel is an imposing building which occupies a relatively prominent position on Village Way.  


9. The applicant states that the southern half of the site, the area closest to the listed building will be used for vehicle parking (6 spaces) and HGV movements only.  All material storage and noise operations would be contained in the northern half of the site, well away from this building (approximately 100m away).  Landscaped bunds and fencing will further screen these elements from the surrounding development.  It should be noted that if the proposal does not come forward, the site could still be developed for industrial and/or storage type uses.  It is considered that due to the layout and mitigation measures proposed and the general site context, the proposal would not unduly impact on the setting of this listed building.  

10. It is therefore considered that the proposal would be acceptable in this respect subject to the conditions listed below.  The Council’s Public Protection Department have not raised any objections to the proposed temporary use subject to conditions and it is therefore considered that the application proposals are acceptable in this respect.  

VISUAL AMENITY


11. In addition to noise, vibration and air quality issues, it is important to consider the impact on the character and appearance of the area.  Proposal D1 of the Revised Trafford UDP states that development should be compatible with the character of the area and should not adversely affect the streetscene whilst Proposal D4 states that the Council will have regard to external plant and storage areas, the impact of industrial fencing and the need for screening and landscaping.  Along the boundaries of the site, the applicant intends to retain the existing brick wall and palisade fencing, with the exception of a section of palisade and timber post fence at the north east corner of the site which will be replaced with 2.2m high palisade fencing.  Whilst galvanised palisade fencing would normally not be considered acceptable in this location, as this fence type matches the existing boundary fence along the east boundary to which it would link to, it is considered to be acceptable in this instance.  The applicant also proposes mobile floodlighting columns within the site (mostly at the northern part of the site) and fixed lighting on the weighbridge and office block building.  These mobile lighting columns would measure only 4m in height and would only be used when the site in operating in the dark (i.e. in the winter months).  The proposed mobile and fixed lighting columns would be situated well within the site and are therefore considered to be acceptable.  

12. The application proposes the open storage of large amounts of construction aggregates in three separate stockpiles.  The proposed use would be inherently unsightly, however the stockpiles (measuring 3.5m in height) and associated machinery would be screened from passing traffic on Village Way to the south by the existing 2.5m high brick wall; a 2m high landscaped mound (with trees planted on top); and a 5m high grassed mound with a 2m high acoustic fence above within the centre of the site.   The stockpiles and crushing operations would be situated approximately 65m away from Village Way.  At this distance and with the intervening boundary treatment and landscaped mounds the stockpiles, would not be visible.  

13. In comparison, the proposed operations would be situated closer to the north, east and west boundaries of the site.  It would be screened by the existing industrial building along the north boundary but views of the proposed operation would be open from the east and west.  To the east, from Third Avenue, a 4m high grassed mound with a 2m high acoustic fence on top would screen the stockpiles along part of this boundary. However, there would be open views in part between this bund and the site office.  The stockpiles of aggregates and associated crushing machinery proposed will be unsightly.  Nevertheless, the operations are located over 20m away from the east boundary in an area which is characterised by a mix of heavy industrial uses, including several MOT workshops.   The proposal therefore is considered to be acceptable in this respect.  To the west, the site adjoins the existing CHEP operations.  This adjoining use comprises a large pallet manufacturing building with offices fronting the site.  The proposed stockpiles are again located well away from the common boundary with this site (30m away) and a 4m high grass mound with 2m acoustic fence on top is proposed between the stockpiles and this boundary.  With the proposed mounds and fencing, the operations and associated stockpiles will not be visible from the adjoining CHEP operations.  It is also worth noting that the site has a long history of similar industrial storage uses.  In particular, the southern half of the site has previously been used for the baling of waste ferrous metals.  The proposed use would not be dissimilar in terms of its visual appearance than these previous uses. 


14. With the proposed mounds, planting and acoustic fencing along the east, west and south sides of the proposed operation, the unsightly stockpiles and machinery would only be visible from limited vantage points.  The mounds themselves would represent relatively large structures and would appear out of context in this industrial area; however the applicant intends to grass these to soften their appearance and the existing brick boundary wall along the southern boundary of the site will screen these elements from passing traffic on Village Way, which is one of the main arterial routes through Trafford Park.  Given the temporary nature of the use proposed (5 years), the proposal is considered to be acceptable in this respect.

TRAFFIC, CAR PARKING AND ACCESS

15. The site is expected to attract approximately 30 HGV deliveries a day (60 total vehicle movements).  The applicant has submitted a Transport Statement which states that these movements would take place throughout the daytime and would not occur during the peak hours.  6 vehicle car parking spaces are proposed for 6 staff working on site and a circular one way vehicle access road is proposed.  The LHA has assessed the proposals and state that they have no objection subject to the provision of suitable cycle parking on site.  A condition is recommended in this respect. 

FLOOD RISK


16. The Environment Agency (EA) has confirmed that the submitted Flood Risk Statement is acceptable.  In summary the site is protected by the existing defences within the Manchester Ship Canal and the development proposed is considered to be a ‘less vulnerable’ use.  However, they do not comment on the sequential test and state that this is a matter for the Local Planning Authority to be satisfied that there are no alternative sites within the Trafford Park Core Area which are available at lower risk of flooding.    

17. The applicant states that to carry out a sequential test would inevitably identify suitable alternative sites within Trafford Park.  Having discussed this matter with the EA, it is considered that because of the nature of the use proposed, (low vulnerability) and wider sustainability reasons that outweigh flood risk (the development of a previously developed vacant site within the heart of Trafford Park) and the fact that this development would not increase flood risk elsewhere, the proposal is considered to be acceptable in this respect.  

CONCLUSION

18. In conclusion, it is considered that the grant of a temporary planning permission for a 5 year period would be beneficial in meeting sustainability and recycling targets and is well located close to potential future economic development within Trafford Park and the motorway network.  It is considered to comply with the impact tests in PPS4, Policy TR17 of the emerging Greater Manchester Joint Waste Plan, and Policies of the Revised Trafford UDP and emerging Core Strategy. The proposed landscaped mounds, boundary treatment and planting will help to screen the materials being stored on site and associated machinery whilst transport, noise and air quality are considered to be acceptable subject to the conditions recommended below.  Finally it is considered that the proposal would not materially detract from the setting of the nearby listed Trafford Park Hotel.  

RECOMMENDATION: GRANT subject to the following conditions:


1. Temporary use expiring on 13 October 2016 (5 year period)


2. Restriction of hours 


3. Landscaping condition

4. Colour of acoustic fences 

5. Submission of Noise Mitigation Plan for agreement with LPA and implementation thereafter


6. The dust mitigation measures identified in the supporting information (Report Smith Grant Environmental Consultancy LLP ref. R1410-R01) should be implemented at all times during operation of the site  


7. Surface water drainage scheme

8. Cycle parking

9. Wheel washing facilities


10. Mounds of material not to exceed 3.5m in height
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SITE


The application site contains a detached stable building lying to the south of the rear garden boundary of No. 18, Haslemere Avenue. No. 18, Haslemere Avenue is a detached house fronting Haslemere Avenue with a large rear garden that slopes down away from the house to the southwestern boundary. The existing driveway and parking area at No. 18 is accessed directly from Haslemere Avenue and accommodates four cars. No. 18, Haslemere Avenue and the associated curtilage are included within the red edged application site. 


The stable building is of rendered concrete blockwork construction with a roof covering of steel trapezoidal steel sheeting and is currently used for stabling and storage. The stable building backs onto a tree covered embankment across which the rear garden boundaries of No’s 18 and 20, Haslemere Road run. There is an existing rectangular area of hardstanding immediately to the front of the stable building and a fenced dressage arena to the east. There is currently a timber stable building to the southwest of the main stable.  There are fields to the south, west and east of the stable building. The land levels continue to fall to the south down to the M56.


The stable building and associated hardstanding lies within the Green Belt and is also within a Wildlife Corridor and an Area of Landscape Protection. However the existing dwelling at No. 18, Haslemere Avenue and the associated garden are not covered by these allocations. 

PROPOSAL


Permission is sought for the change of use and conversion of the existing stable building to form a single detached dwelling. 


The Design and Access Statement accompanying the application indicates that the proposal would provide an independent dwelling for the property owner’s daughter so she can maintain a close presence to her parents. The existing stabling and storage requirement would be met by the other existing smaller stable building on the site which provides stabling for two horses. 


The conversion of the building would include a single storey extension across the front (southern) elevation of the building 1.5 metres x 22.3 metres and alterations to the external appearance of the building including the installation of one window in the eastern end elevation and a window and a door in the western end elevation. The curtilage of the proposed dwelling would include the existing rectangular area of hardstanding to the front of the stable building. The proposal does not involve the provision of any additional driveway or parking areas.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document.


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


RDF4 – Green Belts


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Green Belt


Area of Landscape Protection


Wildlife Corridors


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV4 – Trees, Hedgerows and Woodlands


ENV10 – Wildlife Corridors


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting


ENV17 – Areas of Landscape Protection


H1 – Land Release for Development


H4 – Housing Development


OSR9 – Open Space in New Housing Development


C4 – Green Belt


C5 – Development in the Green Belt


C6 – Building Conversions in the Green Belt


C7 – Extensions to buildings in the Green Belt


D1 – All New Development  


D2 – Vehicle Parking


D3 – Residential Development


RELEVANT PLANNING HISTORY

H/15410 – Retention of stable block and exercise area and continued use of land for the grazing of horses – Approved 1981 


CONSULTATIONS


LHA – The proposals are for a two bedroom dwellinghouse, therefore to meet the Councils car parking standards the provision of two car parking spaces is required. The layout and number of parking spaces proposed is acceptable only on the basis that the accommodation is occupied in connection with the main house (No. 18, Haslemere Avenue) and not as an independent dwelling. On this basis there are no objections on highways grounds to the proposals.


Drainage – Recommend standard drainage informatives R2 and R17


GMEU – The application site lies adjacent to a Grade B Site of Biological Importance (SBI): Rossmill.  The site has been selected for its woodland habitat, some of which has been identified as Ancient.


As the application is for the conversion of an existing building, there should not be an impact on the SBI, provided that no materials or works take place in the SBI.  We would therefore recommend that a condition be attached to any permission, if granted, that prior to the commencement of any works on site a fence should be erected along the boundary between the application area and the SBI.  This fence should be located so that no damage to trees roots is caused and then be maintained in perpetuity.


NATS – No safeguarding objections


Manchester Airport – No safeguarding objections 


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Green Belt

1. 
National planning guidance in PPG2: Green Belts states that, with suitable safeguards, the re-use of existing buildings in the Green Belt should not prejudice the openness of Green Belts since the buildings are already there. It advises that the re-use of buildings is not inappropriate development providing:


(a) it does not have materially greater impact than the present use on the openness of the Green Belt or the purposes of including land in it;


(b) strict control is exercised over any extension and any associated uses of land surrounding the building;



(c) the building is of permanent and substantial construction and capable of 
conversion without major or complete reconstruction;



(d) the form, bulk and general design of the building is in keeping with its 
surroundings.


2. 
Proposal C6 of the Revised Trafford UDP reflects this advice and states that the change of use of buildings in the Green Belt will normally be permitted subject to these criteria. Proposal C7 states that rebuilding or extending buildings in a manner or to an extent which significantly affects their character or increases their impact on the Green Belt or Protected Open Land will not normally be permitted. ENV17 sets out the criteria against which the suitability of proposals within 
Areas of Landscape Protection will be assessed which includes the appropriateness of design and construction materials and the impact on landscape quality. Proposals D1 and D3 would also be of relevance and require new development to have acceptable impact on the character of the surrounding area.


3. 
Paragraph 107 of the draft NPPF states that "the Government's key housing objective is to 
increase significantly the delivery of new homes." Paragraph 144 states that appropriate forms of development in the Green Belt include "the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building." 

4. 
Having regard to the above, the principle of conversion of the stable to residential use is considered acceptable, subject to the alterations/extensions necessary to convert the building being sympathetic to its character and the impact of the proposed domestic curtilage on the openness of the Green Belt, particularly in terms of its size and associated structures, being acceptable. 


IMPACT ON GREEN BELT


5. Guidance at paragraph 3.8 of PPG2 and Proposal C6 of the Revised UDP state that the form, bulk and general design of the building should be in keeping with the surroundings and respect both local building styles and materials and the form and detailing of the existing building. Proposal C7 states rebuilding or extending buildings in a manner or to an extent which significantly affects their character or increases their impact on the Green Belt will normally not be permitted. In this case, the existing building is a simple former stable building. It appears to have been built in the early 1980s and is of rendered concrete blockwork construction with a roof covering of trapezoidal steel sheeting. The building has a relatively simple functional design with stable doors in the south elevation and an associated area of hardstanding immediately to the front. 


6. The proposed conversion seeks to retain the existing blockwork structure, with the existing external walls to be lined and the replacement of the steel roof with sedum plant rolls and waterproof membrane. The proposed extension to the front of the building would measure 1.5 metres x 22.3 metres externally and is single storey with a maximum height of 3.4 metres. The addition of this relatively long but narrow extension would allow a corridor at the front of the building that allows access and light into all of the rooms within the proposed dwelling. 

7. The proposed extension represents a floor area increase of 33% above the existing building. Although not directly applicable in this instance, in terms of Green Belt policy for house extensions, as set out in the Adopted SPG for House Extensions, a 30% increase in floor area is considered a limited extension that would not be a disproportionate addition over and above the size of the original building. Although slightly above the figure set out in the House Extensions SPG it is considered that the proposed extension would not be a disproportionate addition and would not significantly affect the character of the building nor increase its impact on the Green Belt or Area of Landscape Protection. In addition, given the proposed elevational treatment of the front elevation it is considered that when viewed from the main vantage points within the Green Belt to the south any change to the visual perception of the building would be minor. It is also considered that the proposed replacement roof of sedum plant rolls would be beneficial to the rural setting compared to the existing steel roofing materials. The vast majority of the proposed windows and doors would all be installed in locations the same or very similar to the existing openings, at the front of the building. The proposed doors and full height windows would have associated timber stable door type shutter to reflect the rural character of the former stables building.

8. The proposed residential curtilage is defined on drawing ref. P404-002 Rev A and is considered to be appropriate in scale.  The existing hardstanding and a small area immediately to the rear, between the building and the tree covered embankment would be included in the curtilage of the 2 bedroom property, which would not have any associated driveway or parking hardstanding as the parking for the dwelling will be on the existing driveway of No. 18, Haslemere Avenue which is not within the Green Belt. It is considered that the proposed residential curtilage of the proposed property is proportionate and reasonable for the size of the dwelling (which would in any event be ancillary to No. 18) and as the existing hardstanding would be utilised it would not significantly impact on the openness of the Green Belt or on the landscape quality of the area. Therefore subject to various conditions set out below to ensure compliance with the relevant policies it is considered that the proposal in compliant with the draft NPPF, PPG2 and Proposals ENV17, C6 and C7 of the Revised Trafford Unitary Development Plan. 

9. It is recommended that any permission is subject to a condition removing all householder permitted development rights from the converted stable building for extensions and alterations to the building, the erection of outbuildings and hard surfaces and boundary treatments in order to ensure such further development does not harm the openness of the Green Belt. In addition, it is also recommended that a condition is attached identifying the curtilage of the new dwelling and also tying the occupation of the dwelling to the occupation of No. 18, Haslemere Avenue so that it is ancillary to that property. This will prevent any need in the future to provide a separate access and car parking areas in association with the new dwelling which would be considered inappropriate development in the Green Belt. For this reason it is also recommended that a condition is attached removing permitted development rights for the creation of new accesses or hardstanding at No. 18, Haslemere Avenue to prevent future drive accesses being created to serve the converted stable building. As the capability of the existing building to be converted without major or complete reconstruction is also a stipulation of the Green Belt policy a schedule of demolition condition is also recommended.


IMPACT ON RESIDENTIAL AMENITY


10. The only other residential properties in the immediate vicinity are No’s 18 and 20, Haslemere Avenue. The application building backs onto the rear garden boundary of both No’s 18 and 20. These properties both have large gardens. The applicant lives at No. 18 and the main house would be in excess of 60 metres away from the rear of the stable building. The property at No. 20 would be offset in relation to the proposed dwelling and would be approximately 65 metres away from the rear of the proposed dwelling.  There is also a tree covered embankment to the rear of the stable building which effectively screens the stable building from these properties. As this tree covered embankment is largely within the gardens of No’s 18 and 20, Haslemere Avenue, it is not proposed to be altered as part of this application. 


11. It is therefore considered that the visual impact of the proposal on the adjacent properties would be very limited and the only extension to the building would be on the southern side, away from the boundary with No’s 18 and 20, Haslemere Avenue. Additionally no windows or doors are proposed in the rear (northern) elevation. As a result of the distances involved, land level changes, screening and the orientation of the proposed dwelling it is not considered that there would be a detrimental impact on the residential amenity of occupiers of the nearest residential properties to the North.   


ACCESS AND PARKING


12. The existing stables are used by the occupiers of No. 18, Haslemere Avenue and consequently access to them is taken through the curtilage of that property on foot. There is no dedicated drive access or parking hardstanding for the stables. It is not proposed to alter this arrangement as the proposed dwelling would be occupied in conjunction with the main property at No. 18, Haslemere Avenue.   


13. The total car parking provision for No. 18, Haslemere Avenue and the proposed new dwelling would be four spaces.  This level of provision is in accordance with the Council’s car parking standards and consequently the LHA have raised no objection to the proposals provided that a condition is attached to prevent the new dwelling being occupied independently. 


ECOLOGY


14. The application site is located within a Wildlife Corridor. The Greater Manchester Ecology Unit (GMEU) confirmed at validation stage that the stable building appears to have very limited potential for use by bats and that a bat survey would not be necessary for the proposal.  


15. The application site lies adjacent to a Grade B Site of Biological Importance (SBI): Rossmill (to the west of the application site).  The site has been selected for its woodland habitat, some of which has been identified as Ancient. The GMEU have commented that as the application is for the conversion of an existing building, there should not be an impact on the SBI, provided that no materials or works take place in the SBI.  They therefore recommend that a condition be attached to any permission, if granted, that prior to the commencement of any works on site a fence should be erected along the boundary between the application area and the SBI.  This fence should be located so that no damage to trees roots is caused and then be maintained in perpetuity.


RECOMMENDATION     GRANT subject to the following conditions:-

1. Standard 3 year time limit


2. List of Approved Plans


3. Materials (to be submitted)

4. Landscaping (to include sedum roof)


5. Tree Protection 


6. Removal of permitted development rights from converted stable building


7. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no vehicle standing space or means of access or areas of hard surfacing shall be constructed within or to the curtilage of the dwelling known as No. 18, Haslemere Avenue, Hale Barns, unless planning permission for such development has been granted by the Local Planning Authority.


8. The living accommodation hereby permitted shall not be occupied at any time other than for purposes ancillary to the use as a single dwellinghouse of the dwelling known as No. 18, Haslemere Avenue, Hale Barns


9. The residential curtilage for the proposed dwelling shall not extend beyond the red line marked on the site plan ref. P404 - 002 Rev A.


10. Before any works of conversion commence to the stable building, details of the following shall be submitted to the Local Planning Authority for prior written approval:


a methodology describing the process and phasing by which those parts of the building to be removed will be demolished and subsequently reconstructed and the method by which those parts of the building to remain will be supported during the process of demolition and reconstruction.  No part of the building other than indicated in such a statement shall be removed or demolished without the prior written approval of the Local Planning Authority.  The removal of any other parts of the building will be considered to be beyond the scope of this permission, and thereby unauthorised.


11. Prior to the commencement of any development details of a fence, to be erected along the western boundary of the site edged red, between the converted stable building hereby approved and the Rossmill SBI shall be submitted for the prior written approval of the Local Planning Authority. The details to be submitted shall include the location and design of the fence and the material to be used. The fence shall be erected in accordance with the approved details prior to the commencement of development and retained thereafter.


JJ
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		WARD: Davyhulme East

		77085/FULL/2011

		DEPARTURE: No





		Change of use from dwellinghouse and flat to a children's day nursery for 43 places, including the erection of a single storey rear extension, conversion of existing garage to nursery accommodation, ALTERATIONS TO VEHICULAR ACCESS and ancillary development thereto.



		50 Barton Road, Davyhulme, M41 7WA





		APPLICANT:  Mr S Blelloch





		AGENT: Damian A Curran





		RECOMMENDATION:  GRANT









SITE


The application relates to a two storey detached dwellinghouse situated on the eastern side of Barton Road.  The premises also contains a studio flat at first floor level.  Residential dwellings bound the site to the south and east.  Vacant scrubland and a sub-station bound the site to the north.  Trafford Retail Park is also situated approximately 140m away to the north of the site and Junction 10 of the M60 motorway is situated approximately 320m to the north of the site.


PROPOSAL


The application proposes a change of use of the site from a dwellinghouse and studio flat to a children’s day nursery comprising of 43 places.  The day nursery is proposed to open Mondays to Fridays from 07:30 to 18:00.


The application also proposes the erection of a single storey extension to the rear elevation and the conversion of the existing garage into nursery accommodation.  The existing external porch is also proposed to be enclosed to form accommodation associated with the nursery.  Windows are proposed to the front, side and rear elevations.  


Car parking to serve the nursery is proposed to the front and northern side of the site and an outside play area for the children is proposed to the rear of the site.  The applicant has confirmed that the proposed nursery would operate a strictly controlled time monitored rota allowing for a maximum of 10 children accessing the play area to the rear of the site at any one time.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Use of Existing Resources and Infrastructure


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region

PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D7 – Use of a Residential Property for Business Use


D8 – Day Nurseries and Playgroups


RELEVANT PLANNING HISTORY

H00048 - Two bedroom extension and wc over garage – Approved with conditions 04/06/1974.


H03238 - Extension to form bedroom, toilet and bathroom – Approved with conditions 10/06/1976.


H13555 - Renewal of permission for retention of extension forming bedroom, toilet and bathroom – Refused 04/12/1980, Appeal upheld 04/08/1981.


H44591 - Erection of pitched roofs over existing flat roofed extensions including alterations to the main roof – Approved with conditions 16/09/1997.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement which states the following: - 


· The site is located at the end of a residential area and on the fringe of ‘Trafford Retail Park’.


· There are no parking restrictions to the front of the property.


· There is an identified need for pre-school child care and the site is conveniently sited close to the main conurbations with easy access to the M60 motorway and Trafford Centre complex.


· The nursery will be professionally managed and staffed by nine qualified full time staff and will offer employment to four part time employees.


· The children will be involved in focused outdoor activity that will involved listening and learning play that will also minimise the noise levels.


· The ‘pickup’ and ‘drop off’ vehicular traffic is positioned on a boundary that is not shared by another residence.


· There shall be a new manoeuvring area created to permit vehicles to turn within the site and allow for vehicles to egress from the site in a forward gear.


· The proposal will include the demolition of a dilapidated rear conservatory.


· The various proposals shall be colour co-ordinated both externally and internally that shall allow for a more uniformed, modern and readily recognisable nursery design to the building.


· The proposals will enhance the visual appearance to the existing building.


CONSULTATIONS


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


Pollution & Licensing – No objections, conditions are recommended relating the hours of use and the maximum number of children at the premises.  Further comments made are discussed within the Observations section of the report.

Drainage – No objections.


REPRESENTATIONS


Seven letters of objection have been received from neighbouring residents, including one letter from a Planning Consultants on behalf of local residents.  They raise the following concerns: - 


· It is an inappropriate place to have a nursery on the grounds of safety.  The road becomes narrow at this point.  There are many tankers stopping at this spot to turn right onto Rivers Lane all day long.


· The site is next to a bus stop, it will cause even more congestion, particularly at peak times.


· The property does not have sufficient space to ensure that parking would be available in a safe way.  There is not enough room for vehicles to move safely around the site, resulting in parents parking on neighbouring roads, or having to reverse in and out of the property which could produce safety problems.


· The access is not wide enough to accommodate two vehicles and as such the development will lead to cars waiting on the highway.


· It is an extremely busy road and if cars are parked on the roadside it may produce health and safety problems for the nursery and residents of the properties in the vicinity.


· There have been three accidents on Barton Road in July already.


· The road forms the most direct route to and from Urmston Police Station and Trafford General Hospital.  In the event of any accident on the M60 this route is used by all Emergency Services.


· Concern that the parents, visitors and event staff will use their road for over flow parking.


· The proposal would generate more traffic noise and pedestrian noise which would produce additional disturbance to the residents of neighbouring homes.


· The daily use of the access, which is made up of loose gravel, would result in considerable level of noise disturbance through construction vehicles and every day activity.


· The proposed garden / play area is directly next to the boundary with No.48.  This will be detrimental to the amenity of the adjacent residents as a result of noise disturbance, over looking and loss of privacy.


· The application states that there is a need for childcare in this area.  They disagree, there are 15 nurseries in Urmston, most of then are only 70% full.


· The applicant has failed to complete the application form with sufficient diligence and the answers to some questions are incomplete.


· The applicant has failed to provide a submission on the matter of need and should provide a detailed highway statement, an arboricultural impact assessment and an ecological survey report as trees and vegetation will be lost.


· The proposal is contrary to Government Advice in that it constitutes an unacceptable level of overdevelopment of the site which would result in a cramped form of development which would detrimentally affect the amenity of neighbouring properties.


· The proposals will be detrimental to the woodland setting given the level of existing mature trees on the site which will be affected by the proposed development.


· The proposal will be detrimental to the character and appearance of the street scene as a result of the considerable level of hard standing proposed.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site is unallocated within the Council’s Revised UDP.  There are no policies or proposals within the Revised UDP which presume against this type of development.  It is also recognised that the proposal would enable a new business to start in the area, which is in accordance with the fundamental principle of the draft NPPF which is a presumption in favour of sustainable development with significant weight placed on the need to support economic growth.  The key areas for consideration are therefore the impact of the proposal on residential amenity, highway safety and the impact on the character of the surrounding area.  


RESIDENTIAL AMENITY


2. The proposed single storey extension would replace an existing single storey rear conservatory to the property.  The proposed extension would be situated inline with an existing single storey side and rear extension at the property and thus would not be visible to the occupants of the adjacent property No.48.  The proposed extension would also not project closer to the rear boundary than the existing property and a minimum distance of 9m would remain between the proposed extension and the rear boundary.  A 1.83m high fence is also proposed along the rear boundary which would partially screen views of the extension from neighbouring rear properties.  It is therefore considered that the proposed single storey rear extension would not have an overbearing impact or result in a loss of light or privacy to neighbouring residents.


3. An existing external porch to the front/side of the property, currently providing access to the first floor flat, is proposed to be enclosed to provide additional nursery accommodation at ground floor level.  This extension would be situated within the existing footprint of the property and thus would not be visible from the adjacent property No.48 or neighbouring rear properties.  As the extension would not project forward of the existing building it would also not unduly impact on neighbouring properties situated on the opposite side of Barton Road.


4. The application further proposes the replacement of a ground floor and first floor window to the south side elevation and a first floor window to the north side elevation and first floor window to the rear elevation with smaller windows.  The applicant has indicated that the windows to the south elevation, which would both serve toilets, would be obscure glazed.  An obscure glazing condition is recommended to ensure that these windows are installed and retained in obscure glazing to ensure that privacy is retained to the occupants of No.48.


5. The proposed children’s day nursery would only be open to the public on Mondays to Fridays, between the hours of 07:30 and 18:00.  The application also proposes the replacement of an existing waney lap fence with new 1.83m high close boarded panel fencing along the common boundaries to the rear of the site with No.48 Barton Road and No.7 Newbury Drive to minimise the risk of noise disturbance from children playing outside.  A 0.6m deep planting bed is also proposed along these sections of the site boundary and the children’s outside play area to create a buffer between the outside play area and neighbouring gardens.  Trafford Planning Guidelines for Day Nurseries and Playgroups advises that sites for children’s day nurseries should contain a large garden with over 10sq.m of outdoor play space per child to ensure that the play space is not unduly close to neighbours.  The application proposes an outdoor play area of approximately 136sq.m (excluding planting beds to side boundaries).  The applicant has confirmed that a maximum of 10 children would play outside at any one time and therefore the proposal would comply with this requirement.  It is recommended that a condition is attached restricting the number of children playing outside to 10 at any one time to ensure that the proposal does not result in undue noise and disturbance to neighbouring residents.


