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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 12th April 2012
Time:  6.30 p.m. 

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

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



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


	
	

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

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


	

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

	To be

Tabled 
	

	4. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 77852/REN/2011 – MR. ADRIAN GREEN – LAND ADJACENT TO NAGS HEAD PUBLIC HOUSE, BARTON ROAD, DAVYHULME 
To consider a report of the Chief Planning Officer. 
	To follow 

	

	6.
	APPLICATION FOR PLANNING PERMISSION 77866/FULL/2011 – OLD TRAFFORD SUPPORTERS’ CLUB – LAND AT JUNCTION OF WHARFSIDE WAY AND SIR MATT BUSBY WAY, OLD TRAFFORD 
To consider a report of the Chief Planning Officer
	To follow 


	

	7.
	APPLICATION FOR PLANNING PERMISSION 78029/FULL/2012 – MR. IMRAN KHAN – 2A RADNOR STREET, STRETFORD 
To consider a report of the Chief Planning Officer
	To follow 


	

	8.
	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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_1394546240.doc
		WARD: Brooklands

		77582/FULL/2011

		DEPARTURE: No





		Demolition of existing building and erection of replacement car dealership unit including MOT bay, parking, access and landscaping. 



		253 Washway Road, Sale, M33 4BL






		APPLICANT:  Robins & Day Limited






		AGENT: David J Stewart Associates






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 








SITE


The application site is located on south east side of Washway Road and measures approximately 1.78 hectares (7217 sq.m). It is currently occupied by Peugeot Dealership and carries out sales, servicing and MOT of motor vehicles. The current commercial premises comprise a predominantly brick single storey and two storey building with a flat parapet roof and a corrugated sheet pitched roof. The site is covered by hard standing with scattered trees along north and south east boundaries.


The application site is bounded by residential properties to the east and the south. Sale Baptist Church is located to the north and the site fronts Washway Road to the west. 


The surrounding area comprises mixed residential/commercial uses along Washway Road. The land use is predominantly residential to the south east.


PROPOSAL


Planning permission is sought for the demolition of existing building and erection of a replacement car dealership unit including MOT bay, servicing area, parking, access and landscap[image: image1.wmf]Club House
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ing. The car sales side of the business would be open Monday to Friday 08.30 to 19.00hours, Saturdays 08.30 to 17.00 hours and Sundays, Bank and Public Holidays 10.30 to 16.30 hours. The servicing and MOT side of the business will be open Monday to Friday 08.30 to 17.00 hours, Saturday 08.30 to 17.00 hours and will be closed on Sundays, Bank Holidays and Public Holidays.


The new development would house both Peugeot and Citroen dealerships in one building with separate sales areas. It represents a floorspace of  2375sq.m over two floors that would accommodate 783 sq.m for retail (A1), 208 sq. m for offices (B1a) 906 sq.m for commercial operation (B1c), 50 sq.m for storage (B8) and 346sq.m for other ancillary purposes.


The proposed building is of contemporary design and comprises a steel structure, cladding and large areas of glazing and would be centrally located within the site. 


 The site is to be directly accessed using the existing access from Washway Road. There is a second access from Raglan Road, which is proposed to be removed permanently.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL CORE STRATEGY POLICIES/PROPOSALS


L4 - Sustainable Transport and Accessibility


L5 - Climate Change


L7 - Design


L8 - Planning Obligations


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – 


PROPOSALS MAP NOTATION


Immediately adjacent to A56 Strategic Route & Quality Bus Corridor


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/58807 - Continued use of site of former petrol filling station for car display and sales. Approved with conditions - 23/03/2004.


H/54043 – Change of use from petrol filling station to car display and sales for a temporary period of 12 months. Approved with conditions - 17/05/2002.


APPLICANT’S SUBMISSION


The application is accompanied by the following detailed supporting statements:


Design and Access Statement


Noise Assessment


Flood Risk Assessment


Surface Drainage Assessment


Transport Statement


Bat Survey


Relevant parts of these statements will be referred to in the Observations section of this report where necessary.


CONSULTATIONS


Pollution & Licensing - No objections subject to implementation of site management measures included within the submitted noise assessment.

LHA – No objections. The main points raised are discussed in the Observations section below.


GMEU – Bat survey concluded that no evidence of current or historic bat roosting observed.


Limited potential to support roosting bats. Recommendation that the buildings be made unsuitable for bats by blocking of entrances, prior to April 2013. In absence of these measures a further bat survey will be required prior to demolition. Suggest a condition to ensure these recommendations are carried out.


GMP Design for Security – 


· Noted inclusion of bollards to prevent vehicles getting on or off the site.


· Welcome railings to prevent pedestrian access.


· Recommend condition that the development be constructed in accordance with Secured by Design Standards


Environment Agency - No objection. Recommend condition to regulate surface water run off.


Drainage – No objections.


REPRESENTATIONS


6 letters of objection raising the following concerns:


· Parking spaces being reduced and number of employees increasing. Will exacerbate the existing on-street parking congestion on Raglan Road.


· Inadequate staff parking will require staff to park on the surrounding roads.


· Exacerbated by development at the New Church and Community Centre


· Combined with traffic from Washway Road/Marsland Road – make Raglan Road highly dangerous – parking near corner junction.


· Could road signage be upgraded to include measures to prevent parking near the junction and driveways of residents near the junction.


· Size, height, colour and siting of the contemporary steel structure is inappropriate


· Recent church planning approval is more in keeping with surrounding character


· Brick would be more appropriate material


· Inappropriate commercial design for surrounding residential area.