6. Concerns raised by neighbouring residents regarding noise generated from cars within the site are noted.  The applicant has confirmed that the hardstanding within the site would be a porous tarmac and not gravel.  The application also includes the retention of a 1.1m deep planting bed to the front of the site adjacent to the common boundary with No.48, thus ensuring that cars visiting the site would not be parked immediately adjacent to the common boundary with No.48.  It is therefore considered that the proposed children’s day nursery would not result in undue noise and disturbance to neighbouring residents.


DESIGN AND VISUAL AMENITY


7. The proposed single storey rear extension would replace an existing conservatory that is of little architectural merit.  The proposed extension would be constructed in materials to match the existing property.  The extension would have a lean-to roof and although this would not tie into the hipped roof of the existing single storey extension, as the extension would be situated to the rear it would not be visible from street scene.  A 1.8m high fence and a mature tree within the neighbours curtilage would also partially screen views of the extension from neighbouring rear properties.  The design of the proposed extension is therefore considered acceptable in relation to the host property and would not detract from the character of the surrounding area.


8. The proposed infilling of the existing external porch would also include the removal of the existing garage door to the front elevation and the insertion of a bay window to match the existing ground floor bay window to the front elevation.  An existing car port to the north side elevation is also proposed to be removed.   The application further proposes the replacement of a ground floor and first floor window to the south side elevation and a first floor window to the north side elevation and first floor window to the rear elevation with smaller windows.  The design of the proposed windows and other external alterations detailed are considered to be in keeping with the existing property.  It is also considered that the infilling of the external porch and the removal of the existing car port would enhance the appearance of the existing property and thus have a positive contribution to the existing street scene and the character of the surrounding area.


9. Concerns raised by neighbouring residents in relation to the level of hardstanding proposed are noted.  However, it is recognised that the front of the site is currently all hardstanding in the form of gravel and therefore the only additional hardstanding would be to the northern side of the property.  The applicant has also submitted amended plans, revising the car parking layout, which in turn has also reduced the level of hardstanding proposed to the rear of the site.  Whilst the site is situated within a residential area, the surrounding area is not predominantly characterised by large areas of open green spaces; the property is the last dwellinghouse fronting the eastern side of Barton Road for approximately 128m before approaching Trafford Retail Park and is close to Junction 10 of the M60 motorway.  It is therefore considered that the level of hardstanding proposed would not adversely impact on the existing street scene or appear out of character with the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


10. To comply with the Council’s car parking standards, the provision of eight car parking spaces is required within the site.  The application proposes nine car parking spaces.  The application also proposes to relocate and widen the vehicular entrance along the front boundary of the site, thus enabling cars to pass at the access / egress and thus lowering the risk of cars waiting on the highway to access the site.  It is therefore considered that adequate and safe off road car parking would be provided within the site to serve the proposed day nursery.


11. Concerns raised by neighbouring residents in relation to a day nursery being located on a busy road are noted.  However, it is considered that the proposed use would not generate a significant level of traffic that would result in additional congestion on the road.  The applicant has also demonstrated that adequate off road car parking would be provided within the site and cars can safely manoeuvre in and out of the site.  The proposal is therefore considered acceptable on highways grounds.


ECOLOGICAL


12. The application proposes the removal of one conifer tree to the front of the site and a grassed area with low level shrubbery to the north of the site to create a car parking area.  The concerns raised by neighbouring residents regarding this are noted, however, none of the trees within the site are protected and the site is not designated as area of landscape protection, protected open space, linear land or as a wildlife corridor within the Revised UDP.  The application does propose the creation of planting beds between the outside play space and neighbouring residential boundaries.  It is therefore considered that the application could not be refused on these grounds.


CONCLUSION


13. The change of use of the site to a children’s day nursery accommodating up to 43 children is considered acceptable.  Through the implementation of appropriate landscaping, fencing and hardstanding the proposed use would not have a detrimental impact on residential amenity or highway safety.  The level of car parking proposed to serve the children’s day nursery is also considered to be acceptable.  The proposed extensions and external alterations are also considered to be acceptable and would not have a detrimental impact on residential amenity of the character of the surrounding area. The development is thus considered to comply with all the relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and approval is therefore recommended. 

RECOMMENDATION: GRANT, subject to the following conditions:


11. Standard 3 year time limit


12. List of approved plans including amended plans


13. Materials


14. The premises to which this relates shall be used as a children’s day nursery for a maximum of 43 children and for no other purpose (including any other purpose within Class D1 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification).

15. The use hereby permitted shall not take place outside the hours of 07:30 to 18:00 on Mondays to Fridays and shall not operate on Saturdays or Sundays.


16. The play of children outside the property shall be limited to a maximum of 10 children at any one time.

17. Landscaping

18. Creation and retention of car parking and manoeuvring areas.

19. Obscure glazing – South Elevation

20. Notwithstanding the submitted plans, details of boundary treatment shall be submitted and agreed in writing.

21. Details of hardstanding / porous materials to be submitted and agreed in writing.

22. Cycle Parking

VW






		WARD: Village

		77204/FULL/2011

		DEPARTURE: No





		Erection of single storey front/side extension to form additional changing room facilities and physio and gym area. Erection of guardrail above to form balcony area. 



		Altrincham Kersal Rugby Football Club, Stelfox Avenue, Timperley, WA15 6UL





		APPLICANT:  Altrincham Kersal Rugby Football Club





		AGENT: Tsiantar Architects





		RECOMMENDATION:  GRANT









SITE


The application site includes a part two storey/single storey detached building used by Altrincham Kersal Rugby Football Club (RFC) as their club house and changing rooms.  The playing pitches are located to the north side of the club house with carparking areas located to the east and west sides of the club house.  Vehicular access to the site is from Stelfox Avenue to the south-west side of the site, public/pedestrian access is permitted across the playing fields.  The club house and the playing fields are leased to the rugby club by the Council.


The surrounding area is predominantly residential, with the nearest dwellings located on Stelfox Avenue to the west side of the site and Kersal Drive and Kelvindale Drive to the south side.


The application site is allocated within the Trafford UDP as Protected Open Linear Land, within a River Valley Floodplain and within a Wildlife Corridor.  Part of the playing fields come within Flood Risk Zone 2 and 3 as designated by the Environment Agency.

PROPOSAL


The application proposal relates to the erection of a single storey extension to form additional changing room facilities and physio/gym area.  The extension would be located on the north facing elevation of the existing building.  The extension would project out 9.3m flush with the side (west) elevation and will measure 16.8m in width and will include a flat roof matching the section of the building that it will be attached to.  The proposed works will also include increasing the external balcony area at first floor which involves erection of a guard rail to part of the flat roof area above the new extension.


Internal works along with the extension will result in the formation of six changing rooms each with dedicated shower and toilet facilities.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


MCR3 – Southern Part of the Manchester City Region

PROPOSALS MAP NOTATION


Protected Linear Open Land


River Valley Floodplain


Wildlife Corridor

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


OSR6 – Protected Linear Open Land


ENV10 – Wildlife Corridors


ENV13 – River Valley Floodplains


RELEVANT PLANNING HISTORY

H/50562 – Erection of single storey extensions to provide new changing rooms – Approved 5th January 2001


H/67193 – Erection of container for storage of sports equipment – Approved 20th July 2007.

APPLICANTS SUBMISSION

The applicant has submitted a Design and Access Statement as part of the planning application submission, main points include:-


· Club buildings first erected 1968


· The club has recently been promoted to the National Leagues and needs to provide individual toilets and showering facilities rather than communal showers.


· The context of the proposal considers the neighbouring premises, is consistent in design approach, use, density, scale and massing.


· The proposed extension to create better facilities for the club is intended to deal with the current numbers of players.  There will not be any increase in numbers of players or spectators as a result of this development


· The current parking facilities will not be affected by the development.


· The proposals as part of the whole development are in keeping with the original design and typical of what you would expect from an expanding club house.


The applicant has also completed the Environment Agency online matrix for minor extensions in Flood Zones 2 and 3.  The applicant has indicated that ‘Floor levels within the proposed development will be set no lower than existing levels AND, flood proofing of the proposed development has been incorporated where appropriate.’


CONSULTATIONS


Local Highway Authority (LHA) – No objections


Environment Strategy (Drainage) – Request standard drainage informatives are attached to any grant of planning approval.

REPRESENTATIONS

Neighbours


Eleven letters of objection have been received from local residents (four from the same two addresses) with regards the proposed works, the main points raised are summarised below:-


· Proposed flat roof not an adequate design approach in 2011 – The club had previously indicated to residents that it would be a pitched roof


· New balcony area will increase noise from patrons using the bar and result in overlooking to nearby residential properties.


· Health and safety issues regarding the flat roof area


· Inadequate car-parking facilities within the site (including for club coaches which cannot access the site) resulting in on-street parking to nearby residential streets.


· Existing parking not marked out


· Lack of security on the site


· Proposal will result in a 50% increase in players/spectators, parking/vehicle movements.


· Proposal will result in loss of a Sycamore Tree which was not declared in the application.


· Averse affect on the value of nearby residential properties


· Trees will be obscured by the proposed extension


· Club is left unattended for many hours/days and rubbish is allowed to accumulate


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is allocated within the UDP as Protected Linear Open Land, River Valley Floodplains and Wildlife Corridor.  Policy OSR6 in relation to Protected Linear Open Land states that such land will be safe guarded as mainly undeveloped areas of open land in public and private ownership.  The major functions of these areas will be to provide for:-


· The retention and creation of linear greenways of visual and access links between public/private open spaces and linking urban areas and the nearby countryside.


· The retention and creation of links and islands of undeveloped land along the relevant corridors.


2. Built  development on an appropriate (normally small) scale may be acceptable if it contributes towards these aims and does not compromise the functions described above.  The proposal will involve the erection of a new single storey extension to the existing built fabric of the clubhouse.  The land upon which it will be constructed is predominantly hardsurfaced (tarmac) and a smaller section will encroach into the green fringe but not beyond the main pitch bollards surrounding the pitch, it should be noted that this area currently contains a row of low level bollards to prevent cars parking.  In terms of the requirements of Policy OSR6 it is considered that the proposed works do not compromise the existing linear area of green space by concentrating the new development within the environs of the existing club house.


RESIDENTIAL AMENITY


3. The extension will be located on the north elevation of the building and will extend towards the playing fields to the north side of the clubhouse.  The nearest residential dwellings to the new extension are 11 – 17 Stelfox Avenue with a distance of between 30m-35m retained.  The boundary treatment along the west side of the site with Stelfox Avenue consists of a row of medium sized trees (approx 7-8m in height) within the application site.  A belt of mature trees are positioned extending into the site along the edge of the hardsurfaced area to the north-west side of the building.  These trees offer partial screening of the clubhouse from the properties on Stelfox Avenue.


4. The current layout of the building incorporates a bar/function room to part first floor, access from this bar area can be gained to an external/balcony area which is the existing flat roof of the changing rooms with a guard rail.  This external area currently measures approximately 12sqm and is situated on the section of flat roof nearest to the boundary with Stelfox Avenue, access is via a door opening on this west facing elevation.  The proposed works will include the formation of a new external/balcony area on the roof of the gym/physio room part of the extension.  The new external balcony area will measure approximately 55msq and will be accessed from a new opening on the north facing elevation.  


5. Resident’s objections to the proposed scheme include concerns regarding overlooking and noise from the balcony.  With regards overlooking, the new balcony area will (as indicated previously in this report) be approximately 30m to the nearest residential dwelling on Stelfox Avenue.  Although no specific guidelines are in place for leisure/commercial buildings with regards privacy distances, it is perhaps relevant to refer to the Council’s Household Extension Guidance which requires a distance of 21m to be achieved between window to window distances across a street.  Although the proposal is not a householder extension it is a useful parameter in terms of assessing privacy distances.  Notwithstanding this, the boundary treatment along the west side of the site in terms of the tree coverage provides a partial screen with  the residential properties, although it is acknowledged that this is dependant on the time of the year.


6. In relation to the noise from the existing balcony area, residents have indicated late night noise especially at weekends as being a concern.  As the existing premises contains a bar/function room which is not an uncommon feature of sports clubs, there will be a conflict between this specific use of the premises and the neighbouring residential dwellings.  The current situation with regards the external balcony is that no hours of use restriction is placed on the use of this area.  The new balcony area will be sited to the north elevation of the building facing the playing pitches.  The belt of trees along the boundary with Stelfox Avenue and within the site does provide a buffer in terms of restricting noise to the residential dwellings.  However it is proposed that if the planning application is approved, that an appropriate condition be attached to restrict the hours of use of the external balcony specifically in the evenings.


7. A material consideration in determining this particular proposal is that a planning permission was granted on the 5th January 2001 (Ref:H/50562) for an almost identical scheme to that submitted as part of this particular application, the previous approval was never implemented and has now lapsed.  That application included an extension to the north side of the building (the same location as currently proposed) and had a footprint of 13.4m depth x 10.8m wide, this compares with the current scheme which has a footprint of 9.3m depth x 16.8m width.  The previous approval also included a balcony area above the extension which measured approximately 27sqm in area.


DESIGN AND APPEARANCE


8. The existing building incorporates a number of differing roof styles including, pitched, mono-pitched and flat roofs.  The proposed extension will adjoin the existing part of the building which has a flat roof and the proposal will therefore replicate this roof style.  The proposed extension is therefore not considered to be out of keeping with the host building.  Its position within the site and the boundary treatment allows only partial views into the site when viewed from the main streetscene.  The building is therefore not a prominent feature within the streetscene and would be considered as a modest low level building.  The new extension is not considered to result in any harm to the general streetscene and visual amenity of the area.


HIGHWAYS AND CARPARKING


9. Parking provision within the site is restricted to an area to the south-west side of the building (six spaces marked out) and also to the north-east side of the site this particular area has no marked out spaces.  The applicant has indicated that 65 car parking spaces are available on site, though given that the majority of the spaces are not marked out this figure may not be entirely accurate.  Nonetheless, the proposal involves improving and extending the facilities to comply with the clubs new national league status and the minimum requirements that they must now provide in terms of their facilities (i.e individual toilets, showers) for all the teams which includes mens, womans, mini and junior teams.  The applicant has stated within their application submission that there will not be an increase in players or spectators, and the works are therefore to improve the facilities in order to accommodate existing levels of users of the site.


10. A number of the residents objections relate to the difficulties experienced especially on match days with regards on-street parking along Stelfox Avenue, Kersal Drive, Kelvindale Drive and on some occasions on to Stockport Road.  The location of the extension on the site will not be on an area of car-parking and therefore the proposal will not affect existing car-parking provision.  On this basis the proposal is considered acceptable on Highways grounds as it is not proposing an increase in the numbers using the club or building upon existing car parking space.  It is worth noting that the bar areas within the club are not increasing but that the net increase to the building relates to the players and officials facilities in terms of changing rooms and physio room/gym.


TREES


11. The application as submitted indicated that no trees would be removed from the site, however following a visit to site it was evident that a large Sycamore tree would have to be removed to enable the erection of the new extension.  As the tree is located on a slightly raised ridge a small retaining wall would need to be introduced to retain the soil.  An appropriate planning condition would therefore be attached to any planning approval which would require a method statement to be submitted prior to works commencing on site and would identify the tree to be removed and include details of  the retaining wall to be installed.


DEVELOPER CONTRIBUTIONS


12. The Council’s SPG on Red Rose Forest contributions has no specific requirement for Leisure related development to contribute towards Red Rose Forest in terms of new tree planting or financial contribution.  As one tree is being removed it is considered appropriate to attach a landscaping condition which would allow for additional tree planting on site to be undertaken which would supplement tree coverage on site, especially along boundaries with residential properties.


RECOMMENDATION: GRANT, subject to the following conditions

1. Standard time limit


2. List of approved plans 


3. Materials to be submitted


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


5. Hours of use of external balcony – not to be used between the hours of 2100hrs – 12.00hrs.


6. Details of the extent of balcony area and railings to be submitted prior to works commencing on site.


7. Method Statement to be submitted showing details of retaining wall and tree removal


8. Landscaping – showing planting to be provided and/or retained.


CM





		WARD: Gorse Hill

		77238/FULL/2011

		DEPARTURE: No





		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



		Land to 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 vacant 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. 


PROPOSAL


The application seeks consent for the erection of 4 no. three storey office blocks with associated car parking and landscaping.  The four blocks would 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.  A single storey building is proposed at the north west corner of the site and this would provide a crèche measuring 223 sq.m.  


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


The applicant states 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.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.

DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  This together with the RSS forms the Development Plan. 



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

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


REVISED UDP PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area 


Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


E7 – Main Industrial Areas


TP1 – The Trafford Park Core Industrial Area


ENV15 – Community Forest


ENV16 – Tree Planting


ENV33 – Contaminated Land


T6 – Land Use in Relation to Transport and Movement


T9 – Private Funding of Development Related Highway and Public Transport Schemes


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled 


RELEVANT PLANNING HISTORY

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 objection.  To meet the Council’s current adopted car parking standards the provision of 670 car parking spaces would be required for the development.  However, the Council’s Core Strategy is nearing completion and this is a material consideration.  In accordance with these emerging standards, the development would require 558 car parking spaces.   The applicant states that the crèche is intended for use by employees based at the site only and therefore the only generation that will result from the crèche is staff parking.  The application proposes 591 car parking spaces (which includes 24 disabled spaces) and this is considered to be acceptable.  Amended plans submitted demonstrate that all these spaces meet the Council’s standard dimensions  


The Proposed Site Plan shows cycle parking and motorcycle parking across the site and a condition should be attached which requires these to be provided in the numbers proposed and in a secure arrangement.  It is understood that this provision is complemented by showers and locker provision within the proposed buildings.


The TRICS assessments undertaken indicate that there will be a net increase for trips on the site from a previously approved scheme from 2007 of 201 two-way vehicles in the AM Peak and 153 two-way vehicles in the PM peak.  It is accepted that the TRICS modelling undertaken related to offices that operated on a 9-5 basis.  It is understood that the proposed development is not speculative and the proposed occupants will be operating shifts and therefore this should reduce the level of trips on the network generated by this site at the AM and PM peaks.  


The application includes the provision of a turning lane on Mosley Road.  There are no objections to the proposals but all works will need to be carried out by the Council at the developer’s cost or by the developer under the Council’s supervision.  


The applicant has submitted a Travel Plan.  This should be in place for 10 years and could benefit from a more thorough section detailing incentives available to staff that travel sustainably.  


Pollution: The Kellogg’s site to the north has noisy operations on the side facing the development and the Bridgewater Canal.  Recommends therefore that the developers installs acoustic glazing into any facing facades.

Drainage: Recommend use of a Sustainable Urban Drainage system.  


Transport for Greater Manchester: Despite the conclusions in the applicant’s Transport Assessment, this site is not considered to be very accessible by public transport.  11 of the 12 bus services listed are provided at limited peak periods only between Monday and Friday and are subsidised by TfGM to provide a basic minimum service for shift workers in Trafford Park.  The varied shift patterns and lack of resources do not allow reciprocal return trips on all but two of these services.  The half hourly no. 18 service links Altrincham, Wythenshaw and Stretford to the Trafford Centre and these are available from bus stops on Barton Dock Road however these stops are beyond reasonable walking distance to the site (400m).  The pedestrian routes between the site and Trafford Park rail station are also some way beyond reasonable walking distance (800m).  People reliant on public transport may be prepared to walk from the site to these bus stops/train station, but they do not offer attractive alternatives that would encourage car users to access the site by public transport.  It is therefore important that this application is accompanied by a robust travel plan with effective measures for bringing about modal shift particularly if the targets are to be achieved.  The success of the Travel Plan will depend on the effective delivery and commitment of the occupiers and robust arrangement for the implementation and running of the travel plan.  The travel plan submitted has very little information regarding the funding of measures identified.  Should planning permission be granted it is recommended that a condition is attached which requires a further travel plan to be submitted and measures outlined to be implemented prior to the development being occupied. This could include measures such as improvements to the pedestrian environment and walking routes to public transport facilities.  

Environment Agency: No objection in principle to the proposed development but request conditions covering surface water discharge, remediation, and piling construction methods

GMEU: No objection on nature conservation grounds.  The application site is adjacent to the Bridgewater Canal, part of which is designated as a Site of Biological Importance for Trafford because it supports important aquatic plant communities. In order to protect the water quality of the Canal GMEU would recommend that any construction works follow best practice guidance for development close to water courses, particularly Pollution Prevention Guidelines no. 5 published by the Environment Agency and CIRIA Guidance document C532.

Secured by Design: Any comments received will be included in the Additional Information Report


REPRESENTATIONS


None 

APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement, Planning Statement, Crime Impact Statement, Flood Risk Assessment, Ecology Report, Transport Assessment, Travel Plan and Geotechnical Report in support of the planning application.  The main reports are summarised below:


Design and Access Statement


· The buildings would have glazing to all elevations with full height glazing to the main entrances;


· The layout makes maximum use of the site area to provide a high quality bespoke development;


· The size of the buildings relates well to the adjacent buildings and meets the applicant’s business needs.


Ecology Report


· No sites with nature conservation designations and no protected species will be adversely affected by the development;


· A specific site check carried out in August 2011 confirmed that there is no evidence of Freiberg’s screw-moss in the vicinity of the site 


Travel Plan


· A Travel Plan co-ordinator, will be appointed by the occupier and will be responsible for promoting cycle incentives, car share schemes and preparing and submitting annual monitoring reviews;


· The Travel Plan sets a target of no more than 64% of employees driving to work.   


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Development Plan


1. The application site is vacant but was previously in general industrial use.  It falls within the Trafford Park Core Industrial Area and a Main Employment Area on the Revised UDP Proposals Map. Proposal TP1 states that, within the Core Industrial Area, the Council will permit development for business, industry, storage and distribution and similar appropriate uses and will not permit the development of other uses.  The development is therefore considered to comply with the policies of the Revised Trafford UDP. 


2. In relation to the Regional Spatial Strategy (RSS), the site lies within the Manchester City Region Priority area for which Policies MCR1 and MCR2 seek to encourage investment and sustainable development.  Policy DP4 further gives priority to developments in locations that build upon existing concentrations of activities and existing infrastructure which do not require major investment in new infrastructure.  This policy requires proposals to accord with the sequential approach to development which uses existing buildings and previously developed land first.  Policy W3 states that office developments should be focussed in the regional centres, in or adjacent to town/city centres and in Key Service centres.   The proposed development is considered to comply with these policies in the RSS.


Emerging Core Strategy


3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP.  The Trafford Core Strategy is the first of Trafford's LDF documents to be produced and will replace key elements of the Revised UDP. It is at an advanced stage in its production and is currently at the Examination stage. The Trafford Core Strategy therefore provides the most up to date expression of the Council's strategic planning policy and as such should be considered (where appropriate) as a material consideration, alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


4. Policy W1 of the Core Strategy is relevant and sets out in broad terms how the Council’s economic land will be brought forward.  It states that B1 office uses will be focused in the Regional Centre (Pomona and Wharfside), and the town centres.  However, it also states that some B1 office development will be appropriate within Trafford Park where it supports existing employment uses and employment regeneration initiatives. Whilst the proposals do not relate to any existing employment uses within the park, they would bring back into use this vacant development site and create a significant number of new jobs (1100) within the Borough. The proposal is therefore considered to comply with policies in the emerging Core Strategy.

National Policy


5. A Ministerial Statement issued in March encourages Local Planning Authorities to use all opportunities to facilitate economic growth and support enterprise and economic development.   The Draft National Planning Policy Framework further states that there will be a presumption in favour of sustainable development as part of the Government’s commitment to ensuring the planning system does everything it can to support long term sustainable economic growth.  It also removes the sequential test requirements for applicants for office developments, although sites must still be sustainable and accessible.  As a high quality office development (which incorporates a package of sustainable measures) on a vacant previously development site within an established employment area, the proposal is considered to be in line with this ministerial statement and draft National Planning Policy Framework.  


6. Nevertheless Policy EC10.2 of PPS4 still has a requirement to assess all commercial developments against five impact tests including resilience to climate change accessibility; inclusivity and quality of design; economic and physical regeneration; and local employment.  An appraisal of the proposal against each of these is outlined below:


7. Whether the proposal has been planned over the lifetime of the development to limit carbon dioxide emissions and minimise vulnerability and provide resilience to climate change - The applicant’s statement maintains that the proposed development will be designed and constructed to a BREEAM ‘Very Good’ standard.  Elements to be incorporated into the scheme include rainwater harvesting, energy and water efficiency, recycling of materials, waste, site management and low or zero carbon technologies.  It is considered that the applicant has shown a reasonable level of commitment in this respect and complies with this aspect of Policy EC10.2 a.


8. The accessibility of the proposal by a choice of means of transport including walking, cycling, public transport and the car, the effect on local traffic levels and congestion (especially on the trunk road network) after public transport and traffic management measures have been secured –The site is identified as a ‘most accessible’ area in the Council’s SPD1.  It is within 400m walking distance of bus stops on Mosley Road and additional bus stops are provided on Barton Dock Road and Westinghouse Road to the north and south.  Trafford Park rail station is also situated approximately 1500m away.  TfGM has raised concerns about the frequency of bus services provided at the local bus stops and the distance to the train station.  A Travel Plan has been submitted which outlines measures to assist in promoting sustainable travel and cycle parking and shower facilities form part of the application.  However, to address TfGM and the LHA’s concerns amendments are required to this document and this can be covered by condition.  In terms of traffic impacts, the applicant’s Transport Assessment demonstrates that there is sufficient capacity within the local highway network to accommodate the additional vehicular flows generated, although a dedicated turning lane is recommended for vehicles travelling northwards on Mosley Road wanting to turn right into the site.   The LHA does not object to the application on this basis.  It is therefore considered that the proposal complies with this aspect of Policy EC10.2.

9. Whether the proposal secures a high quality and inclusive design which takes the opportunities available for improving the character and quality of the area and the way it functions – The application proposes a high quality design with landscaping to the boundaries.  The design is considered to be acceptable in terms of its scale, layout and architectural approach. The proposal is therefore considered to be acceptable in this respect in compliance with Policy EC10.2c.   


10. The impact on economic and physical regeneration in the area including the impact on deprived areas and social inclusion objectives – The application proposes the development of a high quality office scheme, which is for a specific occupier who is looking to relocate from outside the Borough to Trafford Park.  This is a vacant previously developed site and the proposed redevelopment will deliver significant physical and economic benefits.  The proposals are therefore considered to be acceptable in this respect.  


11. The impact on local employment – The company currently employs 900 staff and its relocation and expansion is expected to provide 1100 additional jobs.  The applicant states that the relocation will allow the growth of the company to meet the needs of its clients and assist in securing the future of the business.  The proposals will therefore attract a new business to Trafford and create a significant number of new jobs for the Borough. The applicant has also agreed to enter into a local labour agreement during the development construction period which demonstrates their commitment to use reasonable endeavours to ensure that local people and businesses are able to benefit directly from employment opportunities arising from the construction period of the development.


Conclusion to Principle of Development

12. The application is considered to comply with the tests in Policy EC10.2 of PPS4, the emerging National Planning Policy Framework. The application will also assist Trafford in its role of contributing to the North West’s growth agenda in line with the Trafford UDP, RSS and the emerging Trafford Core Strategy.  The application is therefore considered to be acceptable in principle.  

DESIGN AND APPEARANCE


13. The development would comprise four office buildings which would be located in the centre of the site around a central courtyard.  Car parking would be provided around the outside of each of the four office blocks served by an access road which loops round the site.  The four buildings are each similar in design with glazing to all elevations together with slim line tubular metal columns which emphasis the flat roof with deep eaves.  The buildings would be three storeys in height which in the context of the adjoining Adidas warehouse and Kellogg’s factory is considered to be modest in scale.  


14. Unit 1, the largest of the four proposed office blocks would be situated closest to Mosley Road (approximately 35m away) whilst Unit 4 would be situated closest to the Bridgewater Canal (approximately 12m away).  The use of soft landscaping to all sides and glazing to all elevations of the four buildings would provide an active and high quality frontage to both Mosley Road and the Bridgewater Canal.   The proposed single storey crèche is also situated close to the Bridgewater Canal (approximately 9m away).  This single storey building would comprise brick elevations with glazing and a profile metal roof with similar deep eaves and circular steel columns.   The design and layout of this building is also considered to be acceptable.   


15. A landscaping scheme has been submitted, which shows 212 native and ornamental trees, hedgerow planting and shrub planting. This planting would be predominantly to the north, east and west boundaries whilst the boundary to the south with the Bridgewater Canal would be seeded grass to provide an open outlook to the canal. The central courtyard comprises a water feature with a bridge and hardstanding interspersed by trees and grassed boarders.  Tree planting and hedgerows are also proposed within the car parking areas to break up the areas of hardstanding and the application proposes 2.1m high steel fencing to the north, west and south boundaries of the site.  


16. As a BCO grade A development, the applicant intends to use high quality materials and provide a high quality landscaped setting.  The development as proposed is considered to be acceptable in accordance with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.

TRAFFIC GENERATION AND HIGHWAY SAFETY

17. The applicant has submitted a Transport Assessment which concludes that the impact on the local highway network as a result of additional traffic generated by the proposed development would not be material.  The application proposes a total of approximately 591 car parking spaces, which is considered to be acceptable, and would comply with the standards outlined in the Council’s emerging Core Strategy for this type of development.  

18. Two access junctions to the site from Mosley Road are proposed.  This includes a primary access to the north side of the site which will accommodate both entry and exit movements and a secondary egress to the south which will be managed to permit only exit movements.  A central turning lane is proposed on Mosley Road for traffic travelling northwards wishing to turn right into the site.  This will operate under a priority (give way) control.    These works would need to be secured through a Section 278 agreement. 

19. Concerns have been expressed by TfGM regarding the frequency and range of bus services near to the site and both TfGM and the LHA have advised that amendments are required to the submitted Travel Plan in order for the applicant to achieve their target of no more than 64% of staff driving to work.  Subject to a condition requiring the submission and agreement of a revised travel plan the application is considered to be acceptable in this respect.


FLOOD RISK ISSUES

20.  A Flood Risk Assessment was submitted with the application which confirms that the site falls within Flood Zone 1 and is therefore at low risk of flooding from river, sea or canal.  However, the hard surfaced area within the site will increase as a result of the development, resulting in an increase in surface water run off.  A restricted rate of 30 litres/second/hectare is proposed through on-site attenuation.  This will ensure that the risk of flooding to the site and surrounding area is minimised. 

FINANCIAL CONTRIBUTIONS TO RED ROSE FOREST AND PUBLIC TRANSPORT AND HIGHWAY INFRASTRUCTURE IMPROVEMENTS


21. Under the terms of the Council’s Supplementary Planning Guidance ‘Developer Contributions towards Red Rose Forest’, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate. However, it is accepted that on-site tree planting can be offset against any required Red Rose Forest contribution. In this case, the size of the development would create a maximum contribution of £171,120.00 but this figure can be reduced by £310 for each additional tree that is planted on site. 

22. Under the terms of the Council’s adopted Supplementary Planning Document, ‘Developer Contributions to Highway and Public Transport Schemes’, the development falls within a category for which a financial contribution towards public transport and highway network infrastructure improvements is normally appropriate. The required contributions in this case are calculated at £111,024.00 for public transport and £44,343.00 for highway infrastructure improvements.

23. The above contributions will need to be secured through a Section 106 Agreement.

CONCLUSION


24. In conclusion, the development is considered to be acceptable in principle, and in terms of its design, the highway network and the sustainability of the location. It is considered to be in compliance with all relevant Revised Trafford Unitary Development Plan Policies and Proposals, the Emerging Core Strategy, PPS4 and the Draft National Planning Framework and is recommended for approval accordingly.


RECOMMENDATION: MINDED TO GRANT

(A) That should the Council be MINDED TO GRANT planning permission for the development upon completion of an appropriate legal agreement(s) to secure a total financial contribution of £326,487.00 which would be split as follows:


· £44,343.00 towards highway network improvements;

· £111,024.00 towards public transport improvements; 


· A maximum of £171,120.00 towards the Red Rose Forest; 


· Delivery of dedicated right hand turning lane on Mosley Road; and

· Local labour agreement through construction period.

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

1. Standard time; 


2. Provision of Parking and Access Facilities Condition No.1;


3. Retention of Access Facilities Condition;

4. Materials condition;


5. Landscaping condition;


6. Landscape Maintenance;


7. Approved Plans conditions;

8. Contamination Condition;


9. Travel Plan Condition;

10. Submission and approval of scheme for the disposal of foul and surface waters which regulates surface water run off to agreed level;


11. Submission and agreement of details of construction methods for piling or any foundation designs using penetrative methods;

12. Provision of Cycle/motorcycle parking condition;

13. No tree/hedge removal during bird breeding season;

14. Submission of details of scheme for the mitigation of external noise within the building elevations facing the south west boundary of the site.





		WARD: Gorse Hill

		77255/FULL/2011

		DEPARTURE: No





		Erection of new two storey sports hall (comprising four court hall and changing facilities, dance and fitness studios, clubroom and entrance reception); provision of new floodlit all weather pitch and formation of grass pitch with associated fencing, access, car parking and landscaping.



		Stretford High School and Gorse Hill Park, Stretford





		APPLICANT:  Trafford Council C & YPS





		AGENT: Ansell & Bailey





		RECOMMENDATION:  GRANT 









SITE


The application relates to Stretford High School and Gorse Hill Park situated between Chester Road, Great Stone Road and Talbot Road in Old Trafford.  


The school site, to the north, comprises a mix of single and two storey school buildings fronting Great Stone Road.  The main two storey brick building to the north west of the site dates from the 1920’s and has classrooms arranged around a central courtyard.  To the east are two single storey modern brick buildings.  To the east beyond this is an area of open space, part of which is laid out as cricket practice nets and tennis courts enclosed by fencing.   Vehicle and pedestrian access to the site is from two points on Great Stone Road.  The main entrance however is situated between the main school building and library building.  


To the south, the school adjoins Great Stone Park.  The northern part of the park is laid out as grass sports pitches and has a redundant artificial cricket wicket in the centre.  This area is enclosed by 4m high fencing and is currently used on a shared basis by the school and local community.  To the south is open parkland with pedestrian walkways, an equipped children’s play area and a basketball court. 


In the wider area there is a mix of commercial and residential developments.  However, directly adjoining the site the surrounding development is predominantly residential.  To the north west is Stretford Leisure Centre.  

PROPOSAL


The application proposes a new sports building to the south east corner of the existing school site to provide a hall for court games (4 badminton courts), storage space for indoor and outdoor equipment, a dance studio, a fitness room, a classroom, changing rooms, showers and toilets. The intention is that this building will be for use by both the school and local community.  


In addition, an all weather pitch and grass pitch are proposed on the northern part of Gorse Hill Park. The all weather pitch would be full sized for football, rugby or hockey and would be fenced and floodlit.  This part of the park would continue to be used on a shared basis by the local community and school. 


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.

DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  This together with the RSS forms the Development Plan. 



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

PRINCIPAL RSS POLICIES

RDF1 – Spatial Priorities


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


DP7 – Promote Environmental Quality


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


RT2 – Managing Travel Demand


MCR1 – Manchester City Region Priorities


MCR2 – Regional Centre and Inner Areas of Manchester City Region


PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


Playing Fields – Protected Open Space

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H8 – Priority Regeneration Area: Gorse Hill


OSR1 – Open Space


OSR4 – Standards for Outdoor Sports Facilities Provision


OSR5 – Protection of Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY

Stretford High School site


H/LPA/52731 - Construction of new tennis courts, new cricket nets and hard paved area (renewal of planning permission H/LPA/42577). Approved 29 November 2001.


H/LPA/52732 - Formation of new playing fields, footpaths and fencing (including ball stop fencing) (renewal of planning permission H/LPA/42602).  Approved 29 November 2001.


Gorse Hill Park site


H/LPA/50383 - Extension of existing ball stop fencing from 2 metre high to 5 metre high adjoining Talbot Road boundary of park close to "kickabout cage".  Approved 23 November 2000.


CONSULTATIONS


LHA: No objection.  The car parking spaces proposed and access road layout is considered to be acceptable.  

Pollution and Licensing:  The application site is situated on brownfield land.  Therefore recommend a contamination condition is attached.    


Drainage: Recommends SUDs solution to drainage scheme.


Street Lighting: No comment.


Sport England: No objection. Sport England is satisfied that the proposal represents a significant potential investment into sports facilities and that the benefits to sport that would arise from the scheme would outweigh any adverse impacts on sport which might result.  The application is therefore considered to comply with Exception Test E5 of Sport England’s playing field policy which states that they would not oppose development where the “proposed development is for an indoor or outdoor sports facility, the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields.”  However, in order to fully accord with exception E5, a number of planning conditions are required as follows:


1. Submission and agreement of full details of the design, specification and layout of all indoor and outdoor sports facilities and a condition which covers phasing of the development, 


2. Submission and agreement of a detailed assessment of ground conditions of land proposed for grass playing field and scheme submitted thereafter to ensure playing field provided is of an acceptable quality,


3. Submission and agreement of timetable for phasing of provision including details of temporary replacement pitch provision during construction period,


4. Submission and agreement of Management and Maintenance Scheme for facilities,


5. Submission and agreement of Community Use Scheme for all indoor and outdoor sports facilities to include details of pricing, hours of use and access by non school users/non members.


Environment Agency: The site is located within the Conurbation Core Critical Drainage Area (CDA) as defined in the Manchester/Salford/Trafford Strategic Flood Risk Assessment (SFRA) Level 2 reports and maps.  As such surface water run off should be controlled to ensure that there is no increase in flood risk within the sewer network.  The FRA submitted has not given any details on the proposed drainage layout; surface water run off rates and volumes pre and post development.  Therefore the proposed development will only be acceptable subject to a condition which requires the submission and agreement of a surface water drainage scheme.  


Greater Manchester Police Design for Security: Comment as follows:


· Concerned about the vehicular access and parking at the site.  The plans indicate that access to the car parking area for the sports facility will be taken from the entrance to the school on Great Stone Road.  How will this be controlled? If it is unrestricted it could lead to incidents of crime at the school. 


· The small number of parking spaces provided could lead to parking on Talbot Road to the annoyance of residents, from which there is the potential for conflict to arise.  The number of parking spaces should meet expected demand.  


· The car parking area should be capable of being surveyed from the reception area of the sports hall


· The sports hall should be built to the standards of Secured by Design

Electricity North West: The proposal would have no impact on Electricity North West’s infrastructure or other ENW assets. 

REPRESENTATIONS

Prior to submitting the planning application, the applicant carried out a series of public consultation events with local councillors, stakeholders, pupils of Stretford High School, residents of Gorse Hill and users of the park (including Gorse Hill FC).  A three week static display was also carried out at Stretford Leisure Centre.  As part of this process 1000 leaflets were distributed to homes in the vicinity of the school and press releases were published in two local papers.  The applicant states that they have received a favourable response from 96% of those residents who were contacted by mail drop.  


Cllr Mike Cordingley has requested the following amendments:


· The Design and Access Statement reflects sentiments expressed during the consultation that the new pitched should be seen as being within the park.  However it does not offer any tangible measures to deliver on this commitment


· School is seeking to limit dog walking to the perimeter of the park to restrict problems of dog fouling on the pitches.  Access to the facilities would be denied from the existing Talbot Road gate, effectively creating an artificial dead end around the pitches.  Believe access should be maintained from both the Chester Road and Talbot Road gates to allow a complete circumnavigation of the park for joggers and health walkers.


· It as recognised during consultation that for the community to benefit from the enhanced facilities there would need to be safeguards to protect them from being priced out – especially Gorse Hill FC.  Have a verbal commitment from the school that they will be granted preferred status, however the management will be contracted to the Leisure Trust and need therefore to see proposals before planning permission is granted. 

1 letter of objection has been received.  The main points are summarised below:


· Whilst do not object to the proposed improvements to the school, this should not be at the expense of the loss of local greenspace within Gorse Hill Park which is of significant importance for the local community.  Instead better use should be made of Stretford Leisure Centre and other nearby major sporting venues (LCCC and Man United);


· Gorse Hill Park is widely used by the local community and there exists other brownfield sites locally which should be used for this development instead  - for example land for proposed supermarket;


· The school ‘absorbing’ this part of the park means that the general public will never get it back;


· Concerned floodlighting could be a nuisance in the winter when the trees are bare.


APPLICANT’S SUBMISSION


The applicant has submitted a Design and Access Statement, Heritage Statement, Flood Risk Assessment, Lighting Specification, a Consultation Report and a Management Strategy in support of the planning application.  The main points are summarised below:


Design and Access Statement

· School is not complying with current ‘Best Principles’ for sports facilities at secondary schools.  It needs to provide safe access to sports facilities for all its pupils and now has funding to address this;


· Building is intended for use by both the school and local community;


· All existing trees to the School and Park will be retained.


Management of Community Facilities


· Trafford Community Leisure Trust will manage the new facilities on behalf of the school, which collectively with the existing leisure centre will be branded ‘Stretford Sports Village’.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The area to the east of the school buildings is currently laid out as tennis/netball courts (X3), cricket practice nets (X3) and a small unmarked area of grass.  These are the only sports facilities within the grounds of Stretford High School and the school rely therefore on facilities outside the site to meet most of their physical education requirements.  In particular, they use indoor courts within Stretford Leisure Centre for badminton and basketball whilst land to the north side of Gorse Hill Park - which is not formerly laid out - is used by the local community and school on a shared access basis for a range of field games and recreational activities.  


2. This northern part of Gorse Hill Park is large enough to accommodate two full sized grassed pitches, each measuring 90m in length and 45m in width.  However, in reality because the pitches are not formerly laid out, it is never used to its full capacity.  There is a cricket stump in the centre of this area however this has been vandalised and the school has advised that they no longer use it.    Also as this area is used by dog walkers outside school hours, dog mess and rubbish is an ongoing problem for the school.  


3. Stretford Leisure Centre to the north is one of the busiest leisure centres in the region and struggles to cope with the current demand for facilities, particularly at peak times.  Furthermore, because it is situated on the opposite side of a busy road from the school, there are access issues.  Stretford High School proposes a new sports hall within the school site which would improve access, availability and the range of indoor sports facilities in this part of the borough.  


4. The intention is that this new hall would be managed by Trafford Community Leisure Trust (who currently managed Stretford Leisure Centre) and the facilities would be available to the local community outside school hours.   The proposed sports hall and existing Stretford Leisure Centre would therefore be managed so that the facilities complement each other. 


5. In terms of playing fields, the school wishes to continue the existing shared use arrangement for Gorse Hill Park, but develop this part of the park to provide an all-weather pitch and a new grass pitch.  Both pitches would measure 90m in length and 45m in width and would be enclosed by 4m high fencing.  They will be marked for use for football, rugby and hockey.  In seeking to try and restrict dog fouling, the applicant proposes a path which extends around the pitches for dog walkers and spectators.  Access to this area would be restricted to the general public during school times but would be open at all other times.  


6. Gorse Hill Park and the eastern side of the Stretford High School site is currently allocated as Protected Open Space in the Revised Trafford Unitary Development Plan.  Policy OSR5 ‘Protection of Open Space’ applies and seeks to safeguard and protect all types of open space, including outdoor sports facilities unless one or more of the following criteria, are relevant: 


i. It is for formal or informal recreation purposes; 


ii. the replacement facilities are of an equal or greater community benefit within the locality; 


iii. the proposal is ancillary to or complements the principal use of the site; or


iv. it can clearly be demonstrated that the development would not result in a local deficiency or recreational open space and facilities. 


7. When assessed against of the criteria listed in Policy OSR5, the development would be retained for informal or formal recreation purposes; the proposed facilities would, it is considered, complement the principle use of the two sites as a school and park; it is considered to be development ancillary to and complements the principal use of the site as a park and school; and it would not result in a local deficiency of recreational open space as it would provide new and improved facilities which it is considered would be of greater benefit to the school and local community than the existing facilities.  It is therefore considered that the development complies with each of the criteria listed in Policy OSR5 of the Revised Trafford UDP.  Furthermore, the proposed development would allow the school and leisure trust to increase its sports programme and this will be a significant benefit to children and young people in this local area. Whilst it would result in the loss of existing hard surfaced tennis/netball courts whilst part of Gorse Hill Park will be replaced with an artificial pitch, the benefits associated with the proposal are considered to outweigh the loss of the existing facilities.  Accordingly, it is considered that the proposal complies with Policy OSR5 in this respect.


8. Although the development will involve the loss of the existing tennis/netball courts on the school site, these would be replaced in part by badminton/netball/basketball courts within the new sports hall.  Overall, it is considered that the proposal will help to improve the quality and diversity of outdoor sports facilities in the local area and would comply with Proposal OSR8 – Improvement and Provision of Outdoor Sports Facilities in this respect. 


9. The site also lies within the Lancashire County Cricket Club Quarter Strategic Location identified in Policy SL3 of the emerging Core Strategy.  This policy states that the Council considers that this Location can deliver improvements to education, community and commercial facilities amongst other developments.  Furthermore,   Policy L3 ‘Regeneration and Reducing Inequalities’ states that within Trafford’s Regeneration Areas, the Council will secure improved access to community and educational facilities and healthier lifestyle choices for communities.  The application site falls within Gorse Hill Priority Regeneration Area and the proposed improvements to sporting facilities within the school and park are considered to comply with these emerging Core Strategy policies.  


10. National Planning Guidance in PPG17 ‘Planning for Open Space, Sport and Recreation’ is also relevant and recognises the importance of open spaces, sport and recreation and its contribution this has to people’s quality of life.  Paragraph 15 states that local authorities should give very careful consideration to any planning application involving development on playing fields.  A similar criterion based assessment is outlined within this policy and the development is assessed against each below.  For clarity, the proposal does not need to satisfy all criteria, only one of the four listed:


i. the proposed development is ancillary to the use of the site as a playing field (e.g. new changing rooms) and does not adversely affect the quantity or quality of pitches and their use; As concluded above the proposal is ancillary to the use of the site as a school and public park, and would provide improved sports facilities which will be managed by the leisure trust and made available for the school and local community.   Whilst three existing outside tennis/netball courts will be lost, the proposed replacement sports hall will provide indoor court facilities for badminton, netball and basketball.  Nevertheless, it is unclear whether the application would comply with this particular criterion.

ii. the proposed development only affects land which is incapable of forming a playing pitch (or part of one); Whilst land within the Park is not formerly marked out, it is clearly used by the local community and school for a range of games, including football. A synthetic cricket wicket was installed by the school in 2004 but was vandalised soon after.  Similarly the proposed hall would result in the loss of tennis courts and a reduction in the number of netball courts on the school site.   The proposal would not therefore comply with this criterion. 

iii. the playing fields that would be lost as a result of the proposed development would be replaced by a playing field or fields of equivalent or better quantity and quality and in a suitable location; Within the park the site comprises an unmarked grassed area which is used informally as a football pitch.  Within the school grounds the site comprises three hard surfaced tennis courts.  The existing grass pitch in the park would be replaced by two clearly marked senior sized pitches measuring 90m X 45.5m.  One of these would be an all-weather floodlit pitch and the other a grass pitch.  The proposed sports hall would be provided within the school site on the existing tennis courts.  This new hall would provide a range of facilities, including 4 badminton courts, a fitness suite and dance hall.  The main hall would be a flexible space which could be laid out for a range of other sports uses in addition to badminton.  It is therefore considered that the proposal would be replaced by facilities of equivalent or better quantity and quality and is in a suitable location.  The development would therefore comply with this criterion.

iv. the proposed development is for an outdoor or indoor sports facility of sufficient benefit to the development of sport to outweigh the loss of the playing field; The redevelopment proposals will enable the school to meet its sporting requirements and will provide improved facilities which will be available during school hours. Outside school hours the facilities will be available for the local community to use.  These links if delivered and maintained in the long term are considered to be of greater community benefit than the existing facilities.  The development therefore also complies with this criterion.  

11. The proposals therefore clearly comply with two of the four criterion listed.  The application is therefore considered to be acceptable in this respect having regard to PPG17. 


12. The Council also has two local assessments of open space which are relevant.  The Trafford Green and Open Spaces Assessment dated June 2009 and the Outdoor Sports Facilities dated March 2009. These reports identify a shortage of all weather pitch facilities in the north of the Borough.  There is, at present, only one all-weather pitch (within Seymour Park) to the north of the M60 within the Borough of Trafford and this is a ‘Junior’ sized pitch.  The application proposes a larger ‘Senior’ sized all-weather pitch.  The proposal would therefore provide a facility which is not currently provided for within this part of the Borough, improving access for local residents.  


13. In conclusion, the proposed facilities would deliver significant improvements to sporting facilities for the school and local community.   It is important that the proposed facilities are managed effectively and delivered to a high standard and Sport England state that they do not object to the planning application subject to conditions which should ensure that this is the case.  Subject to these conditions, the development of this Protected Open Space is therefore considered to be acceptable.


IMPACT ON GRADE II LISTED GORSE HILL PARK GATES

14. To the west of the proposed all-weather pitch, is a Grade II listed entrance portal with associated lodges and ornate cast iron gates at the western entrance to Gorse Hill Park.  The ‘Great Stone’, a Grade II listed building in its own right, lies within the adjoining landscaped area to the north west. 

15. The lodge buildings date from the mid19th century and are constructed of ashlar (dressed stone) in a classical style with grand Corinthian columns and much scrolling and decoration. They originally formed the entrance to Trafford Hall but were moved to their current position after the erection of the Stretford War Memorial opposite in 1923. The lodges have recently been refurbished (grant aid was provided by the European Regional Development Fund) as ‘folly’ structures, and they have been sealed to prevent access by vandals. 

16. The closest and most visible elements of the proposed development to the listed portal and great stone are the perimeter fence and floodlighting columns around the proposed all-weather pitch.  The west corner of the pitch is situated approximately 55m away from this portal and the fence and floodlighting columns will be visible (albeit from limited views) from Chester Road between the two lodge buildings.  The proposed paladin fence will measure 4m in height and will be painted black or dark green.  This type of fencing is already found within the park and due to its distance from the lodge buildings and presence of a number of mature trees within the park, this part of the development would not be unduly prominent and is considered to be acceptable.  However, the proposed floodlighting columns (at 10m in height) will be considerably taller and when lit would introduce activity and light into this part of the park in close proximity to the portal.  Only limited information about the design and appearance of these structures is provided in the planning application submission and a condition is therefore recommended which would require the submission and agreement of the design, appearance and position of these floodlighting columns.   Subject to this condition it is considered that a suitable scheme can be achieved in this respect which would not unduly detract from the setting of the nearby listed portal and stone.  

LOSS OF COMMUNITY FACILITY

17. A letter of objection has been received from a local resident concerned at the possible loss of local greenspace within Gorse Hill Park and the increased use of this area by the school. The applicant however states that the facilities within the park will continue to be made available for use to members of the local community outside school hours.  This will be in the form of clearly marked out playing field pitches which will be managed by the Community Leisure Trust.  Whilst there are clear benefits associated with the proposals (including the provision of an all-weather ‘Senior’ pitch in this part of the Borough), this area will not be available for more general recreation purposes to users of the park,  and community groups wishing to use the new playing fields will be able to do so subject to a fee.  


18. The applicant has sought to retain a walkway around the perimeter of the two pitches for use by dog walkers/runners etc. and all gates in this part of the park will be open outside of school hours.  


19. Sport England does not object to the application subject to a range of conditions which includes the requirement to submit and agree a management/maintenance scheme and a Community Use Scheme.  Furthermore, the proposed sports hall, which falls within the schools grounds, will also be managed by the leisure trust and will be available for use by the local community outside school hours. The benefits associated with the provision of formal sports facilities on the two pitches and within the sports hall to the local community are considered to outweigh the loss of local greenspace in this respect.  


DESIGN, APPEARANCE AND LAYOUT


20. When views from Talbot Road and Great Stone Road, the most prominent elements of the development would be the new sports hall which would be situated to the south of the existing cricket practice nets adjacent to Talbot Road and the proposed perimeter fence and lighting columns of the proposed all weather pitch.  


21. The proposed sports hall comprises a simple design with a pitched roof and elevations constructed in brick and metal composite cladding.  The applicant has submitted amended plans during the course of the application which seek to address concerns regarding the design of the roof and its relationship with the first floor windows.  These amendments are considered to be acceptable.

22. Large window openings are proposed at first floor level across the south elevation (facing Gorse Hill Park) and these would return partly along the east and west elevations. These window openings would provide activity and a degree of interest to these elevations of the building. However, due to the size of the indoor hall (and requirement to restrict light into this part of the building), the design of the north elevation is very simple with no openings or elevation detailing.  However, as this side of the building would be screened by the existing cricket practice nets and mature trees/shrub planting along the Talbot Road side to the east would soften this side of the building, the design of the proposed building is considered to be acceptable in this respect. 

23. The proposed all-weather pitch, with its associated fencing and floodlighting columns, would be located within the park, well away from Talbot Road and Chester Road.  Furthermore, the Talbot Road boundary of Gorse Hill Park is already delineated by a 4m high ball stop fence.  This fence would be retained with the new 4m high fencing installed beyond this.  As the existing pitches are already enclosed by fencing (which ranges from 1.8m in height to 4m), the type and height of fencing proposed as part of this planning application is considered to be acceptable.  The development is therefore considered to be acceptable in this respect.    


CAR PARKING AND HIGHWAY MATTERS


24. The Proposed Site Plan proposes 10 new car parking spaces to the west of the sports hall which would include 2 disabled parking spaces.  Access to the site (for both vehicles and pedestrians) would remain as existing - via the existing school entrance/exits on Great Stone Road.  The level of car parking proposed is limited and is intended mainly for those who need to park close to the building.  Most users of the facility and spectators will be expected to park in the main school car park and walk to the building.  The LHA is satisfied with the number/arrangement of car parking spaces proposed and use of the existing access arrangements.  The development is therefore considered to be acceptable in this respect having regard to Proposals D1 and D2 of the Revised Trafford UDP.  


RESIDENTIAL AMENITY


25. The proposed sports hall would be situated 35m away from two storey residential properties on the opposite side of Talbot Road.  Occupants of these residential properties currently benefit from open views across the existing school playing fields and the proposed hall would interrupt these open views.  Nevertheless, at this distance, the proposed 11m high sports hall would not appear unduly overbearing to the occupants of these properties.  First floor windows on the east elevation of the proposed sports hall (dance suite) would directly face main habitable room windows on the front elevation of nos 213 and 215 Talbot Road.  Nevertheless, given the distance between these buildings, it is considered that the development would not result in a loss of privacy for the occupants of these properties.   It is also worth noting that the development would comply with the privacy distance outlined in the Council’s New Residential Guidelines which recommend that a minimum distance of 21m is provided across a highway between main habitable room windows.

26. Within the park, the proposed floodlit all-weather pitch would be located 85m from residential properties on Talbot Road and 55m from a hotel fronting Chester Road.  At this distance, any additional impact on local residents/patrons in terms of noise from the use of the pitches would be limited.   It is also considered that, given these distances, and the proposed floodlighting is unlikely to have any significant detrimental impact on these properties in terms of light spill or glare.  Nevertheless, a condition restricting the hours of use of the proposed all weather pitch to between 08.30am and 10pm is recommended.  


27. It is therefore considered that the proposed development would not have a significant detrimental impact on residential amenity and that the benefits of the scheme to the wider community would outweigh any limited additional impact in terms of noise and vehicle movements.


CONCLUSION

28. In conclusion, it is considered that the proposed development would provide a positive community benefit by improving the quality and diversity of indoor and outdoor sports facilities in the local area, both for community and school use. It is also considered that, subject to appropriate conditions, the development would be acceptable in terms of visual amenity and would not have any significant detrimental impact on residential amenity or highway safety. It is therefore considered that the proposals would comply with development plan policies and national planning guidance in this respect.

RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard condition


2. Materials condition


3. Approved plans condition


4. Landscaping - including full details and colour of boundary treatment around the perimeter of the site and around the sports pitches to be submitted and implemented in accordance with these details


5. No trees or hedges to be removed without consent other than where indicated on the approved plans.


6. Provision and retention of access, parking and turning facilities in accordance with approved plans.


7. Surface water drainage scheme to be submitted.

8. Submission and agreement of full details of the design, specification and layout of all indoor and outdoor sports facilities.


9. Submission and agreement of a detailed assessment of ground conditions of land proposed for grass playing field and scheme submitted thereafter to ensure playing field provided is of an acceptable quality,


10. Submission and agreement of timetable for phasing of provision including details of temporary replacement pitch provision during construction period,


11. Submission and agreement of Management and Maintenance Scheme for facilities,


12. Submission and agreement of Community Use Scheme for all indoor and outdoor sports facilities to include details of pricing, hours of use and access by non school users/non members.


13. Submission and agreement of scheme for the orientation, design, siting and appearance of proposed floodlighting columns;


14. Hours of use of floodlights to be limited to between 08.30am to 10.00pm Mondays to Sundays


15. Submission and agreement of crime prevention scheme for access/car parking 
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		Formation of synthetic sports pitch (97.4m x 61m) surrounded by 3m high fencing around pitch for use by school children only. Planting of trees along southern boundary.
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Councillor Taylor has requested that the application be determined by the Planning and Development Control Committee for the reasons stated in the Representations section of this report.


SITE


Wellington Road School is an 11-18 Co-Educational foundation school with Technology College Status which provides education for approximately 1300 pupils. 160 of these pupils are within the school’s Sixth Form.


The application site is located within a predominantly residential area and has an area of approximately 3.98ha (9.85 acres) which comprises school buildings, playgrounds, playing fields and incidental amenity space and car parking facilities that are accessed by both Wellington Road to the west and Moss Lane to the east.


The school is bounded by residential properties along Wellington Road and Lynton Grove on the western and southern boundaries, and Moss Lane and Forest Drive on the eastern and northern boundaries.


PROPOSAL


This application is for the formation of a synthetic football pitch located on the school’s existing playing field to the south of the school buildings. The pitch could be sub-divided into three segments if required to allow small-sided games and would be enclosed by a 3m high galvanised weld mesh fencing which would be powder coated green. 


The pitch would have the same dimensions and angling as the proposal which was refused following an informal hearing within 74571/FULL/2010, but would not be illuminated and a laurel hedge has been proposed to be planted along the southern side of the pitch between it and the boundaries of neighbouring properties within Lynton Road and Wellington Road. 


Following concerns raised by officers regarding the positioning of the proposed hedge and the potential for a blind spot between it and the boundaries of neighbouring properties, amended plans have been received showing the proposed hedge moved closer towards the edge of the site


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure

PROPOSALS MAP NOTATION


ORS5 – Protected Open Space


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


OSR5 – Protected Open Space


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY


74571/FULL/2010 - Formation of synthetic football pitch for exclusive use by schools during term time. Erection of eight floodlighting columns and 3m high fencing around pitch.   Application refused by Planning and Development Control Committee on 13th October 2010 for the reasons set out in the Observations section below.  A subsequent appeal was dismissed on 1st June 2011.


There have been numerous other applications and extensions up to 1980 (23 applications) all of which were approved. Since 1995, following the school’s severance from local authority control, a great number of further applications and extensions have been submitted of which the most relevant have been:-


H/52192 – Repositioning of existing school fence along boundary of footpath to provide a 2.4m wide footpath and incorporation of part of access road and footway into the school grounds – Granted September 2001


H/52387 – Formation of synthetic football pitch for exclusive use by schools between the hours of 08:30 and 21:30 Mondays to Fridays and 08:30 and 13:00 Saturdays. Erection of six floodlighting columns 10m high and 3m high fencing around pitch – Granted November 2001 but not implemented.

H/55617 – Erection of a 2.4 metre chain link fence to replace existing fence around part of site boundary. Granted June 2003.


H/57789 – Erection of a 2.4m high chain link fence to fully enclose the school’s netball courts – Granted November 2003.


75155/FULL/2010 - Erection of single storey foyer/waiting area and disabled toilet.  Erection of railings with height of 1.8m with associated vehicular and pedestrian access fronting onto Wellington Road. Granted July 2010.


CONSULTATIONS


LHA – No objections.

Pollution and Licensing – Has no objections to the proposal in principle but it is recommended that the following conditions be attached to the planning permission:


1. Soft rebound boards should be installed to minimise noise associated with rebound boards.


2. A noise management plan be agreed in conjunction with the Pollution and Licensing Section prior to the use commencing to ensure noise from activities at the pitch are managed so as to minimise noise and disturbance to local residents.

REPRESENTATIONS


Councillor Taylor - has called the application in to be considered by the Planning Development Control Committee and has raised the following concerns:


· accepts that the lighting columns have now been removed from this application, and last time this was of concern

· refers to Appeal Decision where the inspector dismissed the appeal and stated in section 11:- "Similarly, the fencing, at 3m high, would be plainly visible from the upper floors, and some ground floors, and because of its substantial length would be a prominent feature where non existed previously"

· the Inspector raised other concerns at section 12 that did not relate to the lighting columns and I have to share these concerns

· The new application has not taken these into account, apart from the planting of new trees.


Neighbours - 60 objections have been received by neighbouring residents. The main areas of concern are:


· Without the lighting columns, the previous comments and objections of many residents are unchanged.


· The school has obviously outgrown its current site


· The pitch would be too close to residential properties and pupils “kettled” into areas adjoining pitch


· If approved will the school then apply for static lighting?


· Adequate facilities already exist at Timperley Sports Club only a short distance away


· The proposed pitch would be detrimental to neighbouring residents’ out look and be out of character and in complete contrast to the present settled environment.


· The proposed planting is for one side only and for the apartment dwellers on first and second floor of Wellington House, this would have no ameliorating effect at all


· Increase of noise and traffic flow, particularly out of school hours.


· Increased impact during lunch breaks from the funnelling of pupils into a confined space adjacent to resident’s properties


· No hours of use have been stated on the application indicating that the proposal could be used in the evenings and weekends – there needs to be time limitations imposed if granted.


· Contrary to Proposal D1 of the Revised Trafford Unitary Development Plan


· The proposed planting would destroy the verdant playing field aspect of 4 Burnham Lodge and the proposed fencing would make it look like a prison compound


· The sheer scale of development would be overpowering


· The school has land behind Moss Lane which would be more suitable


· The proposed pitch would cause issues relating to flooding and less grassed areas would mean less absorption of water.


· Balls landing in gardens


· Shouting and swearing


· Whistles blowing and horns blasting


· What will happen to the trees when they grow very tall and overhang into gardens?


· Some apartments of 73 Wellington Road have balconies and if the pitch were approved, this would affect the enjoyment of those areas.


· 1350 pupils attend the school so would there be a restriction in the number allowed to use the facility to avoid crushes at break time etc.


· The planting of trees along the southern boundary would block the open aspect that is currently enjoyed by residents


· Acceptance of some noise when living adjacent to a school but the proposal would be more disruptive at break times.


· Increase in vehicular traffic and associated noise and disturbance 


· The 3m high fence will be seen from surrounding properties, even with the proposed tree planting. The Planning Inspector in refusing the Appeal for the previous application stated “the fencing at 3m high would be plainly visible from the upper floors, and some ground floors, and because of its substantial length would be a prominent feature where none existed previously”.

· The Inspector goes on to say, “I acknowledge that such columns and fences are an increasingly common feature of sports grounds, including some school sports grounds. In a spacious setting, such as the nearby cricket club, where the nearest houses are some distance away, they may well appear acceptable. In this case, however, they would stand in a relatively small and confined field, resulting in a dominating and adverse effect on its appearance and on the outlook from the adjacent residential properties. I conclude that, together with the adverse impact of the illumination described above, this would have a harmful effect on the living conditions of the occupiers of these properties.”   Whilst the lighting columns are no longer a part of the new Planning Application, the comments relating to the fence and the close proximity and scale of the pitch to homes are still valid.

· This is the same planning proposal, albeit without the lighting, that was unanimously rejected by the Planning Committee and by the Planning Inspector. 

· In refusing the previous application, Trafford’s Planning Committee included the following reason for refusal: 


“The proposed development by reason of its scale and size of the pitch and the lighting columns and their close proximity to the site boundaries would be obtrusive and thereby detrimental to the visual amenity of the occupiers of adjacent residential properties. As such the development is contrary to Proposal D1 of the Revised Trafford Unitary Development Plan”.  Whilst the application does not now include lighting, the remaining comments are still valid today, after all, the lighting was NOT the sole reason for rejection.


34 letters/emails of support have been received. The main areas to highlight are:


· The proposed pitch would allow children not to cross the busy A556 and therefore to the benefit of the safety of the pupils of the school and reduce lesson time wasted moving from one area to another

· The school is currently restricted in the sports it can provide and the all weather pitch would allow for outdoor play in winter time


· Other school such as Loretto Grammar School, Altrincham Girls, Altrincham Boys, St Ambrose have excellent facilities and it is hoped that Wellington School attains the same


· Tennis and hockey can only now be played on a synthetic surface and therefore if approved, these sports would be able to be played consistently by pupils


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site is designated as Protected Open Space within the Revised Trafford UDP. Proposal OSR5 states that the development of all or part of an open space will not be permitted unless:- 


· It is for formal or informal recreational purposes; 


· Replacement facilities of an equivalent or greater community benefit within the locality are provided; 


· The proposed development is ancillary or complements the principal use of the site;


· It can be clearly demonstrated that the development would not result in a local deficiency (See Proposals OSR3 and OSR4) of recreational open space and facilities, taking account also of the site’s wider environmental and community value. 


2. The proposed development would be a replacement of an existing sports pitch and it is considered to fully comply with Proposal OSR5 since it is for formal recreational purposes. It would also complement the principal use of the site as a school facility. The pitches would be available for games for both male and female players and it is therefore considered that the proposal would also result in an overall improvement in sports facilities at the school.


3. The proposal is consistent with UDP Proposal OSR8 Improvement and Provision of Outdoor Sports Facilities which states:- “The Council will seek to improve and provide outdoor sports facilities in areas of deficiency, in accordance with the aims and objectives of Proposal OSR4 by: - 

· Improving existing play surfaces and ancillary facilities, to ensure provision is adequate for all age groups and use by both male and female players; 


· Encouraging the development of new playing fields and sports facilities where existing facilities cannot accommodate the identified deficiency of provision; 


· Promoting community use of available school facilities. 


4. This support for the improvement or provision of sports pitches and the provision of ancillary development is also supported by Proposal D1: All New Development which seeks to ensure that proposals are of a high standard of design and layout and will grant planning permission for development proposals that do not conflict with other Policies or Proposals of this Plan, and inter alia: - 

· Are compatible with the character of the surrounding area and do not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion, noise and disturbance, odour or in any other way; 


· Do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used; 


· Where appropriate, provide good quality hard and soft landscaping as an integral part of the development scheme, and retain existing landscape features such as trees; 


· Do not generate so much traffic as to prejudice the free and safe movement of traffic on surrounding roads, or have an adverse effect on neighbouring uses; 

5. These matters, where relevant, are dealt with in the following sections.


APPLICATION 74571/FULL/2011 – APPEAL DISMISSED 27TH APRIL 2011


6. The proposal was for an all-weather football pitch with 8 associated floodlighting columns (200 Lux) and 3m high boundary fence to be used by the School and associated feeder schools. The use of floodlighting was to be limited to between 09:00 and 18:30 hrs on Monday to Friday, except for a maximum of two evenings each half term in the autumn and spring terms and first half of the summer term (10 evenings in total), when use would be allowed until 21:30pm.


7. Although recommended for approval by officers, the application was refused by the Development Control Committee for the following reasons:


1) The proposed development by reason of its scale and size of the pitch and the lighting columns and their close proximity to the site boundaries would be obtrusive and thereby detrimental to the visual amenity of the occupiers of adjacent residential properties. As such the development is contrary to Proposal D1 of the Revised Trafford Unitary Development Plan.


2) The proposed floodlighting, as a result of the number, height and positions of the lighting columns, would result in levels of illumination which would be detrimental to the amenity of the occupiers of adjacent residential properties. As such the development is contrary to Proposal D1 of the Revised Trafford Unitary Development Plan.


8. An appeal against the refusal was dismissed on 1 June 2011 after consideration at an informal hearing. The Inspector concluded that “residents would see, at very close quarters, a large brightly illuminated area which has previously been dark during the normal hours of darkness…….and completely dominate the appearance of the sports field.” Furthermore, the Inspector stated that “the reality of this would, however, be that residents would experience the effects described above for up to three hours per day during the winter months, as well as the later occasions on up to 10 days per year. This would amount to a marked impact on living conditions for a significant period, and I conclude that it would have an adverse effect on the outlook from the properties overlooking the site”.


9. The Inspector also stated that “Similarly, the fencing, at 3m high, would be plainly visible from the upper floors, and some ground floors, and because of its substantial length would be a prominent feature where none existed previously.” The Inspector acknowledged that “…such columns and fences are an increasingly common feature of sports grounds, including some school sports grounds and in a spacious setting….they may well appear acceptable”. He also stated that “In this case, however, they would stand in a relatively small and confined field, resulting in a dominating and adverse effect on its appearance and on the outlook from the adjacent residential properties”.


PROPOSED PITCH AND ASSOCIATED FENCING

10. The proposed pitch dimensions (97m x 61m) are unaltered from the previously refused application 74571/FULL/2011 and the positioning also remains the same with relation to the boundaries of the application site – that is the playing surface boundary would be between 23m and 37m from the rear windows of the nearby houses, while the adjacent garden boundaries would be between 11m and 25m away. The pitch would be surrounded by a 3m high boundary fence as previously proposed, but now with associated planting proposed along the southern boundary of the site (laurel hedge).  The application does not now include lighting columns.

11. The applicant has confirmed that the proposed pitch “will only be used by Wellington school pupils and occasionally by primary feeder school pupils. The pitch will be available for use when the school is open. Obviously only during daylight hours”. The school may wish to use the pitch during school holidays for pupils but no formal decision has been made.


  RESIDENTIAL AMENITY


12. In terms of the impact on amenity the concern previously expressed by Committee and the Inspector relates to the visual impact of the pitch and the associated fencing.

13. The overall scale and size of the pitch, together with the associated fencing would be significant, and weight has to be given to the concerns expressed by the Committee on the previous application and the Inspector in his appeal decision.  It is acknowledged that this aspect of the development is as previously proposed. Areas of fencing within school grounds are not uncommon and if the proposed fencing were to be lowered, there would be more instances of disturbance to neighbouring properties e.g from balls flying out of the pitch area into neighbours gardens. It is considered, therefore, that 3m would be the lowest height that would be acceptable in relation to the activities within the means of enclosure   It is noted that all houses facing the southern part of the site have windows facing it and that all windows within the rear flats of Wellington House overlook the site. Although the pitch would be visible to some degree from first floor windows or higher, it is considered that the separation distances provided and the provision of a hedge would ameliorate the harm to neighbouring residents to a reasonable level.  A condition would ensure an appropriate hedge (one that would be evergreen and planted at such a size as to give some immediate impact) and would seek details of the design of fencing.

14. In the absence of floodlights, the pitch could only be used in daylight hours.  The level of use of the pitch was not a reason for refusal of the previous application and as the existing playing field is utilised by the school without lighting columns, it is considered unreasonable to impose a condition restricting when the proposed pitch could be played upon.

15. Matters such as the generation of additional traffic or noise and disturbance were not part of the Council’s previous reasons for refusal, neither did the Inspector have undue concern about such issues. 

CONCLUSION


16. As with the previous planning application, this is a finely balanced case which involves the amenity and outlook of neighbouring residents and the needs of a well-established and high performing school.


17. Although there is no change to the dimensions and positioning of the proposed pitch, it is considered that the removal of the lighting columns and the introduction of screen hedging adjacent to the southern boundary of the site is sufficient to overcome the previous concerns and that as such the development would not unduly harm the amenities of adjacent residents. 

RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans


3. The all weather pitch hereby approved shall be available for use only by pupils and staff of the school and by other children of school age competing in organised sports fixtures against pupils representing the school


4. Notwithstanding the submitted details and prior to the development commencing, details of proposed fencing that would have a maximum height of 3m are to be submitted and approved in writing by the Local Planning Authority.


5. Landscaping – any agreed scheme to be implemented before pitch is first brought into use


6. The pitch shall not be brought into use until fitted with soft rebound boards along the fencing, details of which have first been submitted to and approved in writing by the Local Planning Authority.  The boards shall be fitted in accordance with the approved details and thereafter retained. 

GD
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SITE


The application site is approximately 2 hectares in area and is accessed off Westinghouse Road. To the north-west, the site borders onto the Parkway dual carriageway and to the south-west, it borders the Bridgewater Canal. To the south-east and north-east, there are industrial and commercial uses, including skip hire and plant hire businesses and a car body repair use and spray booth to the south-east and a tool hire business to the north-west.   


The application site is currently occupied by a large brick warehouse building that was formerly used by TDG Storage and Distribution. The building measures approximately 205m x 60m in area and approximately 11.4m in height to the ridge and 7.9m to the eaves and covers the majority of the site. The remainder of the site is covered in hardstanding with a yard area measuring approximately 20m x 75m in area situated to the front (north-east) of the building. 


There is galvanised steel palisade fencing along the south-eastern and north-eastern boundaries of the site. An embankment with a substantial area of mature tree planting lies to the west of the site adjacent to the Parkway dual carriageway. 


The vehicular access to the site is via an access road off Westinghouse Road.


PROPOSAL


The application proposes the relocation of the existing use for the recycling, re-grading and processing of and the storage and distribution of road construction materials from a site on Mercury Way approximately 300m to the south-west, in respect of which an enforcement notice has recently been issued. The application also proposes the relocation of the applicant’s civil engineering and road surfacing depot from a site on the other side of Mercury Way (Unit1, Mercury Way) onto the same site. 


The application proposes the partial demolition of the existing warehouse building, retaining the existing front elevation, together with a length of wall approximately 76m in length along the south-east elevation and a length of wall approximately 33m in length along the north-west (Parkway) elevation. In addition, a 4m high acoustic fence would be erected along part of the south-east boundary bordering onto the adjacent commercial and industrial units. The existing part single, part two storey offices in the front section of the building at the north-eastern end of the site would be retained for use as the applicant’s offices.  


In respect of the civil engineering and road re-surfacing element of the proposal, the depot would be used in the same way as Unit 1, Mercury Way. Part of the existing warehouse building (approximately 2000 square metres) would be retained as a workshop for fitting and repairs and storage for signs and barriers and other materials that require keeping dry. 


In respect of the recycling use, the materials that would be processed at the site come from road construction projects and comprise inert highways and roadworks materials, largely kerbs, flags and tarmac, which are reclaimed and recycled for further use. The raw materials would be taken through a crushing, grading and screening process to produce stone of various sizes, which is a useable raw product for use in further road construction projects. There would be a crusher to crush the raw material and screeners to separate the raw material into the different sizes required. The use would also include the manufacture of foam base, which is produced from reclaimed stone, bitumen, cement, pulverised fuel ash and water for use in road construction. The pulverised fuel ash would be delivered only when required and would be immediately mixed with other materials in the foam base process. The foam base is manufactured through a specialised mixing tank and is only produced on demand rather than being a continuous process. A small proportion of the business would relate to soil screening. Soil currently accounts for between 3-5% of the material recycled on the site at Mercury Way. The soil screened arises from the applicant’s own work as a contractor and would be brought onto site alongside the other materials.


Approximately a quarter of the end product would be used by Hopkins in its own contracting work, which is the primary business and which is based at Unit 1 on the opposite side of Mercury Way. The rest of the material would be sold to other contractors. It is estimated that 150,000 tones of construction, demolition and excavation waste would pass through the site per annum and that there would be approximately 10,000 tonnes of material stored at any one time.


The application includes a site layout plan, which shows the majority of the site used for stockpiling, crushing and grading of material with a foam bitumen plant housed within the retained area of building at the north-eastern end of the site. The plan shows a one way vehicular route running around the perimeter of the site with a weighbridge and wheelwash positioned close to the exit. The plan also shows an area designated for overnight parking for company wagons in the yard area to the north-east of the building.


The application proposes hours of operation of 0800 to 1700, Monday to Friday.


The application is accompanied by a Planning Statement, a Landscape Report, a Dust Assessment, a Dust Management Scheme, a Noise Management Plan, an Ecological Assessment and a Bat Survey. 


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25th July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document.


Whilst it is a consultation document and therefore subject to potential amendment, nevertheless it gives a clear indication of the Government’s “direction of travel” in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker’s planning judgement in each particular case.  The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


However, the National Planning Policy Framework does not cover waste planning matters. The existing Planning Policy Statement 10 (Planning for Sustainable Waste Management) will continue in force until national waste planning policy is revised and published alongside the new National Waste Management Plan for England.

THE DEVELOPMENT PLAN 


The Revised Trafford UDP was formally adopted on 19 June 2006. Together with the Regional Spatial Strategy for the North West of England (adopted September 2008), this constitutes the Development Plan for Trafford.


The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP (see attached list) – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications against the Development Plan for Trafford.

REVISED TRAFFORD UDP

PROPOSALS MAP NOTATION 


TP1 – Trafford Park Core Industrial Area


E7 – Main Industrial Area


Special Health and Safety Development Control Sub Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All New Development


D2 – Vehicle Parking


D4 – Industrial Development


D5 – Special Health and Safety Development Control Sub Area


D13 – Energy Considerations in New Development


WD1 – Sites for Waste Disposal


WD3 – Waste Treatment and Recycling


WD4 – Disposal Sites and Treatment Facilities


WD5 – Waste Disposal and Environmental Protection


WD7 – Waste Recycling Facilities


T6 – Land Use in Relation to Transport and Movement


T11 – High Quality Public Transport Network Improvements


TP1 – Trafford Park Core Industrial Area


TP11 – Trafford Park Rail Corridors


E2 – Land for General Industrial Development


E5 – Hazardous and Bad Neighbour Industries


E7 – Main Industrial Areas


ENV7 – Nature Conservation


ENV9 – Sites of Importance for Nature Conservation


ENV10 – Wildlife Corridors


ENV11 – Nature Conservation and Assessment of Development


ENV12 – Species Protection


ENV29 – Canal Corridors


ENV20 – Control of Pollution


RELEVANT PLANNING HISTORY


Adjacent Sites


75818/FULL/ 2010 – Change of use of ground floor from a car repair garage to a taxi booking office – Unit 10, Monde Trading Estate – Approved – 9th November 2010


H/REN/OUT/69478 – Renewal of outline permission H/REN/61774 for construction of Metrolink stop with associated works – Land t Westinghouse Road and Parkway - Approved 26th June 2008


H/59018 – Change of use of site / premises to waste transfer station including erection of sorting shed and storage bay – Unit 7 Monde Trading Estate – Approved – 2nd August 2004


H/43588 – Change of use from warehouse and offices to a depot including storage and offices with ancillary waste processing and the siting of a storage skip – Unit 10 Monde Trading Estate – Approved – 13th March 1997


Site at Mercury Way


76532/FULL/2011 - Retention of use for recycling / re-grading / processing and storage and distribution of road construction materials (including manufacture of foam base) for a temporary period of twelve months – Refused – 21st June 2011


H/67264 – Retention of use for recycling / re-grading / processing and storage and distribution of road construction materials (including manufacture of foam base) for a temporary period of two years – Refused – 11th October 2007 – Planning and Enforcement Appeal – Allowed – 25th February 2009


H/CLD/64823 – Application for Certificate of Existing Lawful Use for B2 General Industrial Use in respect of the processing and manufacture of road construction materials - Refused - 8th January 2007


CONSULTATIONS


Strategic Planning and Developments: Comments incorporated into Observations section of the report.


LHA: No objections. 


The proposals will result in 2,500 sq m of industrial use and therefore to meet the Councils car parking standards the provision of 39 car parking spaces would normally be required. The site includes the provision of 20 car parking spaces in addition to overnight parking for wagons.  As the proposed use is as a highway depot, it is considered that a lower level of parking is acceptable as the majority of the staff will be working on site and not at the application site.


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


Pollution and Licensing: 


Recommend the following conditions: -


The development and site operations shall be carried out in accordance with the submitted Dust Management Scheme (June 2011) or any amended Dust Management Scheme which is subsequently approved in writing by the LPA.


The development and site operations shall be carried out in accordance with the submitted Noise Management (April 2011) or any amended Noise Management Plan which is subsequently approved in writing by the LPA.


The Pollution Section is aware of one letter of objection from the managing agents (Workman) of Stretford Motorway Estate to the south of the development site.  

Below are further comments to address the issues raised by Workman and to consider why the above conditions will mitigate the potential for an unacceptable impact onto the premises adjacent to the proposed development site.


Dust:


The guidance of the ODPM’s Mineral Policy Statement 2 (MPS2): Annex 1: states that concerns about dust are most likely to be experienced near to dust sources, generally within 100 m, depending on site characteristics and in the absence of appropriate mitigation.  It is therefore unlikely that properties within the Stretford Motorway Estate, which are at least 100m away from the closest item of plant on the site, will be adversely affected by dust.


However there are premises in closer proximity to the east of the site that could be affected by dust.  It is proposed that the site operations will be carried out in accordance with the Dust Management Scheme which is based on current guidance and represents the use of best available techniques in the prevention or minimisation of dust emissions.


The scheme provides a detailed protocol for the minimisation of dust emissions through effective site management, monitoring of emissions and measures to suppress dust emission such as the installation of a water spray system and wheel wash facilities.


Compliance with the scheme should ensure that dust emissions do not cause an unacceptable impact onto the premises adjacent to the site.


Noise:


The Pollution Section considers that the premises near to the proposed development site are less sensitive to noise in comparison to those neighbouring the existing site on Mercury Way.  However noise from site operations could be problematical to these premises if not adequately controlled.


The proposed Noise Management Plan sets out detailed measures to control noise through an appropriate site layout, in order to maximise the distance and screening between noisy plant and receptors and to reduce noise emissions through good practice. A detailed review of the noise management plan confirms that these measures are appropriate for this development. 

The plan also requires the retention of some elements of an existing building and the provision of suitable acoustic screening along the south eastern boundary to contain site traffic and plant noise.  Compliance with the plan should ensure that noise emissions around the site are kept to an acceptable level.

 


Environment Agency:  No objection in principle. 

The Duty of Care Regulations for dealing with waste materials are applicable for any off-site movements of wastes. The developer as waste producer therefore has a duty of care to ensure that all materials removed go to an appropriate licensed disposal site and all relevant documentation is completed and kept in line with regulations. 


The development will require an Environmental Permit from the Environment Agency under the Environmental Permitting Regulations 2010, unless an exemption applies. 


If any controlled waste is to be removed off site, the site operator must ensure a registered waste carrier is used to convey the waste material off site to a suitably authorised facility. 


All foul and surface waters should be discharged to the foul sewer system to prevent possible pollution to groundwater or entering any local watercourses. This may require a trade effluent permit from United Utilities.


The Bridgewater Canal is a locally designated Site of Biological Importance (SBI) and the advice of the Greater Manchester Ecology Unit should be sought to establish whether the proposed development will have an adverse impact on the site.    


GM Police Design for Security: No objections. It is noted that the Design and Access Statement makes reference to security and that the existing security measures will be retained. Whilst these security measures are somewhat limited, given the nature of the business, the proposed works at the site and the site location, it would seem unreasonable to require additional security features.


Greater Manchester Minerals and Waste Planning Unit: 

The Minerals and Waste Planning Unit (formerly GMGU) are currently producing the Greater Manchester Joint Waste Development Plan Document (Waste Plan). The adopted document will provide the basis for planning for the future provision of the necessary waste management infrastructure in Greater Manchester and will contain both site allocations and development management policies. 


The proposed development lies within Area Allocation TR17 – Trafford Park Area - of Policy 5 (Area Allocations) of the Waste Plan. The key issues for the Trafford Park area are stated under the Sustainability Appraisal as “The area has significant potential for the location of a waste management facility given its size and the existing uses in the area.” However, open waste uses, due to potentially adverse impact on surrounding uses, are less likely to be suitable. 


With this in mind, each application within an area allocation should be assessed on its own merits and must adequately consider sensitive receptors in the site’s vicinity. The application should be assessed against Policy 5 of the Waste Plan, which states:


“Applications for waste management development within areas identified in this policy will be permitted where the applicant can demonstrate that:


i. the proposal meets the requirements of the Waste Plan, relevant Core Strategy and other relevant national and local planning policy; and


ii. the development will result in the highest practicable level of recycling and recovery of materials, in line with the principle of the waste hierarchy.”


The Waste Plan was submitted to the Secretary of State on 28th February 2011. The hearing into the Waste Plan took place between 28th June 2011 and 1st July 2011. Final adoption is programmed for early 2012. As the Waste Plan is at the end stage of development, including extensive consultation with the community and stakeholders, then significant weight should be attached to its contents when assessing proposals for waste management facilities.


The proposal is supported by the overall theme of national and local waste policies of driving waste up the waste hierarchy away from landfill. The site is also situated within an Area Allocation of the Waste Plan and, as such, the principle of the proposed development may be suitable in this location, provided the proposal meets the criteria listed in Policy 5 of the Waste Plan. 


The submitted plans do not provide sufficient detail of the working cycle of the waste and, in order to assess the application effectively, further information should be requested as follows: -


Plan indicating where waste will be stored;


Quantities in tonnes and cubic metres of waste stored at any one time;


Plan showing turning circle for the vehicles bringing in waste and


A breakdown of the various materials to be leaving the site along with expected destinations of the materials i.e. tonnes of metals to be exported and to what location / facility. (Additional information has been provided by the applicant in respect of these issues and this is reported at the appropriate sections within the report).


Greater Manchester Ecology Unit: 


The site is adjacent to a Site of Biological Importance (SBI): the Bridgewater Canal.  The stonework of the canal supports the UK Biodiversity Priority Species Tortula freibergii (a moss), which is also a species of Principal Importance In England under section 41 of the Natural Environment and Rural Communities Act 2006.


The information submitted with the application includes an ecological assessment and a bat survey.  The Ecological Walkover Assessment found the site to have limited ecological interest, although it does not mention that there is an SBI within less than 15m of the site boundary.  It is noted that the desktop data search did not include consulting the local record centre for information, which is best practice, and if the consultants had done so they would have known the details of the SBI and the UK Biodiversity Priority Species it supports.   The information submitted in relation to dust refers to the canal being a designated wildlife corridor and makes a general assessment of the impact of the proposals on vegetation.  The proposed dust management system should therefore be sufficient to protect the SBI and its vegetation provided that it is implemented in full and that any water used in dust suppression is not released into the canal.  A condition to this effect should be attached to any permission, if granted.


The Ecological Walkover Assessment also recommends that works which might affect the nest of wild birds should be carried out outside the bird breeding season (paragraph 5.3.2).  The Ecology Unit therefore suggests that a condition be attached to any permission that the demolition of the warehouse building should be undertaken outside of the main bird breeding season (March to July inclusive) unless it can demonstrated by an appropriately qualified ecologist that there are no nesting birds present.


The ecological assessment also recommended that a bat survey be undertaken on the site and that such survey work “should therefore comprise of at least two dusk and dawn emergency survey visits in line with BCT guidelines”.  However, the bat survey that was submitted involves only one survey visit and does not provide any justification of why the BCT (Bat Conservation Trust) guidelines were not followed.  This matter therefore needs to be addressed before the application is determined, so that we can determine if reasonable survey effort for European protected species has been made.


REPRESENTATIONS


One letter of objection has been received from the managing agents (on behalf of the landlord (Zurich Assurance Limited)) of the Stretford Motorway Estate, which is located on the opposite side of the Bridgewater Canal.


The objector believes that the operations carried out at the new site will have a detrimental impact on their client’s property due to the excessive noise that will be generated and the amount of dust that will result from the practices that will be carried out at the premises.


Whilst it is understood that a Noise Management Plan, Dust Assessment and Dust Mitigation Scheme have been submitted, they are aware that the applicant’s current site causes substantial disruption to the occupiers of premises on Mercury Park due to noise and dust.


OBSERVATIONS


INTRODUCTION


1. The recycling / re-grading, processing and storage and distribution use has been operating from the existing site at Mercury Way since approximately 1999. Complaints were first received by the Council’s Planning Enforcement Section in 2005, relating to matters of visual impact, noise, vibration, dust, vehicle movements etc and the matter was investigated. An application to retain the use for a period of two years was refused on 17th October 2007. The reason for refusal was as follows: -


“The retention of the application use would have an unacceptable detrimental impact on the amenity of the occupiers of nearby office and commercial premises and the character and visual appearance of the area, by reason of undue noise and disturbance and unacceptable visual impact. The retention of the use would therefore be contrary to Proposals D1, D4 and E5 of the Revised Trafford Unitary Development Plan and guidance in Mineral Policy Statement 2 and Planning Policy Guidance Note 24, Planning and Noise.” 


2.
A subsequent appeal against the refusal of planning permission and the serving of an Enforcement Notice was allowed in February 2009 following a Public Inquiry. 


3.
That temporary consent expired on 23rd February 2011 and a second application for a further 12 month temporary consent (76532/FULL/2011) was submitted with the intention of allowing the business to continue to operate while an alternative development site was secured and brought into operation.  That application was refused at the Planning Development Control Committee on 9th June 2011 for the following reason: -


“The retention of the application use would have an unacceptable detrimental impact on the amenity of the occupiers of nearby business premises, by reason of undue noise and disturbance, vibration, dust and air pollution and the deposit of mud and debris on the public highway. The retention of the use would therefore be contrary to Proposals D1 and WD5 of the Revised Trafford Unitary Development Plan.”

4.
Following that refusal, enforcement action has now been authorised against the recycling use at Mercury Way. The enforcement notice takes effect on 21st October 2011 and requires the use to cease within three months of that date. The applicant is therefore seeking to secure permission on the current application site in order to allow it to re-locate as soon as possible. The applicant states that, whilst the operations proposed at Westinghouse Road will be the same as those at Mercury Way, a number of important improvements are proposed that will minimise the potential impacts in terms of dust and track-out onto the public highway. These are discussed in more detail in the relevant section below.

PRINCIPLE OF DEVELOPMENT


5. The Government’s policy on waste management is set out in the Waste Strategy for England 2007, which seeks to move waste up the waste hierarchy and away from the least preferred option of disposal to landfill. The proposed waste facility would divert waste away from landfill in line with the waste hierarchy.


6. The Government’s overall approach to planning and waste management is set out in Planning Policy Statement 10, Planning for Sustainable Waste Management (PPS10). Paragraph 29 of PPS10 states that when considering planning applications for waste management facilities, planning authorities should consider the likely impact on the local environment and on amenity. It is therefore vital to take into account the location of sensitive receptors. The primary concerns would be the potential impacts of noise, dust and visual impact upon the surrounding uses. The impacts should be considered against Development Plan policies, particularly WD5 – Waste Disposal and Environmental Protection - of the UDP and Policy L6 – Waste and W3 – Minerals - of the Core Strategy. The need for this type of facility should be balanced against any adverse impacts being inflicted on the surrounding land uses. 


8.
The Greater Manchester Joint Waste Development Plan Document (Waste Plan) was submitted to the Secretary of State on 28th February 2011. The Examination into the Waste Plan took place between June-September 2011 and final adoption is programmed for early 2012. The GM Minerals and Waste Planning Unit is co-ordinating the production of the Waste Plan on behalf of the ten GM District Councils. Each Council (including Trafford) will then adopt the Plan and it will form part of the respective Local Development Frameworks. At this stage, significant weight should be attached to the Waste Plan when assessing proposals for waste management facilities. 

9.
The Waste Plan contains site / area allocations and development management policies Within Trafford, there is only one allocated site and two large area allocations (Trafford Park and Carrington). The application site is situated within the Trafford Park Area Allocation of the Waste Plan and, as such, the principle of the proposed development may be suitable in this location provided that the proposal meets the criteria in Policy 5 of the Waste Plan and other relevant national and local planning policies. The proposal would comply with Policy 5 insofar as it would encourage the recycling and recovery of materials.  


10.
It is considered that, in terms of the policies of the Revised Trafford Unitary Development Plan, there is a significant difference between the current application site and the site at Mercury Way in that the current site lies within the Trafford Park Core Industrial Area and the Main Employment Area as defined in the Revised Trafford Unitary Development Plan whereas the Mercury Way site lies outside this area and within the Proposal TCA1 – Trafford Centre and its Vicinity allocation.  The Council has previously raised concerns that the retention of the use at Mercury Way could prejudice the long-term regeneration aspirations and potential investment within the TCA1 area where the Council wishes to build upon the high quality shopping, leisure and sporting facilities in the area in a way that achieves a high quality of development and a high level of amenity. In addition, the Mercury Way site is on the edge of the Trafford Centre Rectangle Strategic Location in the Core Strategy and there are already a number of higher value light industrial and office uses within the immediate vicinity of that site. It is considered that these concerns about potentially prejudicing regeneration and investment within the area do not apply in the same way at the current application site, where the area is allocated for general industrial use and the character of the surrounding area is that of a typical industrial estate.  


11.
Proposal TP1 of the Revised UDP states that, within this area, the Council will permit development for business, industry, storage and distribution (B1, B2 and B8 uses) and similar appropriate uses in accordance with Proposal E7. Proposal E7 states that the Council will permit development for business, industry and storage and distribution and similar appropriate uses where the proposals can be satisfactorily integrated with existing and planned development nearby, can be satisfactorily accessed, and are or can be made accessible by a range of modes of transport and do not conflict with the provisions of Policy E5. Policy E5 states that the Council will not normally permit the development of bad neighbour uses where they would significantly increase the risk for residents and members of the public, seriously hinder the future development of the main industrial and commercial areas of the Borough or the prospects of securing urban regeneration elsewhere, prejudice the development or use of land allocated for other uses in the Plan or bring about a significant deterioration in the quality of the environment of surrounding areas. Proposal WD5 states that proposals for waste facilities will be assessed against their effects on environmentally sensitive property in terms of amenity, noise, smell, dust, vibration, ground or water contamination or other nuisance. Where acceptable, they will be expected to have no adverse impact on highway safety and provide any necessary on-site wheel washing facilities, include a satisfactory scheme of working which includes provision for site security and for the containment or management of materials, and, where appropriate, make appropriate provision for screening and landscaping of the site. The acceptability of the proposed use in terms of environmental and visual impacts is considered in more detail in the relevant sections below but, subject to this detailed assessment, it is considered that the proposed use would be acceptable in this location in terms of the policies of the Revised UDP.


12.
It is recognised that the Revised UDP Proposals Map shows the proposed route of the Metrolink extension running to the north of the application site and along the opposite (western) side of the Parkway. The Proposals Map also shows a proposed Metrolink Station to the north-east of the site. Proposal TP11 states that the Council will not grant planning permission for any development that may prejudice these proposals.  The applicant states that the development would not prejudice the Metrolink extension. It is proposed to retain the north-eastern end of the existing building, closest to the proposed Metrolink route and stop and therefore there would be little change to the appearance of the site from this viewpoint.   


13.
The application must also be considered in relation to the policies of the emerging LDF Core Strategy, which now carries significant weight. Policy W1 sets out the Council’s broad employment development proposals for the Borough and states that employment development will be focused in a number of areas including Trafford Park. The proposed development is also consistent with Policies L6 (Waste) and W3 (Minerals) in terms of minimising the need for the final disposal of materials to landfill and offering an alternative to the use of primary aggregates in new construction.

14.
In addition, it is considered that the use is acceptable in terms of the criteria in Policy EC10 of Planning Policy Statement 4, Planning for Sustainable Economic Growth, with regards to sustainability, accessibility, design, regeneration and employment (although some of these issues are discussed in more detail in the relevant sections below).
 


15.
In conclusion, it is therefore considered that there are no objections in strategic policy terms to the proposed use in this location, subject to the consideration of the environmental impacts of the proposed use on any nearby sensitive land uses.


IMPACT ON THE AMENITY OF NEARBY PREMISES


16.
Proposal WD5 – Waste Disposal and Environmental Protection – of the Revised UDP states that waste sites will be assessed against their effects on environmentally sensitive property, in terms of amenity, noise, smell, dust, vibration and other nuisance. One letter of objection has been received from the managing agents of the Stretford Motorway industrial estate (which lies on the opposite side of the Bridgewater Canal) on grounds of noise and dust. The letter states that the objector is aware that the applicant’s current site has caused substantial disruption to nearby occupiers as a result of noise and dust and raises concerns that the operations will have a similar impact at the new site. The boundary of the application site is situated at least 45 metres away from the nearest part of that industrial estate and there is a row of mature trees along the south-west side of the canal, which would provide significant visual screening. 


17.
The application is accompanied by noise and dust reports, which suggest mitigation measures and conditions to ensure that the use does not exceed appropriate limits in respect of these matters. As previously stated, it is considered that there is a significant difference between the current application site and the site at Mercury Way in that the current site lies with the Trafford Park Core Industrial Area and the Main Employment Area as defined in the Revised Trafford UDP and the surrounding uses are largely general industrial in character. There are therefore less sensitive receptors in the vicinity of the site compared with the Mercury Way site where there are a number of light industrial and office premises in close proximity to the existing use. The environmental impacts of the proposed use in this location are considered below. 

18.
Noise and Vibration - In terms of noise and vibration, at the time of the previous appeal at Mercury Way (H/67264), the Inspector considered that conditions could be attached that would adequately control the impact and concluded that adverse noise impact would not be grounds to dismiss the appeal. These conditions included restricting the area of the site where the noisiest activities can take place, providing 4m and 5m high screen bunds and 2m high acoustic fencing on the northern perimeter of the site and a 3m high mound on the southern perimeter and only allowing the movement of heavy plant outside normal working hours. The Council’s Pollution and Licensing Section raised no objections to the second Mercury Way application for a further 12 month period (76522/FULL/2011), subject to the inclusion of the same conditions within any further permission (including compliance with the previously approved Noise Management Plan).


19.
The applicant has submitted a Noise Management Plan in respect of the current application and states that noise control will be provided primarily by careful design of the site layout (i.e. zoning of activities), retaining the northernmost part of the building and installing acoustic fencing. The applicant has also stated that it would accept a condition stating that, should the existing industrial / warehouse building on the adjacent land be removed at any time in the future, the acoustic fencing would be extended along this boundary. In addition, measures would be put in place such as acoustic covers to engines to be kept closed, no machines to be left idling, a speed limit of 10 mph to be put in place and one way routes for lorries to be implemented in order to avoid vehicles reversing. In addition, any relocation of the main items of plant is to be agreed by the Local Planning Authority and the Noise Management Plan is to be amended accordingly. The Council’s Pollution Section has raised no objections subject to the implementation of the measures identified in this Noise Management Plan.


20.
Dust and Air Quality – In terms of air quality, it was accepted by the Planning Authority at the time of the original application at Mercury Way (H/67264) that any problems caused by dust could be controlled by planning conditions and other environmental legislation and therefore this did not represent a reason for refusal. Subsequently, at the time of the appeal, the appellant’s consultant submitted a Dust Management Scheme, which the Council considered to be acceptable. The Inspector concurred with the Planning Authority’s view and stated that “bearing in mind enforcement remedies available, dust impact is not a reason to refuse the planning permission sought”. In relation to the more recent Mercury Way application (76532/FULL/2011), the Council’s Pollution and Licensing Section raised no objections, subject to the inclusion of the same conditions (including compliance with the previously approved Dust Management Scheme), although the application was refused at Committee partly on the grounds of dust impacts. 


21.
As in the case of the Mercury Way applications, the applicant has submitted a Dust Assessment and Dust Management Scheme. In addition, the applicant states that there would be improvements in comparison with the Mercury Way operation in respect of a fixed dust suppression system with provision to cover the stockpiles in the middle of the site and a wheel wash. The Dust Assessment concludes that with the adoption of the proposed mitigation measures, the proposals are unlikely to cause significant dust or air quality impacts in the vicinity of the site.


22.
The dust mitigation measures would include the following: 



A one way circulation route for vehicles would be adopted and this route and other trafficked areas would be treated with the dust suppression system. 


During dry periods, this route and other trafficked areas would be sprayed using a tractor and a bowser.


A site speed limit of 10mph would be put in place.


Upward facing exhausts to be fitted on the applicant’s vehicles.


The engines of all site plant to be switched off when stationary.


A wheel wash would be installed near the site exit. All vehicles leaving the site would pass through the wheel wash and be inspected and cleaned before entering the highway. 


A road sweeper would be available for use on Westinghouse Road 


Incoming and outgoing loads to be sheeted.


During dry weather, unprocessed materials would be conditioned with water prior to tipping.


Loading and tipping heights would be minimised to avoid unnecessary breaking and uncontrolled dust emissions.


23.
In general terms, at the time of the Mercury Way appeal, the Inspector noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that any detrimental impacts caused by the retention of the application use would be outweighed by these beneficial impacts.


24. The Council’s Pollution Section has raised no objections to the current application and it is considered that the application proposals are acceptable in terms of environmental impacts.  


VISUAL AMENITY


25. 
In terms of visual impacts, Proposal D1 of the Revised Trafford UDP states that development should be compatible with the character of the area and should not adversely affect the street scene and Proposal D4 states that the Council will have regard to external plant and storage areas, the impact of industrial fencing and the need for screening and landscaping.


26.
The proposed use involves the open storage of large amounts of road construction materials in stockpiles. As stated above, it is recognised that there is a significant difference between the current application site and the site at Mercury Way in that the current site lies within the Trafford Park Core Industrial Area and the Main Employment Area as defined in the Revised Trafford UDP where the surrounding uses are largely general industrial in character. In addition, the site is less visible from main roads, having no direct frontage to Westinghouse Road and being set back to the rear of another industrial building and being screened to a significant extent by a large belt of trees to the north-west, adjacent to the Parkway dual carriageway.

27.
The applicant has submitted a Landscape Report, which states that the site has been surveyed in relation to the potential visual impact of the use and concludes that, following the implementation of the proposed mitigation works and organisation of the operations on the site, the visual impact will be small and the proposal will even offer a small beneficial change. The report states that, given the existing building and tree screening, it is not necessary to provide any further screening along the north-western and north-eastern boundaries of the site. 


28.
The retention of parts of the existing warehouse building, particularly at the north-eastern end of the site would largely screen the operations from Westinghouse Road and the estate access road. In addition, there is another industrial building to the north between the application site and Westinghouse Road, which provides additional screening.


29.
The site operations and open storage of materials would be visible to a limited extent from the Parkway dual carriageway to the north-west. This view of the site is screened to a significant extent by large trees along the length of this boundary, although these trees are deciduous and there would therefore potentially be increased views in winter. It is also recognised that these views would generally be seen from fast moving vehicles (although a significant number of cyclists do also use this route). However, notwithstanding the conclusions of the Landscape Report in relation to the north-western perimeter of the site, it is considered that, as there would be some views through the existing trees, particularly in winter, further planting would be required on this boundary in order to bolster the existing screening.


30.
Along the south-eastern boundary, the site would be partially screened by the retention of part of the existing warehouse building, by a large warehouse building on the adjacent site and by the proposed acoustic fencing. Depending on the height of the stockpiles, the erection of 4m high acoustic fencing on the south-eastern boundary with the adjacent commercial units could screen the use from this direction, although the fence would be relatively unsightly in itself. However, given that it would only be viewed from within the existing industrial estate, it is considered that this would not cause an unacceptable detrimental impact in terms of visual amenity. 


31.
On the south-western boundary, a soft landscaped area is proposed, which would include the planting of native trees and shrubs. This boundary of the site would be prominent from the towpath on the opposite side of the canal, although there is already a plant storage area surrounded by galvanised palisade fencing between the application site and the canal. It is considered that, subject to tree planting on this boundary, the visual impact of the site from the towpath would be acceptable. 

32.
When the appeal was allowed at the existing site on Mercury Way, the stockpiles were restricted to a maximum of 3.5m in height and there were no stockpiles permitted within 5m of the boundaries of the site. In respect of the current application, the applicant has stated that a height of up to 8m would be required in respect of the stockpiles. It is considered that this would be unacceptable in terms of visual impact, as such stockpiles and the excavators working on top of them would be prominent from within the adjacent industrial estate where the boundary treatment is proposed at 4m in height and potentially from the canal towpath to the south. It should also be noted that an increase in the height of the stockpiles could also have implications in respect of increasing the potential for dust problems. It is therefore recommended that, notwithstanding the applicant’s comments, a condition would need to be attached limiting the height of the proposed stockpiles to a maximum of 4m above the existing ground level with no stockpiles positioned within 5m of any boundary of the site. 


33.
In overall terms, in relation to the Mercury Way appeal, the Inspector considered that, whilst there might be some limited detrimental visual impact, this would not be major. The Inspector also noted that “the use is beneficial in meeting sustainability and recycling targets” and considered that “the harm from the development, in particular the visual impact, is outweighed by the benefits, so that planning permission should be granted”. It is considered that, subject to conditions relating to landscaping and the restriction on the height and position of the stockpiles, the visual impact of the use at the current application site would be significantly less and that the same conclusions would therefore also apply in respect of the current site. 

34.
It is therefore considered that, subject to appropriate conditions, the proposed use would be acceptable in this location in terms of visual amenity. 


TRAFFIC GENERATION AND HIGHWAY ISSUES


35.
A Transport Statement has been submitted with the application. The report concludes that the use would generate about 270 vehicle movements per working day of which about 74 will be HGV’s. The report states that this would represent about two thirds of the total working day level of vehicle movements that would have been generated by the previous warehouse use. The applicant has also confirmed that, whilst it has around 50 employees, only about 15 would be employed at the site (10 office staff and 5 on-site staff). The remaining employees work out on site, generally travelling directly to the particular road project and not needing to report to the depot.  


36.
The LHA has raised no objections to the proposed use. The provision of 39 car parking spaces would normally be required for an industrial use of this scale whereas the application proposes 20 parking spaces plus the overnight parking of wagons. However, the LHA states that, given the nature of the proposed use as a highway depot, it is considered that a lower level of parking is acceptable as the majority of the staff will be working on site and not at the application site.  It is therefore considered that the use is acceptable in highway terms.


ECOLOGY


37. An Ecological Walkover Survey and a Bat Survey have been carried out. The Bridgewater Canal runs to the south-west of the site and is allocated as a Wildlife Corridor and is designated as a Site of Biological Importance (SBI). The stonework of the canal supports the UK Biodiversity Priority Species freibergii (a moss), which is also a species of Principal Importance in England under Section 41 of the Natural Environment and Rural Communities Act 2006.


38. The site is separated from the canal by a strip of land used for the storage of plant in connection with an adjacent site. The application also proposes that the rear wall of the existing warehouse building would be retained and that landscaping would be carried out between the warehouse building and the storage area. The applicant states that there would be a neutral impact on the Wildlife Corridor as a result of the proposed development. The GM Ecology Unit states that the proposed dust management system should be sufficient to protect the SBI, subject to a condition that any water used in dust suppression is not released into the canal.   

39. In relation to the bat survey, no bats were recorded at the time of the survey and the applicant therefore states that there are no apparent implications with regards to this species. However, the GM Ecology Unit has raised concerns that the bat survey does not follow BCT (Bat Conservation Trust) guidelines, which state that at least two dusk and dawn emergency survey visits should be undertaken, and does not provide any justification of why the guidelines were not followed.  The Ecology Unit therefore states that this matter needs to be addressed before the application is determined, to ensure that reasonable survey effort for European protected species has been made.

FLOOD RISK


40. 
The application proposals are for change of use with only modest operational works and the site is already completely covered in hardstanding. Nevertheless, the applicant has submitted a brief Flood Risk Assessment and the comments of the Environment Agency are awaited, although the Agency has raised no objections in principle to the proposed use.


CONCLUSION


41.
In conclusion, it is recognised that, in contrast to the applicant’s existing site at Mercury Way, the proposed use would be located within the Trafford Park Core Industrial Area, where the surrounding uses are predominantly general industrial in character and there are less sensitive receptors in terms of environmental impacts. It is therefore considered that there is no objection in strategic planning policy terms to the proposed use in this location. It is also considered that, subject to appropriate conditions, the use is acceptable in terms of noise, air quality, dust and vibration and in terms of the visual impact on the character of the area. In addition, it is recognised that, although the use generates a substantial level of traffic, this would not have any significant impact on the capacity of the local highway network. Furthermore, it is also recognised that this type of use is beneficial in terms of meeting sustainability and recycling targets. It is therefore considered that, subject to additional satisfactory information being submitted in relation to the bat survey, planning permission should be granted.


RECOMMENDATION: GRANT, subject to the submission of additional satisfactory information in relation to the bat survey and subject to conditions: 


1. Standard Time Limit


2. Landscaping scheme to include planting on the north-western boundary to Parkway and planting on the south-western boundary to the canal


3. Landscaping maintenance


4. Provision and retention of acoustic fencing. Details of colour of fencing to be submitted and the fencing to be implemented in accordance with these details. 


5. Retention in perpetuity of those sections of the building shown to be retained on the approved plans or alternatively, these walls to be replaced by a form of boundary treatment that has previously been approved in writing by the LPA and to a timetable that has previously been agreed in writing by the LPA and this boundary treatment to be retained thereafter. 


6. Any movement of any crushing plant within the site shall not take place during the main business hours 0900 to 1700 unless otherwise agreed in writing by the LPA


7. Prior to the commencement of development, a scheme defining the areas in which the operation of any crushing machines and screening machines can take place and giving details of the type and number of crushing and screening machines to be used shall be submitted to and approved in writing by the Local Planning Authority. The use of the crushing and screening machines shall only take place within the approved areas of the site, unless agreed otherwise in writing by the LPA. The identified plant shall not be parked or stored on the highway at any time.


8. There shall be no open storage of materials within 5m of any boundary of the site and the open storage of materials shall not exceed 4m in height on any part of the site.


9. The use hereby approved shall only be carried out in accordance with the approved Dust Management Scheme or any amended Dust Management Scheme, which is subsequently approved in writing by the LPA.  No water used in dust suppression shall be released into the canal at any time.


10. The use hereby approved shall only be carried out in accordance with the approved Noise Management Scheme or any amended Noise Management Scheme, which is subsequently approved in writing by the LPA. 

11. Provision and retention of wheelwash facilities

12. Should the adjacent building be demolished in the future, details of replacement boundary treatment to be submitted within 1 month and implemented within 2 months of that date. 

13. Any relocation of the main items of plant to be agreed by the Local Planning Authority and the Noise Management Plan to be amended accordingly.

14. Drainage details

15. All demolition works shall be undertaken outside of the main bird breeding season (March to July inclusive) unless the LPA agrees otherwise in writing (on the basis that it has been demonstrated by an appropriately qualified ecologist that there are no nesting birds present).

16. Retention of parking areas shown on approved plans

17. Cycle parking.

SD
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The application is before the Planning and Building Control Committee as an objector is an employee of the Council


SITE


The application site lies to the north west of Daresbury Avenue and adjacent to the entrance to the Millennium Nature Reserve in Flixton.  The Manchester Ship canal lies to the north.  The site is known as Hulmesbridge Farm and comprises of a barn and ten stables in two blocks, with an associated parking area and riding ménage in connection with its use as a livery.  The site is designated as protected linear open land, a wildlife corridor and protected open space.  The adjacent nature reserve is a designated area of nature conservation value, tree and hedgerow protection and special landscape features. Both the nature reserve and the Manchester Ship Canal area also designated wildlife corridors.   


The application relates to the ménage area, which is enclosed by a 1m high wooden fence and is located to the west of the riding stables.  Beyond this to the west is all linear open land.  Residential properties lie opposite Daresbury Avenue and these properties and the road are elevated above the level of the open space and therefore the application site.  

PROPOSAL


Planning permission is sought for the installation of 2 no. pole mounted external lights to the existing ménage area.  The poles would be reclaimed telegraph poles and the lights would be security style lights affixed to the top of the poles.  They would have a maximum height of 7 metres and would be located to the south western boundary of the ménage facing toward the stable blocks.  The ménage would be lit by the 250 watt floodlights for 40 minute sessions between the hours of 15:30-21:00 during winter months only.  The 40 minute sessions would run back to back when required.  The floodlights would not be in use during the summer months, though they would remain in situ.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance Notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PROPOSALS MAP NOTATIONS


Protected Linear Open Land


Wildlife Corridor


Landscape Protection


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


ENV10 – Wildlife Corridors


ENV12 – Species Protection


ENV17 – Protection of Landscape Character


OSR5 – Protection of Open Space


OSR6 – Protected Linear Open Land


RELEVANT PLANNING HISTORY


H/57055 - Erection of stable block, machine store and general agricultural building including workshop, following demolition of existing free standing structures (Approved February 2004).  


H/64184 - Erection of barn and ten stables in two blocks and formation of parking and turning area in connection with livery use (Approved May 2006).  


74870/FULL/2010 - Construction of all weather surface ménage (Approved May 2010).


CONSULTATIONS


Environmental Protection:  Recommend refusal on residential amenity grounds to occupiers of Daresbury Avenue due to high power of lighting and position that may result in glare.  The area can be considered to be a low district brightness area following the Institution of Lighting Engineers guidance as the adjacent residential properties overlook the stables which back onto the ship canal and quite open areas, therefore a very dark background is likely.  The contrast of the floodlights with this will increase impact and it is noted that they will be used for extended periods.


Greater Manchester Ecology Unit: To be included in the additional information report.  

REPRESENTATIONS


Four letters of objection have been received from the occupants of neighbouring properties.  These state that:


· The lights will shine directly into the windows of their properties, causing light pollution and preventing sleeping and resting in the winter months, particularly for young children and elderly residents


· They would impact on the character and appearance of the area given the poles are 7m high and would be clearly visible at all times


· The properties on Daresbury Avenue face directly onto the application site with no natural barrier between them ,hence there would be no screening of the view, noise and illumination


· The area is currently dark and the columns would be a permanent fixture detracting from the current open aspect currently enjoyed from habitable rooms


· The level of illumination regardless of its intensity would be detrimental to the protected open space that is characteristic of this area


· Barton airport might be affected by the lighting columns


· The ménage and stables are an asset to the area but they already generate noise and disturbance in addition to that attracted to the nature reserve and the lighting columns would be a further invasion on the privacy of residents, particularly at night


· There are foxes habiting the field therefore the proposal may affect habitats


· An advertisement hoarding has also been erected


OBSERVATIONS


PRINCIPLE


1. The application site lies within an area designated as the Protection of Open Space (Proposal OSR5 of the Revised UDP), Protected Open Land (Proposal OSR6), Wildlife Corridor (Proposal ENV10) and Protection of Landscape Character (Proposal ENV17).


2. Proposal OSR5 seeks to protect open space from development unless it is for recreational purposes; replacement facilities of an equivalent or greater community benefit are provided within the locality; it remains ancillary to the principal use of the site and it can be clearly demonstrated that it would not result in a local deficiency of  open space.  It is considered that the proposed lighting would not be contrary to OSR5.  


3. Proposal OSR6 seeks to protect linear open land as mainly undeveloped areas of open land in public and private ownership.  The function of these areas is to retain and create linear greenways between public/private open spaces and linking urban areas and the nearby countryside and to retain and create links and islands of undeveloped land.  OSR6 seeks to improve the recreational, townscape and environmental value of these areas and states built development of a small scale may be acceptable.  The ménage was originally approved as it was development of a small scale that would not have compromised the aims of OSR6, however the proposed lighting would materially alter the character of the ménage and it would subsequently appear incongruous in a semi-rural location, therefore detracting from the character of the linear open land.  The proposal would therefore be contrary to ORS6 of the Revised UDP. 


4. In conclusion, the floodlighting is considered to be contrary to Proposal OSR6 and the principle of the development is therefore unacceptable.  


DESIGN, STREET SCENE AND PROTECTED OPEN SPACE


5. The ménage lies adjacent to the stables with open land beyond the ménage area, which measures 20m by 40m.  The ménage occupies an area of 800m2 enclosed by a low height wooden fence and although it occupies a large area it remains relatively unobtrusive and ancillary to the main use of the site as a livery.  It is particularly unobtrusive after nightfall when only the fence might be visible and fences of this type are considered to be common features in areas of open space.  


6. At present, the lighting of the site is confined to the main building and the stables, which is to be expected on a livery estate.  The introduction 7m high columns with artificial lighting atop would be an alien feature in this area of protected open space at the edge of the urban area, which acts as a buffer to the Manchester Ship Canal to the north.  Given the 800m2 area of the ménage, the installation of floodlighting to it would fundamentally alter its character and it is considered that it would form an incongruous and visually intrusive form of development which would detract from linear open land.  The floodlighting would be a permanent fixture which would be detrimental to the character of the area and contrary to Proposals OSR6 of the Revised UDP.  


RESIDENTIAL AMENITY


7. In additional to the detrimental impact of the lighting columns and floodlighting on the protected open space, the proposal would be a prominent form of development that would be clearly visible in views from neighbouring residential properties, which currently enjoy outlook to this protected open space.  The lighting columns would be 7m high and there are 2 no. proposed, with the closest house being 44m straight line distance away from the edge of the ménage. The front elevations of properties on Daresbury Avenue face directly onto the application site and therefore principal habitable rooms such as bedrooms and living rooms benefit from outlook onto this area of protected open space, particularly as the houses are elevated above the level of the open space and the ménage.  


8. When viewed from the habitable room windows of these properties, the proposal would fundamentally alter the character of the ménage from an unobtrusive development which assimilates with its surroundings to one which is unduly prominent and visually intrusive.  This is exacerbated as the houses are elevated above the level of the ménage.  The floodlighting would illuminate the whole of the ménage and would occupy the entire outlook when viewed from neighbouring residential properties, particularly from the ground floor rooms.  The proposal would have a detrimental impact on the outlook currently enjoyed by the occupants of properties on Daresbury Avenue.  It would prejudice the amenities of the occupants of neighbouring properties and would therefore be contrary to Proposal D1 of the Revised UDP.  


9. The impact of illumination on neighbouring residential occupants is a key concern in the determination of applications which propose floodlighting, as are the hours of use.  In this case, the hours of use proposed are from 15:30 until 21:00 in the evenings throughout the winter months and in the darker months this has the potential to be for up to six hours per day as the 40 minute sessions may run back to back and the ménage would therefore remain lit throughout that period.  It is considered that the use of the floodlights would extend into the night seven days a week to a time when floodlighting is likely to be intrusive to neighbouring residential properties in the evenings (21:00), particularly in this area given the area is at present very dark in the evenings as the backdrop is to the protected open space and the Manchester Ship Canal.  It is considered that the existing lux levels would therefore be extremely low given the area is very dark in the evenings given the ménage is set against the backdrop of the Manchester Ship Canal and the protected open space.


10. The applicant has not submitted a lux assessment with the application, which would demonstrate the spill of light from the lighting columns.  It was considered that it would not be expedient to request the submission of a lux assessment during the course of the application.  To elaborate further on this point, an appeal was recently dismissed in June 2011 for the formation of a synthetic football pitch, with 15m high lighting columns and 3m high fencing at New Wellington School in Timperley following a Planning and Building Control Committee resolution to refuse planning permission and a subsequent informal hearing.  A lux lighting assessment was submitted which demonstrated that the contours of light spillage were within recommended levels and the lux survey itself was not in dispute; however the Inspector noted that understanding the effect of the lighting presented some difficulty.  The lighting met the recommendations of both Sport England’s guidance entitled ‘Guide to Design, Specification and Construction of Multi Use Games Areas’ and of the ILE ‘Guidance Notes for the Reduction of Obtrusive Light’ in terms of the distance of the lighting columns from residential properties and the lux levels across these distances, however the Inspector concluded that the recommendations of lux surveys should only be used as general guidance and that careful judgment of the likely effect in any particular case was also essential.  


11. Sport England’s briefing note ‘Outdoor Sports Lighting’ states that well designed and properly installed outdoor sports lighting should limit and control light spillage and landscaping can reduce daytime visibility of columns.  In this case there is little or no screening of the ménage in views from properties on Daresbury Avenue and the floodlights have not been designed to minimise light spillage.  Accordingly to ILE guidance, the area can be considered to be a low district brightness area as the adjacent residential properties overlook the stables which back onto the ship canal and quite open areas, therefore a very dark background is likely. The lighting would be of a high power (250 watt security lights) and due to the design of these it is considered that their position may result in glare.  The contrast of the floodlights with the dark setting provided by the canal and open space area will increase the impact of the floodlighting and this would be exacerbated by the extended period of their proposed use to the detriment of the amenity that neighbouring occupants should reasonably expect to enjoy.  


12. In the New Wellington School case, the Inspector concluded that “…whilst there would be low levels of light spillage to neighbouring houses or gardens, residents would see, at very close quarters, a large brightly illuminated area which has previously been dark during the normal hours of darkness…”.  In this case, it is considered that there would be a greater degree of light spillage and glare against a baseline of very low lux levels, the impact of which would be worse than that concluded by the Inspector in the case above.  The residents of Daresbury Avenue would see a very large (800m2) brightly illuminated area that has previously been very dark during the normal hours of darkness.  


13. In conclusion, it is considered that the installation of floodlighting to the ménage would fundamentally alter the character and appearance of the ménage.  The floodlighting of the ménage late into the evenings in the winter months would have a detrimental impact on the living conditions of the occupiers of properties on Daresbury Avenue and would have an adverse effect on the outlook from these properties, particularly given the current outlook provides a very dark background.  The proposal would therefore result in serious harm to the residential amenity that the occupiers of neighbouring properties should reasonably expect to enjoy.  As such, the proposal is therefore considered to be contrary to Proposal D1 of the Revised UDP. 


ACCESS, HIGHWAYS AND CAR PARKING


14. The proposal would have no impact on the level of parking, highways or access to the site, which would remain unchanged.  This does not therefore form a reason for refusal of the application.   


CONCLUSION


15. The installation of floodlighting would fundamentally alter the character and appearance of the ménage and it has been demonstrated that this would be detrimental to the protected designation of the linear open land.  Furthermore, the floodlighting result in serious harm to the residential amenity of neighbouring occupants, by reason of loss of outlook; the glare of the high powered lights against a very dark background; and the extended use of the floodlit ménage into the evenings in the winter months.  As such, the proposal is therefore considered to be contrary to Proposals D1 and OSR6 of the Revised UDP.  It is therefore recommended that planning permission is refused.  


RECOMMENDATION: REFUSE

1. The proposal, by reason of its siting, design, height, scale and illumination would appear incongruous, visually intrusive and would detract from the character of the area and the protected linear open land.  As such, the proposed development would be contrary to Proposals D1 and OSR6 of the Revised Trafford Unitary Development Plan.  


2. The proposed floodlights would be unduly detrimental to the residential amenity of the occupants of neighbouring properties, in particular as a result of the visual impact of the illuminated area and the spillage of light to properties on Daresbury Avenue together with the extended use of the floodlit ménage into the evening during the winter months.  As such, the proposed development would be contrary to Proposal D1 of the Revised Trafford Unitary Development Plan.


DR
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		Erection of a part single, part two storey detached dwellinghouse with associated car parking and landscaping. (Revision to planning permission 75201/FULL/2010).



		Land adjacent to 9 Teesdale Avenue, Urmston





		APPLICANT:  Mr Mark Edge





		AGENT: ebrdesigns.com





		RECOMMENDATION:  GRANT









SITE


The application site currently forms the side garden of 9 Teesdale Avenue and is approximately 0.06ha in size.  The site is situated at the head of the cul-de-sac with residential dwellings bounding the site on all sides.  Fairburn Close bounds the site to the north and Highgate Avenue bounds the site to the west. 


PROPOSAL


The application proposes the erection of a part single, part two storey detached dwellinghouse, which would measure 8m in length at two storey and 11.5m at single storey, 10.65m wide with a ridge height of 8.1m and eaves level of 5.4m.  A double garage would also be attached to the front elevation, which would measure 6.5m in length, 5.1m wide with a ridge height of 3.4m and eaves level of 2.5m.  The house would be constructed from bricks with a tiled roof.


The proposed dwellinghouse would comprise of four bedrooms, one with an en-suite and a separate bathroom at first floor.  A lounge, dining room, kitchen, utility room, study and hallway are proposed at ground floor level.  Windows are proposed to the north, east and west elevations.  


The application is a revision to a previously approved planning application 75201/FULL/2011, which was approved by the Planning Inspectorate.  This application proposes an addition of a single storey outrigger to the rear elevation of the property, an increase in the width of the main dwellinghouse by 0.35m and an increase in the length of the adjoining garage by 0.3m.  The applicant has detailed that the increase in the length of the proposed garage is to enable two cars to easily manoeuvre into the garage.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


D3 – New Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Development


H4 – Release of Other Land for Development


RELEVANT PLANNING HISTORY

Land adjacent to 9 Teesdale Avenue


75201/FULL/2011 - Erection of a two storey detached dwellinghouse with associated car parking and landscaping – Refused 17/09/2010.  The application was refused on the grounds that the proposed development, be reason of its height, scale, massing and proximity to boundaries of the site would represent overdevelopment and therefore would result in a loss of spaciousness, would not be compatible with the character of the surrounding area and would have a detrimental impact on the amenity of occupiers of nearby residential properties by reason of visual intrusion and overbearing impact.  The application was allowed on appeal on10/02/2011.

9 Teesdale Avenue


H/68858 - Erection of a two storey side and rear extension, rear conservatory and three dormer windows to front elevation, including an increase in height of the main roof and erection of a ground floor canopy and first floor Juliette balcony to front elevation and erection of a detached double garage to the north-eastern corner of the site, to form additional living accommodation – Refused on Appeal 02/10/2008.


APPLICANT’S SUBMISSION 


The applicant has submitted a design and access statement identifying the site location, relevant Council policies and setting out the proposal.


CONSULTATIONS


Environmental Protection – State that the site is on a known former landfill site and within 250m of other known landfill sites that have the potential to create gas.


Built Environment (Drainage): No objection.


REPRESENTATIONS


One letter of objection has been received from a neighbouring resident which states that they have no objections to the new property being built but request that the natural screen of trees and shrubs that previously lay along the boundary with Fairburn Close is restored, at least screening out the view of the new house from Fairburn Close itself.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the development of a new dwelling on part of the garden of an existing residential dwelling plot. The application site is not allocated for any specific use in the adopted Revised Unitary Development Plan. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, the proposal must be classed as green-field development.


2. Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

i) Is well located in relation to established areas of housing, jobs, local community services and facilities;


ii) Avoids the use of important areas of open space;


iii) Is or can be made accessible by public transport and other non-car modes of travel;


iv) Respects and enhances the quality and character of the local built environment, and,


v) Does not prejudice the development or redevelopment of adjoining land.


3. In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


4. In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.


5. Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.


6. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this single unit development proposal would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether or not a significant adverse impact will result.


7. The Planning Inspectorate, in relation to the previous planning application 75201/FULL/2010 also recognised that given the Council’s position as stated above, that in this location the change in categorisation of the land would not create a conflict with relevant local or national policy.  The Inspectorate also stated that whilst Councils are, as a consequence of the changes, intended to exercise a more discretionary approach to the redevelopment of sites such as this, the change in approach at national level does not amount to a presumption against all schemes involving the use of garden land.


8. The development of a new dwellinghouse on the site has therefore been established by the Planning Inspectorates approval of the previous planning application.  The main areas for consideration are the impact of the proposal on the amenity of surrounding residents, the character of the surrounding area and highway safety.  These elements are discussed further within this report.


RESIDENTIAL AMENITY


9. The proposed dwellinghouse would be situated opposite No.32 Teesdale Avenue.  No.32 is situated at a significantly lower level than the surrounding properties.  The main dwellinghouse would not project closer to No.32 than the extant planning permission and the proposed adjoining single storey garage to the front of the property would only project 0.3m closer to No.32 than the previously approved development.  The applicant has indicated that the increase in the projection of the garage is to enable two cars to manoeuvre into and park in the garage.  There are no windows proposed to the east elevation of the garage and planting is proposed to the east of the site.  

10. The application site is land that currently forms the side/ rear garden of No.9 Teesdale Avenue.  The main dwellinghouse would project 1.6m closer to No.9 than the extant planning permission, although would be situated 1.25m further away from 10 Fairburn Close.  A minimum distance of 4.6m would remain between the proposed dwelling and No.9.  No.9 would be situated at an angle looking onto part of the side elevation and rear garden of the proposed dwelling.  No windows are proposed to the southern side elevation of the dwellinghouse.  There are currently secondary habitable room windows on the north eastern side elevation of No.9 which are proposed to be obscure glazed as part of the development.  The proposed single storey outrigger to the rear of the property would project beyond the rear elevation of No.9, although a distance of 6.4m would lie between this and the common boundary with No.9.  It is considered that the proposal would not have an overbearing impact or result in a loss of light or privacy to the occupants of No.9 Teesdale Avenue.

11. The proposed dwellinghouse would project 3.2m at two storey level beyond the rear elevation of the neighbouring property No.10 Fairburn Close.  This application proposes the addition of a single storey outrigger to the rear elevation, which would project a further 3.5m beyond the rear elevation of No.10.  A distance of 4.3m, increasing to 4.6m would lie between the main dwellinghouse and the side elevation of No.10.  This distance has increased from the extant planning permission and would decrease to a minimum distance of 3.3m between the proposed adjoining garage and the side elevation of No.10.  A minimum distance of 2.4m would remain between the proposed single storey outrigger and the common boundary with No.10.  There are no habitable room windows on the southern side elevation of No.10 and no windows are proposed to the north side elevation of the house and therefore the proposal would not result in a loss of light or privacy to the occupants of No.10.  The proposed adjoining garage which would be situated to the front of the property would project 4.2m beyond the front elevation of No.10, which is 0.3m more than the extant planning permission.  The applicant has agreed to provide mature planting along the northern boundary of the site which would partially screen views of the development from Fairburn Close.  It is recommended that this planting is secured through a landscaping condition.  A minimum distance of 13.8m would remain between the proposed first floor windows and the common boundary with No.9 Fairburn Close.  Planting is also proposed along the common boundary with No.9.  It is therefore considered that the proposed development would not unduly impact on the occupants of No.’s 9 and 10 Fairburn Close.

12.  The main dwellinghouse is not proposed to project closer to the rear boundary than the extant planning permission.  A minimum distance of 8.6m would remain between the proposed single storey outrigger and the rear boundary.  The proposed internal layout of the property at first floor level would also be the same as the extant planning permission, where it was considered that the proposal would not unduly impact on the residents of Highgate Avenue.

13. In regards to the previous planning application 75201/FULL/2010, the Planning Inspectorate chose not to uphold the Council’s request to withdraw permitted development in relation to extensions to the property on the grounds of the plot size.  This application now proposes a single storey outrigger to the rear of the property, which has a projection that is 0.5m less than what could be built at single storey to the rear of the property without the need for planning permission if the extant planning permission was implemented.  If permitted development rights were to remain on the property for rear extensions, a single storey rear extension could be erected to the rear of the single storey outrigger with a length of up to 4m, which would leave a distance of only 4.8m between the single storey extension and the rear boundary.  It is therefore recommended that a condition is attached to remove permitted development rights for the erection of rear extensions to allow the Council to assess any such proposal.

DESIGN AND VISUAL AMENITY


14. The proposed development is of the same style and design as that previously approved under planning permission 75201/FULL/2011.  It is considered that the addition of a single storey element to the rear elevation and a slight increase in the width of the main dwellinghouse and length of the adjoining garage does not materially alter the design of the proposed dwelling and are in keeping with the character of the surrounding area.  

15. Hard and soft landscaping is proposed to the front, rear and side of the property, including boundary walls and gates.  A landscaping condition is recommended requiring the applicant to submit a detailed scheme for hard and soft landscaping on the site.  This includes the introduction of mature planting along the northern and eastern boundaries of the site.

16. It is therefore considered that the overall design of the proposal is acceptable and would not adversely impact on the existing street scene or character of the surrounding area.

HIGHWAY SAFETY AND PARKING PROVISION


17. The application proposes a detached garage which would provide two car parking spaces.  The proposal would also include the creation of a driveway which would provide at least a further two car parking spaces.  It is therefore considered that the proposal would not lead to on-street car parking and the LHA raises no objections to the proposal.

18. The proposal entails the creation of a driveway running between No.’s 9 and 32 Teesdale Avenue, which was also proposed under the extant planning permission.  This proposed driveway would not impact on vehicular movement or visibility in and out of No.9 or 32 Teesdale Avenue.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


19. The site is within an area of deficiency in children’s play space and outdoor sports provision.  Under the previous planning application 75201/FULL/2010 it was considered that a financial contribution towards open space and outdoor sports provision was required.  It was also considered that the proposal required a contribution towards the Red Rose Forest.  This is in accordance with Proposal ENV16 of the UDP and the Council’s Supplementary Planning Guidance ‘Developer Contributions Towards Red Rose Forest’.   

20. The Planning Inspectorate stated that the Council did not refuse the application for lack of financial contributions.  He also concluded that it was likely that sufficient trees (3) to satisfy the Red Rose Forest objections could be included within the necessary landscaping condition.  He also states that “in the absence of compelling and specific evidence to the contrary, and bearing in mind the relevant tests of Circular 05/2005 and the Community Infrastructure Levy Regulations 2010, that an absence of any contributions mooted by the Council would justify the withholding of planning permission in the instance.” (para 23, APP/Q4245/A/10/2137854/WF).


21. In light of the Planning Inspectors resolution outlined above and as the nature and level of development has not significantly altered from the extant planning permission 75201/FULL/2010, it is considered that financial contributions could not be reasonably required in this instance.


CONCLUSION


22. The provision of one residential unit on the site is considered to be acceptable given that the Council is currently meeting its target for development on brownfield land.  The proposed dwellinghouse would not have a detrimental impact on residential amenity or adversely impact on the existing street scene or character of the surrounding area or highway safety.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. 

RECOMMENDATION: GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of Approved Plans including Amended Plans


3. Materials 


4. Landscaping


5. Landscape Maintenance


6. No development shall take place until the windows in the north-east elevation of the existing dwellinghouse at 9 Teesdale Avenue have been treated in accordance with a scheme to be submitted to and approved in writing by the LPA.


7. The building shall not be occupied until the driveway shown on the approved drawings has been drained and surfaced in accordance with details submitted to and approved in writing by the LPA pursuant of condition 4) and that driveway shall not thereafter be used for any purpose other than the parking and manoeuvring of vehicles.


8. Details of finished floor levels to be submitted and agreed in writing.


9. Removal of permitted development rights in relation to the erection of rear extension(s). 


VW





		WARD: Broadheath

		77309/HHA/2011

		DEPARTURE: No 





		Erection of a single storey side and rear extension to form a granny annexe.



		5 Claremont Drive, Timperley, WA14 5ND






		APPLICANT:  Mr Hugh Faupel






		AGENT: Insight (NW) Ltd






		RECOMMENDATION:  Grant










This application has been called in by Cllr Wilkinson on the grounds of visual impact to the surrounding character and appearance, potential on- street parking congestion and potential commercial use of the residential premises.   


SITE


The application site is located on the north side of Claremont Drive, Timperley, which is accessed off the south east side of Washway Road. Claremont Drive is characterised by an established residential character of predominantly two storey traditional dwellings, semi-detached and detached, set within spacious grounds.  The street scene comprises mature trees and property frontages are defined by low boundary walls and mature greenery.


The application property is a large two storey detached dwelling with a raised internal ground floor level. The property is an Edwardian style, gable roof dwelling that contains two prominent bay window features that are the full height of the front elevation.   The residential curtilage is hard-surfaced to the front and side and the rear garden boundaries are defined by 1.8m/ 2m tall fence and trellis treatment respectively. 


PROPOSAL


Planning permission is sought for the erection of a single storey side and rear extension to accommodate a granny annexe. The extension measures wide by 5m wide and 11.8m long. It would measure 2.5m tall to eaves rising to 4.4m in height in total.


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, it gives a clear indication of the Government’s ‘direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP 1 – Spatial Principles


DP 2 – Promote Sustainable Communities


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


DP 7 – Promote Environmental Quality


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


D6 – House Extensions 


RELEVANT PLANNING HISTORY

H/35234 – Change of use from a dwelling house to a day nursery – Refused 01/07/1992


CONSULTATIONS


Drainage:- R17


Pollution and Licensing – The application is situated within 250m of a known landfill site or area of ground that has the potential to create gas and a suitable gas protection measures condition is recommended.


REPRESENTATIONS


Cllr Wilkinson has raised the following concerns:


· An extension is likely to be out of keeping with the adjacent properties, many of which date back to the 19th century and remain unchanged externally.


· The extended property would result in 7 bedrooms and 2 off-street parking spaces.


· Neighbours are apprehensive that the premises may be used for commercial purposes.


Neighbours - 7 letters of objection have been received from neighbouring occupiers raising the following concerns:


- Detrimental visual impact to the character and appearance of the application property and the surrounding area. An attached extension to the side would not enhance the appearance of the property and would alter the character of a well preserved street scene. 


- Inappropriate size by only having one floor. 


- The proposal does not specify, slate tiles, matching bricks, a timber frame and front door, sash windows and specifies UPVC instead of seasoned timber windows on the side.


- Loss of current parking provision and the level of parking space required after the extension, both leading to potential on-street parking congestion.


- Inappropriate to construct a granny annexe given the existing extent of internal accommodation.


- The residents have recently paid for a new road surface which is not to a standard for heavy plant machinery. It is requested that a condition of any building work should include a levy towards the road fund.


- With regard to the properties consulted by the Council, one of the occupiers has sold their property and one is employed in connection with the planning application. 


- Concern over motive for the buildings works being for a commercial enterprise and for commercial gain.


- Implications for the drainage system. Basement flooding occurs within the street.


OBSERVATIONS


AMENITY


1. The proposal would be located adjacent to the north west elevation of the property. It would be set back 0.5m from the front elevation, extend the full length of the property  elevation and project 3m beyond the rear elevation of the property. The boundary treatment along the shared boundary with No. 4 Claremont Drive is an approximately 2m tall fence. There is a bay window in the side elevation of No. 4 facing the shared boundary between the properties. The Council’s Guidelines on House Extensions outline the need to safeguard the amenities of neighbouring properties against loss of light and an unacceptable overbearing impact. A separation distance of 7.2m approximately would be achieved between the side elevation of the proposal and the nearest elevation of No. 4 Claremont Drive. The proposed flank wall would be visible for approximately 0.5m above the existing boundary treatment, above which the proposed pitched roof would slope away from the boundary.  Given the separation distance between the proposed flank wall and the neighbouring property, the extent of extension visible above the boundary treatment and the single storey nature of proposal, it is not considered to have an overbearing impact or loss of light impact to the occupiers of No. 4 Claremont Drive. 


2. The windows proposed in the side elevation of the extension facing the boundary with No. 4 Claremont Drive would be sited 1.9m above internal floor level which would mitigate any overlooking impact. Given the proximity of the windows to the shared boundary, the applicant’s agent has confirmed in writing that the windows would not open outwards in order to ensure that the proposal does not impinge upon the shared boundary.  


3. The proposal would be sited 13m from the north west (rear) boundary, which combined with the 1.8m tall boundary fence and additional planting to the rear boundary would not result in any adverse overlooking to neighbouring occupiers. Due to siting and scale of the proposal, there would be no impact to the amenities of No. 6 Claremont Drive.


DESIGN


4. The application site is located within an attractive residential street scene characterised by large traditional detached and semi-detached dwellings within spacious settings. The scale and footprint of the proposal is considered proportionate to the host dwelling. The proposed 5m width is not considered excessive in relation to the original 12m wide dwelling and would not appear over-dominant as viewed from the street scene.

5. The amended scheme has omitted a proposed canopy and gable detail in the roof in the front elevation. Whilst it is acknowledged that the initial design incorporated original details of the property, setting the extension back from the front elevation and omitting the canopy and gable detail has reduced the prominence of the extension and preserved more detail on the original property. The amended scheme competes less with the main front elevation of the property and has a reduced visual impact upon the character of the dwelling and the street scene. The amended scheme has omitted a gable to rear elevation and proposes a hipped roof. This revision would reduce the bulk of the extension and is more in keeping with the parent roof of the original dwelling. 

6. The applicant’s agent has submitted evidence indicating that a timber garage was previously located to the side of the property which formed part of the street scene historically that occupied the space to the side of the property. Not withstanding this, given that the extension would be set back and it is single storey, it is not considered that the proposal would demonstrably harm the prevailing spacious character. 

7. The proposed materials include a Marley modern tile and timber windows and door to the front with UPVC materials to the side and rear. A slate roof tile would be more appropriate to ensure that the extension is in keeping with the host dwelling and sympathetic to the surrounding area. It would be considered onerous however to not accept the use of UPVC materials to sections of the extension that are less visible within the street scene. A condition is suggested for materials to be submitted prior to commencement of works to ensure that they are appropriate to the area.

HIGHWAYS


8. The extended dwelling would require 4 parking spaces in accordance with the Council’s parking guidelines. A parking layout has been submitted by the applicant’s agent demonstrating that 4 car parking spaces that comply with the Council’s specified dimensions, can be provided within the curtilage of the site. As such, it has been demonstrated that sufficient parking provision in accordance with the Council’s Guidelines can be provided within the curtilage to satisfactorily prevent on-street parking congestion.


OTHER MATTERS


9. The concerns raised by neighbouring residents with regard to the implications for the road surface is not a material planning consideration and can not be taken into account in the consideration of this planning application. Concerns have been raised in relation to drainage which is not a material planning consideration and would not justify the refusal of planning permission. 


10. The proposal has been designed to accommodate a self-contained granny annexe. There is no evidence to suggest that the proposal would be used for commercial purposes. Any proposed commercial use would require planning permission and would be dealt with in a separate planning application. The applicant’s agent has stated that the reason for the lack of internal access is due to the difference in ground level between the proposal and the original dwelling and the intention to provide the intended occupant with independent living. An internal link between the proposed annexe and the property would result in a functional relationship between the original house and the annexe however the lack of an internal access is not considered sufficient grounds for refusal. A condition is suggested for the annexe to remain ancillary to the main property.

CONCLUSION


11. It is considered that the amended proposal would not result in any demonstrable harm to residential amenity or the street scene.  The proposal therefore complies with the requirements of Proposals D1 and D6 of the Revised Trafford Unitary Development and the Council’s related supplementary Planning Guidance ‘House Extensions’.


RECOMMENDATION: GRANT, Subject to the following conditions:-


1. Standard 3 year time limit 


2. List of approved/amended plans


3. Sample materials to be submitted (including rainwater goods, joinery)


4. Provision and retention of parking within the curtilage of the property


5. Granny annexe shall be ancillary to the property






		WARD: Urmston

		77329/FULL/2011




		DEPARTURE: NO





		CHANGE OF USE FROM OFFICES (CLASS B1) TO FOUR SELF-CONTAINED FLATS (CLASS C3) WITH WORKS ANCILLARY THERETO, INCLUDING REDUCTION IN GROUND LEVEL TO PROVIDE EXTERNAL ACCESS AND WINDOWS TO BASEMENT, AND FORMATION OF BOUNDARY TREATMENTS, CAR PARKING AND SOFT LANDSCAPING






		5 Bridgenorth Avenue, Urmston, M41 9PA






		APPLICANT:  Birch Property Services.






		AGENT: N/A






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application site relates to one half of a pair of large Victorian semis set within an area of land 0.1 hectares in size. The property’s main frontage and address point relates to Bridgenorth Avenue, a narrow access road leading to the south-western corner of the site, however this is now blocked off and the application site is most commonly viewed and approached from Bradfield Road to the north. 


A detached building in the south-eastern corner of the application site is used by St. Anthony’s Catholic College (located on the opposite side of Bradfield Road) as a workshop facility. Students are able to reach the annexe from a separate access road which runs immediately along the eastern boundary of the application site, and which leads to its own entrance door into the building. On the other side of the access road is a day nursery and the playing fields of Highfield Primary School which also wraps around to the south.


The property of 5 Bridgenorth Avenue is a vacant three storey brick building with a plan form that matches its adjoining neighbour of No.4. Floorspace at basement level means the property has four floors of accommodation, with the ground-floor being the largest following the erection of a single-storey flat-roofed extension to the northern elevation in 1985. Whilst the property is vacant at present, the last known use of this former dwellinghouse was as offices. Adjoining 4 Bridgenorth Avenue was granted consent to be converted into three independent apartments in 1995 and the building remains in this use today. 


PROPOSAL


This application seeks consent to convert vacant 5 Bridgenorth Avenue into four self-contained residential units, each on a separate floor of the property. Every flat would comprise of two bedrooms, lounge/kitchen facilities, and a bathroom. The apartments would share access via the main internal staircase and the building’s principal entrance fronting Bridgenorth Road, with the exception of the basement flat which is accessed via a set of external steps to the eastern side of the building. A 1.6m reduction in ground level to the south and east of the basement flat has been proposed to create this independent access and to form lightwells for the proposed windows to the apartment.


The remainder of the application site is set to be refurbished to form a formal parking area for residents and visitors and an area of amenity space, approximately 150sqm in size, to the north-eastern corner of the site. New boundary treatments have been proposed along the eastern and Bradfield Road boundaries of the site, including automatic gates to secure the site. 


At the time of writing, work has already commenced on site with the lightwells and basement windows already formed, and various internal works also taking place.  


THE DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance Notes and Circulars remain in place until cancelled.

The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date. 


THE DEVELOPMENT PLAN IN TRAFFORD


The Revised Trafford UDP was formally adopted on 19 June 2006. Together with the Regional Spatial Strategy for the North West of England (adopted September 2008), this constitutes the Development Plan for Trafford.


The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.


THE TRAFFORD LOCAL DEVELOPMENT FRAMEWORK


The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP – and that work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications against the Development Plan for Trafford.

PROPOSALS MAP NOTATION 


No notation.

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


D1 – All New Development


D2 – Vehicle Parking


D3 – Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development


H6 – Sub Division of Houses


RELEVANT PLANNING HISTORY

H/68150 – Change of use of detached store to rear from a storage facility to workshop (for use by students); installation of new roller shutter; erection of a 2.1m fence; provision of new pedestrian access – Approved, 28/01/2008


H21113 - CoU from dwellinghouse to offices & erection of single storey extension to form entrance, staff room & kitchen. Erection of single block of 4 garages & formation of car park with access from Bridgenorth Avenue – Approved, 14/03/1985

H28253 - Alteration and construction of dormer extension to form first floor flat over existing garage to be used for training purpose – Approved, 21/11/1988


H30363 - Erection of offices at first floor over existing workshop and new store at ground level – Approved, 29/11/1989

H38850 - Change of use and conversion of offices to two self-contained flats on first and second floors only; provision of ancillary car parking and amenity space – Approved 21/06/1994

4 Bridgenorth Avenue


H40560 - Change of use and conversion of single dwelling to three self-contained flats; provision of associated car parking – Approved, 24/05/1995

2-5 Bridgenorth Avenue

H02368 - Erection of 33 1-bed flats – Approved 13/05/1976  

CONSULTATIONS


Local Highways Authority – To meet the Councils standards the provision of 6 parking 


spaces should be provided for the proposed use, and 6 for the existing use at 4 Bridgenorth Avenue, and therefore 12 spaces are required overall. The proposals include 17 parking spaces and therefore there are no objections to the proposals on highways grounds. The site also requires a minimum of 2no. cycle parking spaces overall.


Pollution and Licensing – No objection

REPRESENTATIONS


No representations have been received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes the formation of four new apartments on a site which is located in the ‘Southern Part of the Manchester City Region’ as designated within the 2008 RSS and as such falls to be assessed under Policy MCR3. The proposal is considered to be acceptable in housing land supply terms as it will bring back into use a vacant former dwellinghouse which lies on previously developed land. The application site lies 700m to the south-west of Humphrey Park station, and 210m north of Stretford Road Quality Bus Corridor, and as such is classed as being in a ‘most accessible’ area as defined by SPD 1: Developer Contributions to Highway and Public Transport Schemes. Overall, it is considered that the proposed residential units are located in a sustainable location and comply with Policy MCR3, as well as the relevant policies contained within the Revised UDP and emerging Core Strategy by virtue of their efficient use of land and renovation of a building that has been vacant for 6 years. Therefore the proposed development is considered acceptable in principle.


DESIGN, STREETSCENE AND AMENITY

2. The existing window openings from the ground-floor of the building and above are set to be retained and will be sufficient to provide each habitable room within these units with an outlook and an adequate amount of daylight. Furthermore, the property’s siting within the centre of the application site, and its absence of surrounding residential neighbours, means that none of the windows to the proposed apartments will overlook the private gardens or facing windows of other dwellinghouses. 


3. Lightwells with a projection of between 1.1m-2.2m and a depth of 1.6m have been proposed to provide the habitable rooms of the basement flat with sunlight and some form of outlook. Work on this aspect of the scheme has already started and it is considered that the dimensions of the lightwells will be sufficient to allow an adequate amount of natural light into these east and south-facing windows, which are of a reasonable size. The layout of the proposed basement flat has been amended to form an open-plan kitchen/lounge area, thus preventing the kitchen from being a windowless room. 


4. It is recognised that some of the windows to the ground-floor and basement flats may be subject to some loss of privacy from other residents/visitors of 4 and 5 Bridgenorth Avenue as they enter the site towards the main entrance. However, it is considered that this is not an entirely unusual relationship for an apartment block and that the relatively low capacity rate of the seven flats at No’s 4 and 5 will mean that persistent interlooking should not occur.  


5. The Council’s SPG: New Residential Development states that for flats, 18sqm of adequately screened communal area per flat is generally sufficient for sitting out, children’s play and hanging washing. This application proposes the formation of a grassed area, approximately 150sqm in size, to the north-eastern corner of the site, along the boundary with Bradfield Road. The applicant also intends to repair the existing 1.8m high concrete post and panel fence which runs adjacent to Bradfield Road, and retain the existing dense landscaping which forms the eastern boundary of the site. It is considered that these boundary treatments and the size of the proposed grassed area will be sufficient to create an area of amenity space that can be enjoyed by the occupants of the proposed flats, and the existing flats at No.4 also, without being unduly open to view from users of the surrounding highway and access road.        


6. In 2008 planning permission was granted for the detached annexe building to the south-east of the application site to be used by neighbouring St. Anthony’s Catholic College as a workshop (ref:H/68150). Whilst 5 Bridgenorth Avenue was vacant at the time of the application, conditions were attached to the approval which required appropriate noise mitigation measures to be identified then implemented, and a restriction on the hours that the workshop could be used, to protect the amenity of future occupants of No.5. Whilst it is not clear from the file whether noise mitigation measures were agreed upon, it is considered that the presence of these conditions will be sufficient to ensure that the residents of the proposed flats do not suffer from an undue level of noise pollution as a result of the existing workshop.


7. The proposed development will result in the refurbishment of the existing vacant property, which at present impacts negatively upon the Bradfield Road streetscene because of the condition that it is in. 


8. The two proposed lightwells, whilst relatively large in size, do not project closer to Bradfield Road than the building itself and will not be readily visible from the highway. The exposed brickwork at basement level has been subject to graffiti and is different in colour to the remainder of the building. As such the applicant has proposed to render the eastern and southern elevations of the building up to the cill level of the ground-floor windows. This is considered to be a reasonable approach given the current appearance of the basement level brickwork. The new windows and doorway associated with the basement flat are in-keeping with the existing fenestration on the building with respect to size and alignment, and as such these external alterations represent acceptable additional features to the building.


9. The small brick extension which will accommodate the various utilities and meter boxes associated with the flats has been proposed to the side of the existing flat-roofed extension at No.5. This proposed extension is considered to be reasonably designed and modest in size, particularly when compared to the large scale of the Victorian semis to which it relates, and will therefore not harm the Bradfield Road streetscene.  


10. An area of hardstanding sited against the southern boundary of the site has been set aside for the storage of refuse bins used by No’s 4 and 5 Bridgenorth Avenue. This location is considered to be appropriate as it will not be visible from the Bradfield Road highway and will not interfere with cars manoeuvring in/out of parking spaces within the site. Therefore this element of the scheme is in compliance with Proposal D3 of the Revised Trafford UDP in this respect.


ACCESS, HIGHWAYS AND PARKING 


11. The proposed provision of car parking associated with the apartments at No.5, and the existing apartments at No.4, comfortably complies with the Councils Car Parking Standards. Furthermore, the proposed access is wide enough to accommodate two-way traffic and includes a pedestrian footpath to prevent pedestrian/vehicle conflicts. The applicant has indicated an area on the site plan to be set aside for cycle parking and providing that 2no. cycle spaces can be accommodated here the scheme is considered to be acceptable on highways grounds.

12. DEVELOPER CONTRIBUTIONS

13. The Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ was adopted in September 2004 and applies to all new residential development which results in a net increase in dwellings.  The site lies within an area that is deemed to have insufficient provision of children’s play space within the SPG and the relevant contribution based on the net increase in housing units and number of bedrooms is £6,947.62.  This would be split between a children’s play space contribution (£4,614.19) and an outdoor sports contribution (£2,333.43).


14. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. In this case, the formation of four new flats would create a requirement for the provision of 4 trees.  As such a contribution of £1,240 towards off site tree planting is required.


15. The applicant has presented a written statement which requests the above contributions required for this development be waived or significantly reduced. The applicant has stated that the imposition of the s106 contributions could well render the scheme unviable and would result in this derelict building remaining vacant and an eyesore to the streetscene.


16. Whilst the Council strongly supports the refurbishment of this derelict building, the applicant has not supplied any firm evidence which demonstrates that the scheme would be financially unviable if the full financial contributions were to be imposed. The Council has sought to maintain a consistent approach when seeking s106 contributions for proposed developments and in this instance considers that no special circumstances have been presented which would justify a change to this approach and a reduction in the required figures. 


17. Therefore, if committee members resolve to grant planning permission, this matter should be secured through a Section 106 legal agreement.


RECOMMENDATION: MINDED TO GRANT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure (I) financial contributions of £6,947.62 split between £4,614.19 towards open space and £2,333.43 for outdoor sports in accordance with the Council’s SPG: Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums; and (II) a financial contribution of £1,240 towards the Red Rose Community Forest/off-site tree planting, in accordance with the Council’s SPG: Developer Contributions towards Red Rose Forest . 


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

1) Standard time limit;


2) Compliance with all Plans


3) Matching Materials


4) Landscaping – to include details of surface treatment to parking areas


5) Boundary Treatments


6) Porous Material to access and parking areas


7) Bin storage details


8) Provision and Retention of parking spaces


9) Provision of Cycle Parking spaces


JK





		WARD: Priory

		77380/FULL/2011

		DEPARTURE: No





		Change of use of first floor to form 2 no. self contained flats with 2 no. bedrooms. Installation of enclosed external staircase and walkway above flat roof to rear to provide access to flats



		41 - 43 School Road, Sale, M33 7YE






		APPLICANT:  BM & HP Parker Properties






		AGENT: James Campbell Associates






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO S106 AGREEMENT










SITE


The application relates to the first floors above two retail premises in Sale town centre.  The ground floor of No.41 is occupied by a bookmakers and No.43 has planning permission for change of use from a shop to a café, however this is yet to be implemented.


The building footprint occupies the entire site curtilage with a flat roof single storey extension to the rear of the two storey building which reaches the boundary with the service yard to the rear, which serves units within the town centre.  Assess to this area is from Hereford Street.  

PROPOSAL


Planning permission is sought for the change of use of the first floor to form two self contained flats, each with two bedrooms.  An external staircase is proposed to the rear to provide access from an entrance in the rear elevation up to a walkway above the flat roof of the single storey part of the building.  This structure has been erected on the site and is visible from the Hereford Street and the service yard to the rear of the building.  At present it is clad in white Upvc and the proposal would enclose this to three sides with brick slip to match the existing brickwork of the building.  A porch canopy above the entrance in the rear elevation has been erected on site, also in white Upvc.  

DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance Notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth. In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.


Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


MCR1 – Manchester City Region Priorities

PROPOSALS MAP NOTATION

Sale Town Centre

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

D1 – All New Development

D3 – New Residential Development


H1 – Land Release for Development


H2 – Location and Phasing of New Housing Development


H3 – Land Release for New Housing Development

S7 – Development in Sale Town Centre

RELEVANT PLANNING HISTORY

41-43 School Road


H/33876 – Change of use from retail shop to bank (Approved August 1991).  


H/ADV/64002 - Display of internally illuminated fascia and projecting signs (Approved April 2006).  


75522/COU/2010 - Change of use and subdivision of ground floor from shop (Class A1) to Bookmakers (Class A2) at 41 and shop (Class A1) at 43 (Approved August 2010).  


43 School Road


76715/FULL/2011 - Change of use to form cafe (Class A3).  Installation of new shop front, formation of outdoor seating area and installation of 2 no. wall mounted air conditioning units to rear elevation (Approved June 2011).  


76716/AA/2011 - Advertisement consent for display of one internally illuminated fascia sign and one internally illuminated projecting sign (Approved).  


41 School Road


75899/FULL/2010 - Installation of new shop front, 1 no. air conditioning unit and 1 no. satellite dish to existing property in association with the use of the premises as a bookmakers (Approved November 2010). 


75853/AA/2010 - Erection of 1 no. internally illuminated fascia sign and 1 no. internally illuminated projecting sign (Approved November 2010).  

CONSULTATIONS


To be included in the additional information report.  


REPRESENTATIONS


No representations have been received.  

OBSERVATIONS


PRINCIPLE

1. The proposal would convert the vacant upper floors of two town centre units to residential accommodation, which is advocated by Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4).  A diversity of uses within town centres is considered to enhance their vitality and viability, particularly complementary uses such as residential and retail, with an emphasis on activity both during the day and in the evening.  Such uses are considered to reinforce each other, making town centres more attractive to local residents, shoppers and visitors.  


2. The site lies within the southern part of the Manchester City Region as defined by the Regional Spatial Strategy.  The proposal is considered to be a sustainable change of use and complies with Policy MCR3 of the North West RSS and the Council’s emerging Core Strategy.   


3. Proposal H2 of the Revised UDP states that as first priority the Council will permit the re-use of vacant buildings for new housing development and Proposal S7 encourages residential development within Sale town centre.  The use of the vacant upper floors would be a sustainable development of currently underused floorspace within the town centre and would therefore represent an efficient use of this space.  The proposal would enhance the vitality and viability of the town centre by bringing the vacant upper floors back into favourable use and it is therefore considered to be acceptable in principle.

RESIDENTIAL AMENITY


4. Each flat would be laid out with the bedrooms to the front facing School Road and the living areas to the rear, with bathrooms centrally located.  To the rear elevation, external alterations have been undertaken to install two access doors and two windows for each flat.  These alterations are considered to be acceptable in terms of design.  The habitable rooms within the proposed flat would all be provided with outlook to the front or rear allowing daylight and sunlight to reach each habitable room.  No amenity space can be provided and none is expected for proposals of this nature.  


5. The ground floor of No.43 has planning permission for its change of use to a café and therefore the residential unit above this would need to be protected from any undue noise and nuisance by odour that may arise to the future occupants should this permission be implemented.  Further comment regarding this is expected to be received from the Environmental Protection department and this will be reported in the additional information report, along with any recommended conditions.  The café would be open during the day but would close in the evenings and this is therefore considered to be acceptable in terms of the proposed residential unit above.  


6. The rear of the site is a service yard area for units within the town centre and therefore there are no residential properties to the rear or at first floor level above neighbouring premises that could be affected by the proposed staircase and walkway at first floor level above the flat roof.  There are no first floor residential units above No’s 45 or 39 either side of the application site.  

ACCESS, HIGHWAYS AND PARKING


7. No parking provision is proposed as part of the application and none could be provided within the site curtilage as it is occupied in its entirety by the building footprint.  The site is sustainably located within the town centre and is therefore well served by public transport, Sale Metrolink station and a multitude of convenience and leisure uses within walking distance of the site.  Given the site is within the town centre on the main shopping street, it is considered that parking is not required to support the use.  Town centres are considered to be the most accessible areas as defined by the Council’s adopted Supplementary Planning Document 1 ‘Developer Contributions to Highway and Public Transport Schemes’.  On street parking within the town centre area is controlled and spaces within marked town centre bays are likely to be available for potential residents to use in the evenings once restrictions are no longer in operation and there are public car parks within the vicinity of the site.  The proposal is therefore considered to be acceptable in this respect.


DESIGN AND STREET SCENE


8. The applicant has commenced work on site and the staircase structure, clad in white Upvc has been erected above the flat roof to the rear of the building.  The agent was advised on receipt of the application that the staircase enclosure as proposed would not be acceptable in terms of its design.  The proposal now incorporates the enclosure of the staircase structure to three sides with a brick slip.  Bricks could not be used above the flat roof for structural reasons hence this would represent the nearest possible alternative to bricks.  Subject to the submission and approval of a sample brick panel to ensure as close a match as practicable to the original brickwork, it is considered that the proposal would be acceptable in terms of design and would have no undue impact on the street scene.


9. The design and access statement submitted with the application states that bin storage is proposed externally with the bins secured to the rear wall of the property.  These would therefore be sited on the pavement and it is considered that this would be inappropriate in this location and given there are two residential units this could result in a proliferation of waste and recycle bins to the rear of the property.  The staircase enclosure provides an opportunity to store the bins internally, allowing them to be put out on the street on the day of collection.  It is recommended that a condition is attached to the permission requiring the submission of details for the provision of bin storage for prior approval.  

DEVELOPER CONTRIBUTIONS


10. The Council’s SPG28 – ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ was adopted in September 2004 and applies to all new residential development which results in a net increase in units.  The site falls within an area of deficiency and therefore the relevant contribution based on the net increase of two residential units each with two bedrooms is £3,711.91, which would be split between a children’s play space contribution (£2,307.09) and an outdoor sports contribution (£1,404.82).

11. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest - tree planting with the Borough.  In this case, the net increase of two flats would require the provision of two trees, one per flat.  Therefore, a total contribution of £620 is sought.  There is no scope for these to be planted on site in this case.

12. If committee members resolve to grant planning permission, these matters should be secured through a Section 106 legal agreement.  

CONCLUSION


13. The change of use of the first floor of 41-43 School Road would result in a net increase of two residential units and would be an efficient use of vacant floorspace within Sale town centre.  The proposal would contribute towards the stock of accommodation in the Borough in accordance with Proposal H6 of the Revised UDP and would enhance the vitality and viability of the town centre in accordance with PPS6.  The staircase enclosure would result in a satisfactory form of development in accordance with Proposal D1 of the Revised UDP.  It is therefore recommended that planning permission is granted subject to conditions and the completion of a legal agreement covering financial contributions.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO S106 AGREEMENT


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


(i) A maximum financial contribution of £3,711.91 towards both open space (£2,307.09) and outdoor sports (£1,404.82) in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’; 


(ii) A maximum contribution to the Red Rose Forest of £620 towards tree planting in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.  


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

1. Standard 


2. List of approved plans including amended plans


3. Material samples


4. Details of bin storage
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		WARD: Priory

		77419/HHA/2011

		DEPARTURE: No





		Erection of two storey side extension to form additional living accommodation with associated external alterations to dwelling (resubmission of 76966/HHA/2011)



		8 Joynson Street, Sale, M33 7EH





		APPLICANT:  Mr Ben Taylor





		AGENT: n/a





		RECOMMENDATION:  REFUSE









Councillor Barry Brotherton has called in the application for the reasons set out in the report.  


SITE


The application site lies to the west of Joynson Street in Sale town centre and comprises a two storey semi-detached dwelling, the right hand property of the pair of semi’s with the adjoining semi No.10 to the south.  A further pair of similar semi’s lies to the north of the application site, with No.6 adjacent and another pair of semis lie across the street to the north east of the site.  The remainder of the street scene is mainly comprised of terraced dwellings.    


The application property has two windows to the front elevation, one at ground floor and one at first floor and the entrance to the property is located to the side elevation.  The property has a driveway to the side and its garden is primarily to the side of the property due to the proximity of the rear wall of the property to the rear boundary.  To the rear of the site are the private garden areas of semi-detached properties No’s 7 & 9 Leicester Road.  


PROPOSAL


Planning permission is sought for the erection of a two storey side extension to form a third bedroom at first floor and extended kitchen to ground floor.  The entrance to the property would be relocated to the front elevation of the extension.  


DRAFT NATIONAL PLANNING POLICY FRAMEWORK


DCLG published the consultation draft of the National Planning Policy Framework (NPPF) on 25 July 2011. The NPPF is intended to bring together existing Planning Policy Statements, Planning Policy Guidance Notes and some Circulars into a single consolidated document. 


Whilst it is a consultation document and, therefore, subject to potential amendment, nevertheless it gives a clear indication of the Government’s `direction of travel’ in planning policy. Therefore, the draft National Planning Policy Framework is capable of being a material consideration, although the weight to be given to it will be a matter for the decision maker's planning judgment in each particular case. The current Planning Policy Statements, Guidance Notes and Circulars remain in place until cancelled.


The fundamental principle of the draft NPPF is a presumption in favour of sustainable development and that significant weight should be placed on the need to support economic growth.  In development management terms, the NPPF is clear that Local Planning Authorities should approve development proposals that accord with statutory plans without delay and grant permission where the Local Plan is absent, silent, indeterminate or where policies are out of date.


DEVELOPMENT PLAN


The Revised Trafford UDP was formally adopted on 19 June 2006.  



The Secretary of State for Communities and Local Government, in the Localism Bill that is currently before Parliament, has signalled that it is the intention of the Government to revoke all Regional Spatial Strategies so that they would no longer form part of the development plan for the purposes of section 38(6) of the Planning and Compulsory Purchase Act 2004 and therefore would no longer be a material consideration when determining planning applications.

Following a legal challenge to a decision of the Secretary of State to revoke the Regional Spatial Strategies using powers set out in section 79(6) Local Democracy Economic Development and Construction Act 2009, 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 proposed Localism Act although the Government’s intention to revoke them may be a material consideration in a very limited number of cases.

The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Publication version of the Plan published for consultation purposes in September 2010 and Submission to the Secretary of State made on 3rd December 2010.


The Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP alongside other relevant planning policy documents such as PPGs, PPSs and SPDs in the determination of planning applications.

PROPOSALS MAP NOTATION

None


PRINCIPAL RELEVANT REVISED UDP PROPOSALS

D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

76966/HHA/2011 - Erection of two storey side extension to form additional living accommodation, with associated external alterations to dwelling (Refused July 2011).  

Reason for refusal:


1. The proposed extension, by reason of its projection, scale, height and massing in close proximity to the principal habitable room windows of 6 Joynson Street would give rise to visual intrusion and an unduly overbearing impact and by reason of the proximity of the proposed bedroom window to the boundaries of No’s 7 and 9 Leicester Road would result in a loss of privacy to the private garden areas of these properties to the detriment of the amenity that the occupants should reasonably expect to enjoy.  As such the proposed development is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: House Extensions. 


6 Joynson Street


H/49674 - Erection of two storey rear extension (Approved August 2000).  


CONSULTATIONS


Drainage: R17


REPRESENTATIONS


Councillor Barry Brotherton has called the application in for determination so that the applicant can have the opportunity to put his case directly to the members of the Planning Committee.  The grounds for the call in state that the main reason for refusal is the distance between the proposed extension and the principal habitable room windows of the neighbouring house (No.6) is less than the relevant guidelines, however there have been many applications where there has been a similar application and the committee have been advised by Planning Officers that the guidelines are not firm rules and are flexible.  In this case there is sufficient evidence to allow a more liberal interpretation of the guidelines.  The extension is modest and has been sensitively designed to complement the street scene.  It is also screened from No.6 by a high hedge and the neighbour is in support of the application.  


One letter of support has been submitted from the occupant of the adjacent property No.6.  This states that they have no objection to the proposed extension.  The current occupants have made many improvements to the property in keeping with its original character and appearance and the planning application would enable them to continue living in the property with their family and benefit from the improvements they have made and the local facilities available in the area such as parks, schools, leisure centres and shops.  


OBSERVATIONS


DESIGN AND STREET SCENE


1. The side extension would project beyond the side wall of the original dwelling by 3m and would be set back from the main front wall by 3.7m.  It would have a length of 5.4m and would not extend beyond the existing two storey rear wall and a new porch entrance is proposed to the front elevation that replicates the design of the original entrance, which is currently located on the side elevation.  A distance of 3m would remain to the side boundary with the adjacent property No.6.  


2. The design of the proposed extension is in keeping with the character of the original dwelling and is therefore in accordance with Council guidelines.  This does not therefore form a basis for the recommendation for refusal of the application.  


RESIDENTIAL AMENITY


3. Trafford Planning Guidelines: House Extensions seek to ensure that extensions are compatible with the character of the surrounding area and do not prejudice the amenities of the occupiers of adjacent properties (paragraph 1.5).  The guidelines state that if an extension is too big or too close to the boundary it may cause a loss of sunlight or may appear too overbearing (paragraph 2.2).  In terms of privacy, the guidelines state that if an extension has windows too close to the boundary it may result in a loss of privacy to a neighbours house or garden (paragraph 2.3).  

4. The application is a resubmission of a similar scheme which was refused in July 2011.  The current scheme differs to the previous scheme as the bedroom window was previously proposed to be located to the rear elevation.  A distance of 4.3m would have remained to the rear boundary, with a passageway directly behind this and therefore a distance of 5.5m to the rear boundaries of No’s 7 and 9 Leicester Road.  Council guidelines require a distance of 10.5m to be maintained from the window of a habitable room to a boundary with the private garden area of a neighbouring property (paragraph 2.3).  The distance that would have remained in this case was 5.5m, significantly short of the required 10.5m distance and it was considered that this would result in a loss of privacy to the private garden areas of No’s 7 and 9 Leicester Road to the detriment of the amenity that the occupants should reasonably expect to enjoy.  The proposed development was therefore considered to be contrary to Proposals D1 and D6 of the Revised UDP and the Council’s adopted Planning Guidelines: House Extensions.


5. The bedroom window is now proposed to be located to the front elevation and therefore the reason for refusal of the previous scheme in this respect has been overcome.  However, the reason for refusal also related to the impact of the side extension on the residential amenity of the occupants of the adjacent property No.6.  This element of the reason for refusal has not been address by the resubmission.

6. These semi-detached properties as originally constructed have an emphasis on the side elevation as the main elevation of the dwellings and although there are two principal windows to the front elevations of the dwellings, the majority of the principal habitable room windows and the entrances to the dwellings are located to the side elevations, such as the dining room and kitchen windows.  The rear garden of the application property is only 4.3m in length and the side garden area has a width of approximately 6.3m and therefore forms the main private garden of this property.  In the case of the adjacent property No.6 the side garden forms the only garden area as the small area to the rear has been infilled with a part single, part two storey rear extension.  


7. The extension would result in a distance of 3m remaining to the side boundary with the garden area of the adjacent property No.6.  It is considered that the erection of a two storey extension in such close proximity to the boundary would have a detrimental effect on the amenity that the adjacent occupants should reasonably expect to enjoy and would be overbearing when viewed from the garden area of the adjacent property.  In addition, the extension would be to the south of the adjacent property No.6 and although there is already some overshadowing of this property due to this orientation, the two storey side extension would exacerbate this and lead to further overshadowing.  


8. If the properties benefited from full length rear gardens, it is considered that there could be some flexibility in the application of the guidelines given the 3m distance that would be retained to the side boundary, however in this case given the side garden forms the private amenity space it is considered that serious harm would arise to the amenity of the adjacent occupants with the construction of a two storey extension in close proximity to the garden area.  The extension would be overbearing when viewed from this garden area and although there is a large willow tree located between the properties within the garden area of No.6, this tree is deciduous and would only serve to partially screen the proposed extension when in leaf.  

9. In addition to the overbearing impact on the garden area, the extension would also be overbearing and visually intrusive when viewed from the principal habitable room windows of the adjacent property.  A distance of approximately 12.6m currently exists between the facing habitable room windows of the properties.  Council guidelines require a distance of 21m to be retained between facing habitable room windows hence the properties were constructed much closer than the guidelines suggest is acceptable today.  In this case, no windows are proposed to the side elevation of the extension therefore the applicable guideline requires a minimum distance of 15m to be retained for two storey side extensions with a blank gable wall faced by a neighbour’s habitable room window (paragraph 3.8).  The extension would directly face the principal window of the middle bedroom at first floor and the dining room patio doors of No.6 at a distance of 9.6m, which is significantly short of the 15m distance required by Council guidelines.  


10. Given the relationship of the application property and the adjacent semi No.6, it is considered that the amenities afforded in terms of the space to the side of the properties should be protected from the impact of the projection, scale, height and massing of a two storey side extension in close proximity to the principal windows and private garden of No.6.  It is considered that the proposal would result in serious harm to the amenity that these occupants should reasonably expect to enjoy by reason of visual intrusion and overbearing impact.  The proposed development is therefore contrary to Proposals D1 and D6 of the Revised UDP and the Council’s adopted Planning Guidelines: House Extensions.  

11. Consideration has been afforded to the type of extension that could be constructed as permitted development however two storey side extensions cannot be constructed as permitted development and therefore the fallback position in this case would be the erection of a single storey side extension approximately 2.2m in width.  


ACCESS, HIGHWAYS AND CAR PARKING


12. Two car parking spaces are required by Council guidelines for a 3 bedroom property.  The property benefits from a driveway to the front which accommodates one vehicle and the resident also has a parking permit for one parking space on the street within the parking area allocated for residents only.  Although only one car parking space is provided within the curtilage of the property, it is not considered that a further space should be provided in this case given the property is located within the town centre and the current parking arrangement, with one driveway space and one residents’ permit would remain unchanged.  The proposal is therefore considered to be acceptable in this respect.  

RECOMMENDATION: REFUSE

1. The proposed extension, by reason of its projection, scale, height and massing in close proximity to the principal habitable room windows of 6 Joynson Street would give rise to visual intrusion and an unduly overbearing impact to the detriment of the amenity that the occupants should reasonably expect to enjoy.  As such the proposed development is contrary to Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines: House Extensions. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th SEPTEMBER, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting Chilton, Fishwick, Gratrix, Hooley, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


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



North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planner (Mrs. V. Moran),  


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



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillor Hyman. 


APOLOGY 


An apology for absence was received from Councillor Malik. 


TRAFFORD BOROUGH COUNCIL’S ZERO TOLERANCE POLICY 



Before proceedings commenced the Chairman reassured Members of the Committee, Officers and members of the public that the safety of attendees at Council meetings was of paramount importance and that disruptive or abusive behaviour during meetings would not be tolerated.

39. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th August, 2011, be approved as a correct record and signed by the Chairman. 


40. 
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. 


41. 
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



		

		77094/FULL/2011 – Manchester City Football Club – Manchester City FC, Carrington Training Centre, Carrington Lane, Carrington. 

		

		Erection of pneumatic cover over existing training pitch with associated electrical fan unit, storage tank and lighting generator. 





		

		77171/FULL/2011 – Richard Watts Properties Ltd. – 221 Ashley Road, Hale, Altrincham. 

		

		Change of use of premises to Class A3 (Restaurants and Cafes) to include basement, ground floor and first floor areas.  Erection of single storey side extension and enclosure of side passageway to form additional seating area.  Installation of fire escape staircase to rear of premises.  Creation of external seating area to front of premises.  Associated external works throughout including to front elevation and introduction of 2 no. extraction units to side. 





		

		76871/LB/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./ Woodfield House Ltd. – Woodfield House, Woodfield Road, Altrincham. 

		

		Listed Building Consent for demolition of Woodfield House and erection of brick wall to end elevation of existing link between Woodfield House and Linotype office building. 





		

		76810/CAC/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./Woodfield House Ltd. – Budenberg Bowling Club, Weldon Road, Altrincham. 

		

		Conservation Area Consent for demolition of existing bowling club building. 





		

		(b)
Permission refused for reasons now determined 






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77199/FULL/2011 – Goose Green Developments – 7/8 Goose Green, Altrincham. 

		

		Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level. 





		

		(c)
Application Deferred  






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76727/FULL/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./Woodfield House Ltd. 

		

		Erection of 58 dwellings and relocation of existing bowling club, including erection of club building following demolition of Woodfield House and existing bowling club building. 





		

		[Consideration of Application 76727/FULL/2011 was deferred in order to allow further discussions to take place.] 








42. 
APPLICATION FOR PLANNING PERMISSION 75115/FULL/2010 – RAVENSTONE UK – 100 WASHWAY ROAD, SALE 

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




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


43.
APPLICATION FOR OUTLINE PLANNING PERMISSION 75930/O/2010 – PEEL INVESTMENTS (NORTH) LTD. – LAND KNOWN AS TRAFFORD QUAYS, BOUND BY TRAFFORD WAY AND TRAFFORD BOULEVARD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the development of 27,870 sq.m (GIA) of BCO Grade A office accommodation (Class B1) and 1,000 sq.m of commercial accommodation to be occupied on a flexible basis by Use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (Clinic, Health Centre, Creche, Day Nursery or Consulting Room only pursuant to the provisions of Part 3, Class E of the GPDO) together with the provision of a pedestrian footbridge linking the site to Trafford Bus Station and associated access, car parking and public realm/landscaping.  Details provided for access with all other matters reserved for subsequent consideration (Phase 1A). 




RESOLVED – 



(1)
That should the Council be Minded to Grant planning permission for the development, that the application be notified to the Secretary of State under the Town and Country Planning (Consultation) Direction. 


(2) 
That should the Secretary of State decide not to intervene, 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:- 

· £74,691.00 towards highway network improvements. 


· £187,008.00 towards public transport improvements. 


· A maximum of £287,990.00 towards the Red Rose Forest. 


· Additional SPD1 and Red Rose Forest contributions as required for 1,000 sq.m of commercial floorspace in accordance with the Council’s adopted SPD and SPG. 


· Implementation of either Kratos permissions or Phase 1A permission only. 


· Financial contribution for bond for the delivery of waiting restrictions on Redclyffe Road. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 

44. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75931/O/2010 – PEEL INVESTMENTS (NORTH) LTD. – LAND KNOWN AS TRAFFORD QUAYS, BOUND BY TRAFFORD WAY AND TRAFFORD BOULEVARD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the development of a maximum of 250 homes and 1,000 sq.m of commercial accommodation to be occupied on a flexible basis by Use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (Clinic, Health Centre, Creche, Day Nursery or Consulting Room only pursuant to the provisions of Part 3, Class E of the GPDO) together with associated access, parking and public realm/landscaping works.  Details provided for access with all other matters reserved for subsequent consideration (Phase 1B). 


(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 towards highway network improvements, public transport improvements, play space and outdoor sports facilities, the Red Rose Forest and 30% affordable housing.  The contributions will be calculated for the residential element at the reserved matters stage based on the size, scale and type of development proposed and on occupation of the commercial units based on the type of occupant.  These financial contributions would be calculated on the basis of the SPG’s and SPD’s which are adopted and effective at the time of the Council resolving to grant outline planning permission. 


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


45. 
APPLICATION FOR PLANNING PERMISSION 76925/FULL/2011 – ARCON HOUSING ASSOCIATION – LAND BETWEEN 10-18 MARPLE GROVE, STRETFORD 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a terrace of 3 no. x three bedroom, two storey houses with associated car parking, landscaping and boundary treatments. 




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 include an overage clause to ensure that an appropriate commuted sum up to the value of £7,125.65 is secured should the applicant’s current assumptions about the viability of the scheme prove to be incorrect in due course. 


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


46. 
APPLICATION FOR PLANNING PERMISSION 77010/FULL/2011 – MR. EAMONN DWYER – 46 ARTHOG ROAD, HALE BARNS, ALTRINCHAM 

The Chief Planning Officer submitted a report concerning an application for planning permission for the conversion of coach house to a single dwelling; erection of part first floor/part single storey extension on the south western side and creation of basement accommodation below the garden area with associated atrium and lightwell.  Provision of basement level parking area and new driveway incorporating causeway over stream, boundary treatments and associated landscaping.  Erection of detached summerhouse building with bat loft.




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 £2,865.19 towards the provision and maintenance of public open space. 


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


· The provision and retention thereafter of the bat roost shown on the Fallows Gowen Partnership drawing no. PA03 ‘Proposed Elevation & Bat House Plans & Elevations’ and the Barnes Walker Landscape Architecture and Urban Design drawing no. M1809.24D ‘Landscape Layout – The Coach House’. 



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


47.
APPLICATION FOR PLANNING PERMISSION 77057/RENEWAL/2011 – CITYBRANCH LTD. – LAND AT 15-41 RAILWAY STREET (ODD NOS.), ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application to extend the time limit for implementation of planning permission ref. H/68732 (demolition of existing buildings on Railway Street and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground level with offices above.  Provision of basement car parking with access from Railway Street). 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

· A public transport contribution of £19,656. 


· A local highway network contribution of £11,222. 


· A Red Rose Forest and other tree planting contribution of £62,620 maximum depending on the level of tree planting on site. 


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


48.
APPLICATION FOR PLANNING PERMISSION 77154/HHA/2011 – LORD J. LEE – BOWDON OLD HALL, 49 LANGHAM ROAD, BOWDON, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 


(1)
The development must be begun not later than the expiration of three (3) years beginning with the date of this permission.


Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.


(2)
No development shall commence on site until a methodology statement indicating a fully detailed scheme of rebuilding of the wall has been submitted to and agreed in writing by the Local Planning Authority. The demolition of the wall shall be carried out by hand and the materials stored for re-use. The scheme of the rebuilding shall be based on the recording of the wall and the re-use of the brick/stone and gate piers/gate and shall include full details of the lime mortar mix. The method statement shall also contain measures to protect the adjacent trees on the site. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(3)
No development shall take place until samples of any proposed brickwork, coping, appropriate bond (to match existing), type of joint and lime mortar specification to be used, following a mortar analysis of existing historic mortar, shall be submitted to and agreed in writing by the Local Planning Authority. A sample panel shall be made available on site for the approval of the Local Planning Authority. All pointing or repointing shall be carried out using hand tools, within the confines of the joint, finished flush or slightly recessed from the face of the brickwork. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(4)
(a) 
Notwithstanding the details submitted to date, no development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. The details shall include any proposed changes to existing ground levels, means of enclosure including gates and gateposts and boundary treatment, hard surfaced areas and materials samples, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.

(b) 
The landscaping works shall be carried out in accordance with the approved details within 12 months from the date when any building or other development hereby permitted is occupied or carried out as the case may be.


(c) 
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.


Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the proposed development and having regard to  Proposals ENV4, ENV23, ENV24 and D1, of the  Revised Trafford Unitary Development Plan and Policies DP2, DP7 and EM1 of the Revised Regional Spatial Strategy (RSS published 2008).

Reason for approval:

The Local Planning Authority has concluded that the proposed development will not result in demonstrable harm to the preservation of the Listed Building or Conservation Area having had due consideration of the relevant policies of the Revised Trafford UDP.  No other material consideration has been raised which outweighs this decision.  The proposal would therefore result in a satisfactory form of development that is considered to comply with the provisions of Proposal D1 - All New Development, ENV23 - Development in Conservation Areas and ENV24 - Buildings of Special Architectural or Historic Interest of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  


49.
APPLICATION FOR LISTED BUILDING CONSENT 77155/LB/2011 – LORD J. LEE – BOWDON OLD HALL, 49 LANGHAM ROAD, BOWDON, ALTRINCHAM 

The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for the partial demolition and rebuilding of front boundary wall in different alignment in association with alterations to existing vehicular access. 




RESOLVED:  That Listed Building Consent be granted for the reasons given below and subject to the following conditions:- 


(1)
The work hereby granted consent shall be begun not later than the expiration of three (3) years beginning with the date of this consent.


Reason: This condition is required to be imposed pursuant to Section 74(3) of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.


(2)
No development shall commence on site until a methodology statement indicating a fully detailed scheme of rebuilding of the wall has been submitted to and agreed in writing by the Local Planning Authority. The demolition of the wall shall be carried out by hand and the materials stored for re-use. The scheme of the rebuilding shall be based on the recording of the wall and the re-use of the brick/stone and gate piers/gate and shall include full details of the lime mortar mix. The method statement shall also contain measures to protect the adjacent trees on the site. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(3)
No development shall take place until samples of any proposed brickwork, coping, appropriate bond (to match existing), type of joint and lime mortar specification to be used, following a mortar analysis of existing historic mortar, shall be submitted to and agreed in writing by the Local Planning Authority. A sample panel shall be made available on site for the approval of the Local Planning Authority. All pointing or repointing shall be carried out using hand tools, within the confines of the joint, finished flush or slightly recessed from the face of the brickwork. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(4)
(a) 
Notwithstanding the details submitted to date, no development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. The details shall include any proposed changes to existing ground levels, means of enclosure including gates and gateposts and boundary treatment, hard surfaced areas and materials samples, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.


(b) 
The landscaping works shall be carried out in accordance with the approved details within 12 months from the date when any building or other development hereby permitted is occupied or carried out as the case may be.



(c) 
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.



Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the proposed development and having regard to  Proposals ENV4, ENV23, ENV24 and D1, of the  Revised Trafford Unitary Development Plan and Policies DP2, DP7 and EM1 of the Revised Regional Spatial Strategy (RSS published 2008).



Reason for approval:


The Local Planning Authority has concluded that the proposed development will not result in demonstrable harm to the character of the building as a building of special architectural or historic interest having had due consideration to the relevant policies of the Revised Trafford UDP.  No other material consideration has been raised which outweighs this decision.  The proposal would therefore result in a satisfactory form of development that is considered to comply with ENV24 - Buildings of Special Architectural or Historic Interest of the Revised Trafford Unitary Development Plan.


ANNUAL PLANNING OUTCOMES TOUR 

The Chief Planning Officer extended an invitation to all Members to attend the Planning Outcomes Tour to be held on Tuesday 27th September 2011. 


The meeting commenced at 6.30 p.m. and concluded at 8.43 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th SEPTEMBER, 2011 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting Chilton, Fishwick, Gratrix, Hooley, O’Sullivan (Substitute), Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


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



North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planner (Mrs. V. Moran),  


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



Solicitor (Mrs. C. Kefford), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillor Hyman. 


APOLOGY 


An apology for absence was received from Councillor Malik. 


TRAFFORD BOROUGH COUNCIL’S ZERO TOLERANCE POLICY 



Before proceedings commenced the Chairman reassured Members of the Committee, Officers and members of the public that the safety of attendees at Council meetings was of paramount importance and that disruptive or abusive behaviour during meetings would not be tolerated.

39. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 11th August, 2011, be approved as a correct record and signed by the Chairman. 


40. 
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. 


41. 
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



		

		77094/FULL/2011 – Manchester City Football Club – Manchester City FC, Carrington Training Centre, Carrington Lane, Carrington. 

		

		Erection of pneumatic cover over existing training pitch with associated electrical fan unit, storage tank and lighting generator. 





		

		77171/FULL/2011 – Richard Watts Properties Ltd. – 221 Ashley Road, Hale, Altrincham. 

		

		Change of use of premises to Class A3 (Restaurants and Cafes) to include basement, ground floor and first floor areas.  Erection of single storey side extension and enclosure of side passageway to form additional seating area.  Installation of fire escape staircase to rear of premises.  Creation of external seating area to front of premises.  Associated external works throughout including to front elevation and introduction of 2 no. extraction units to side. 





		

		76871/LB/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./ Woodfield House Ltd. – Woodfield House, Woodfield Road, Altrincham. 

		

		Listed Building Consent for demolition of Woodfield House and erection of brick wall to end elevation of existing link between Woodfield House and Linotype office building. 





		

		76810/CAC/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./Woodfield House Ltd. – Budenberg Bowling Club, Weldon Road, Altrincham. 

		

		Conservation Area Consent for demolition of existing bowling club building. 





		

		(b)
Permission refused for reasons now determined 






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		77199/FULL/2011 – Goose Green Developments – 7/8 Goose Green, Altrincham. 

		

		Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level. 





		

		(c)
Application Deferred  






		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		76727/FULL/2011 – Bloor Homes North West Ltd./Urban Splash Ltd./Woodfield House Ltd. 

		

		Erection of 58 dwellings and relocation of existing bowling club, including erection of club building following demolition of Woodfield House and existing bowling club building. 





		

		[Consideration of Application 76727/FULL/2011 was deferred in order to allow further discussions to take place.] 








42. 
APPLICATION FOR PLANNING PERMISSION 75115/FULL/2010 – RAVENSTONE UK – 100 WASHWAY ROAD, SALE 

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




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


43.
APPLICATION FOR OUTLINE PLANNING PERMISSION 75930/O/2010 – PEEL INVESTMENTS (NORTH) LTD. – LAND KNOWN AS TRAFFORD QUAYS, BOUND BY TRAFFORD WAY AND TRAFFORD BOULEVARD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the development of 27,870 sq.m (GIA) of BCO Grade A office accommodation (Class B1) and 1,000 sq.m of commercial accommodation to be occupied on a flexible basis by Use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (Clinic, Health Centre, Creche, Day Nursery or Consulting Room only pursuant to the provisions of Part 3, Class E of the GPDO) together with the provision of a pedestrian footbridge linking the site to Trafford Bus Station and associated access, car parking and public realm/landscaping.  Details provided for access with all other matters reserved for subsequent consideration (Phase 1A). 




RESOLVED – 



(1)
That should the Council be Minded to Grant planning permission for the development, that the application be notified to the Secretary of State under the Town and Country Planning (Consultation) Direction. 


(2) 
That should the Secretary of State decide not to intervene, 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:- 

· £74,691.00 towards highway network improvements. 


· £187,008.00 towards public transport improvements. 


· A maximum of £287,990.00 towards the Red Rose Forest. 


· Additional SPD1 and Red Rose Forest contributions as required for 1,000 sq.m of commercial floorspace in accordance with the Council’s adopted SPD and SPG. 


· Implementation of either Kratos permissions or Phase 1A permission only. 


· Financial contribution for bond for the delivery of waiting restrictions on Redclyffe Road. 



(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 

44. 
APPLICATION FOR OUTLINE PLANNING PERMISSION 75931/O/2010 – PEEL INVESTMENTS (NORTH) LTD. – LAND KNOWN AS TRAFFORD QUAYS, BOUND BY TRAFFORD WAY AND TRAFFORD BOULEVARD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for outline planning permission for the development of a maximum of 250 homes and 1,000 sq.m of commercial accommodation to be occupied on a flexible basis by Use(s) falling within Use Classes A1, A2, A3, A4, A5 and/or D1 (Clinic, Health Centre, Creche, Day Nursery or Consulting Room only pursuant to the provisions of Part 3, Class E of the GPDO) together with associated access, parking and public realm/landscaping works.  Details provided for access with all other matters reserved for subsequent consideration (Phase 1B). 


(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 towards highway network improvements, public transport improvements, play space and outdoor sports facilities, the Red Rose Forest and 30% affordable housing.  The contributions will be calculated for the residential element at the reserved matters stage based on the size, scale and type of development proposed and on occupation of the commercial units based on the type of occupant.  These financial contributions would be calculated on the basis of the SPG’s and SPD’s which are adopted and effective at the time of the Council resolving to grant outline planning permission. 


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


45. 
APPLICATION FOR PLANNING PERMISSION 76925/FULL/2011 – ARCON HOUSING ASSOCIATION – LAND BETWEEN 10-18 MARPLE GROVE, STRETFORD 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a terrace of 3 no. x three bedroom, two storey houses with associated car parking, landscaping and boundary treatments. 




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 include an overage clause to ensure that an appropriate commuted sum up to the value of £7,125.65 is secured should the applicant’s current assumptions about the viability of the scheme prove to be incorrect in due course. 


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


46. 
APPLICATION FOR PLANNING PERMISSION 77010/FULL/2011 – MR. EAMONN DWYER – 46 ARTHOG ROAD, HALE BARNS, ALTRINCHAM 

The Chief Planning Officer submitted a report concerning an application for planning permission for the conversion of coach house to a single dwelling; erection of part first floor/part single storey extension on the south western side and creation of basement accommodation below the garden area with associated atrium and lightwell.  Provision of basement level parking area and new driveway incorporating causeway over stream, boundary treatments and associated landscaping.  Erection of detached summerhouse building with bat loft.




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 £2,865.19 towards the provision and maintenance of public open space. 


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


· The provision and retention thereafter of the bat roost shown on the Fallows Gowen Partnership drawing no. PA03 ‘Proposed Elevation & Bat House Plans & Elevations’ and the Barnes Walker Landscape Architecture and Urban Design drawing no. M1809.24D ‘Landscape Layout – The Coach House’. 



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


47.
APPLICATION FOR PLANNING PERMISSION 77057/RENEWAL/2011 – CITYBRANCH LTD. – LAND AT 15-41 RAILWAY STREET (ODD NOS.), ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application to extend the time limit for implementation of planning permission ref. H/68732 (demolition of existing buildings on Railway Street and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground level with offices above.  Provision of basement car parking with access from Railway Street). 




RESOLVED – 


(1) That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 

· A public transport contribution of £19,656. 


· A local highway network contribution of £11,222. 


· A Red Rose Forest and other tree planting contribution of £62,620 maximum depending on the level of tree planting on site. 


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


48.
APPLICATION FOR PLANNING PERMISSION 77154/HHA/2011 – LORD J. LEE – BOWDON OLD HALL, 49 LANGHAM ROAD, BOWDON, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the partial demolition and rebuilding of front boundary wall on different alignment in association with alterations to existing vehicular access. 





RESOLVED:  That planning permission be granted for the reasons given below and subject to the following conditions:- 


(1)
The development must be begun not later than the expiration of three (3) years beginning with the date of this permission.


Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.


(2)
No development shall commence on site until a methodology statement indicating a fully detailed scheme of rebuilding of the wall has been submitted to and agreed in writing by the Local Planning Authority. The demolition of the wall shall be carried out by hand and the materials stored for re-use. The scheme of the rebuilding shall be based on the recording of the wall and the re-use of the brick/stone and gate piers/gate and shall include full details of the lime mortar mix. The method statement shall also contain measures to protect the adjacent trees on the site. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(3)
No development shall take place until samples of any proposed brickwork, coping, appropriate bond (to match existing), type of joint and lime mortar specification to be used, following a mortar analysis of existing historic mortar, shall be submitted to and agreed in writing by the Local Planning Authority. A sample panel shall be made available on site for the approval of the Local Planning Authority. All pointing or repointing shall be carried out using hand tools, within the confines of the joint, finished flush or slightly recessed from the face of the brickwork. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(4)
(a) 
Notwithstanding the details submitted to date, no development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. The details shall include any proposed changes to existing ground levels, means of enclosure including gates and gateposts and boundary treatment, hard surfaced areas and materials samples, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.

(b) 
The landscaping works shall be carried out in accordance with the approved details within 12 months from the date when any building or other development hereby permitted is occupied or carried out as the case may be.


(c) 
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.


Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the proposed development and having regard to  Proposals ENV4, ENV23, ENV24 and D1, of the  Revised Trafford Unitary Development Plan and Policies DP2, DP7 and EM1 of the Revised Regional Spatial Strategy (RSS published 2008).

Reason for approval:

The Local Planning Authority has concluded that the proposed development will not result in demonstrable harm to the preservation of the Listed Building or Conservation Area having had due consideration of the relevant policies of the Revised Trafford UDP.  No other material consideration has been raised which outweighs this decision.  The proposal would therefore result in a satisfactory form of development that is considered to comply with the provisions of Proposal D1 - All New Development, ENV23 - Development in Conservation Areas and ENV24 - Buildings of Special Architectural or Historic Interest of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.  


49.
APPLICATION FOR LISTED BUILDING CONSENT 77155/LB/2011 – LORD J. LEE – BOWDON OLD HALL, 49 LANGHAM ROAD, BOWDON, ALTRINCHAM 

The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for the partial demolition and rebuilding of front boundary wall in different alignment in association with alterations to existing vehicular access. 




RESOLVED:  That Listed Building Consent be granted for the reasons given below and subject to the following conditions:- 


(1)
The work hereby granted consent shall be begun not later than the expiration of three (3) years beginning with the date of this consent.


Reason: This condition is required to be imposed pursuant to Section 74(3) of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.


(2)
No development shall commence on site until a methodology statement indicating a fully detailed scheme of rebuilding of the wall has been submitted to and agreed in writing by the Local Planning Authority. The demolition of the wall shall be carried out by hand and the materials stored for re-use. The scheme of the rebuilding shall be based on the recording of the wall and the re-use of the brick/stone and gate piers/gate and shall include full details of the lime mortar mix. The method statement shall also contain measures to protect the adjacent trees on the site. Development shall be carried out in accordance with the approved details.


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(3)
No development shall take place until samples of any proposed brickwork, coping, appropriate bond (to match existing), type of joint and lime mortar specification to be used, following a mortar analysis of existing historic mortar, shall be submitted to and agreed in writing by the Local Planning Authority. A sample panel shall be made available on site for the approval of the Local Planning Authority. All pointing or repointing shall be carried out using hand tools, within the confines of the joint, finished flush or slightly recessed from the face of the brickwork. Development shall be carried out in accordance with the approved details. 


Reason: To ensure that the works are in keeping with the character and appearance of the listed building and conservation area in compliance with Proposals ENV23, ENV24 and D1 of the Revised Trafford Unitary Development Plan.

(4)
(a) 
Notwithstanding the details submitted to date, no development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. The details shall include any proposed changes to existing ground levels, means of enclosure including gates and gateposts and boundary treatment, hard surfaced areas and materials samples, planting plans specifications and schedules (including planting size, species and numbers/densities), existing plants to be retained, and shall show how account has been taken of any underground services.


(b) 
The landscaping works shall be carried out in accordance with the approved details within 12 months from the date when any building or other development hereby permitted is occupied or carried out as the case may be.



(c) 
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.



Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the proposed development and having regard to  Proposals ENV4, ENV23, ENV24 and D1, of the  Revised Trafford Unitary Development Plan and Policies DP2, DP7 and EM1 of the Revised Regional Spatial Strategy (RSS published 2008).



Reason for approval:


The Local Planning Authority has concluded that the proposed development will not result in demonstrable harm to the character of the building as a building of special architectural or historic interest having had due consideration to the relevant policies of the Revised Trafford UDP.  No other material consideration has been raised which outweighs this decision.  The proposal would therefore result in a satisfactory form of development that is considered to comply with ENV24 - Buildings of Special Architectural or Historic Interest of the Revised Trafford Unitary Development Plan.


ANNUAL PLANNING OUTCOMES TOUR 

The Chief Planning Officer extended an invitation to all Members to attend the Planning Outcomes Tour to be held on Tuesday 27th September 2011. 


The meeting commenced at 6.30 p.m. and concluded at 8.43 p.m. 