· Increase in noise, traffic and disturbance from increased customers, vehicle circulation through the site and the MOT bay.


· Re-siting of building and parking on perimeter walls is unneighbourly


· Most operation is on north non-residential side of the building. In current proposal, MOT, Car handover section, Parts department deliveries and access in showroom located to the south of the building leading to increased noise and fumes.


· Little screening for residents of 45/47 Fairlands Road 


· Request retention of all trees/shrubbery for privacy  and to screen noise and smell


· Light pollution from proposed lighting


· Noise pollution – proposed use of the rear of the site if different to current use.


· Will the building be sound-proofed to limit noise from inside the building?


· Will windows in the rear elevation be openable and enable noise to be emitted from inside the building?


· Will fencing height increase along the rear of the site?


· Disturbance from noise and construction


· Request measures to limit construction time


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The development proposes new facilities for a long established car sales and servicing use on a site which is unallocated in the Revised Unitary Development Plan. The principle of the development is therefore considered to be acceptable.


IMPACT ON RESIDENTIAL AMENITY


Siting of proposed building


2. The proposed footprint of the building would be sited 19m at closest point to the boundaries of residential properties to south east. It would be sited approximately 28m at the closest point to No.23 Alston Avenue. It is acknowledged that this would be closer than the existing circumstance, as the current separation distance to No. 23 is 50m approximately. However a separation distance of 34m to the main proposed building that measures 7.4m in height to the ridge and 28m to a single storey section of the building that measures 5.3m in height to the ridge would not unduly dominate the neighbouring property. The separation distance and existing screening along the rear (south east) boundary would mitigate any potential overbearing impact, visual intrusion or overlooking. 


3. With regard to the properties fronting Fairlands Road to the south, the proposed building would be sited further way than the current circumstance in relation to these dwellings. It is sited 18m at the closest point currently to No. 43 Fairlands Road, which is the property positioned closest to the boundary with the site along Fairlands Road. The proposed building would be sited between 17-19m to the boundaries of No.s 41-47 Fairlands Road and between 30m and 36m to the dwelling’s elevations. The south boundary of the site is defined by a 2m wall and intermittent landscaped screening of up to 5m in height approximately. It is considered that siting a 7.4m tall flank elevation that falls to 5.4m in height, at 17m and 36m (approx) respectively, combined with the boundary screening, would not unduly over-dominate the respective dwellings or garden areas in Fairlands Road.

4. The proposal would achieve 56m to properties on the opposite side of Washway Road, a distance which should mitigates any harmful impact. 


Commercial operation of the site


5. Concerns have been raised by neighbouring residents with regard to a potential Increase in noise, traffic and disturbance from increased customers, vehicle circulation through the site, the siting of the MOT bay and the re-organisation of the operations on site. The applicant suggests that the building, in its central position, removes any intensity of operation away from the boundaries of the site. The workshop has a single point of access and will include fast action doors. The orientation is towards the northerly boundary and away from residents. Windows within the building are non-opening to further insulate commercial operation.


6. The vehicle access into the MOT bay would be re-located to the south side of the building, facing the rear of properties on Fairlands Road. The access point would be enclosed by automatically closing heavyweight doors that would insulate the noise when closed. A condition is suggested for details of the doors to be submitted for approval. The existing high boundary treatment to this boundary is to be retained with existing and additional landscaping that will provide screening to the residents.


7. The prep and wash facilities have been brought into the building envelope on the eastern side of the building. The intensive wash opens to the north and the lower intensive use of prep faces east. This part of the site is already heavily screened with substantial landscaping. New enclosures will also assist in screening the properties in this direction which are set a distance behind Sale Heys Road in comparison to those to the south.

8. The collection point for parts’ deliveries is currently on the south side of the building and would remain on this elevation for the new building.  The number of deliveries will be 3-4 during the day (Monday to Friday) by small boxer type vans and considerably less on a Saturday and Sunday. This is when the Service and Parts departments’ hours are reduced. Deliveries would be conditioned to be carried during opening hours.


9. The proposed scheme includes introducing parking along the southern boundary. Additional screening is proposed including tree planting as part of a landscaping scheme.


10.  A noise assessment has been undertaken to determine the impact of the proposed redevelopment on nearby residents.  The report concludes that it will not lead to an adverse impact at the nearest Noise Sensitive Receptors (the nearest dwellings). The BS 4142 assessment has indicated that the proposed redevelopment will result in a noise reduction compared to the existing situation, due to some external activities being undertaken within the building, and the location of the proposed building being in the centre of the site and further away from the nearest residents.


 


11.  A number of site management measures have been recommended to help minimise the impacts on the local Noise Sensitive Receptor’s (the nearby dwellings). A site management plan can be conditioned should approval be given and would include the following measures:


 


• Doors must be closed carefully and not slammed.


• Wherever possible items must not be dropped from height.


• Engines are not to be revved unnecessarily.


• There should be no unnecessary use of loud stereos.


• There must be a regular maintenance programme for all plant and equipment.


• All doors (roller and personnel doors) should be kept closed except for access and egress.

12. Therefore, subject to the recommended conditions, it is not considered that the proposed re-organisation of the commercial operations on the site will cause such harm, by reason of   overlooking, noise or disturbance to nearby residents, to warrant a refusal of planning permission.  In this respect the proposal is considered to comply with Core Strategy Policy L7. 


DESIGN AND IMPACT ON STREET SCENE


13. The proposal is to be considered against SPD2 which seeks to ensure that development is appropriate and contributes to the character of the A56 corridor.     


14. The proposal represents replacing an existing commercial building and its associated uses within the site. Whilst the footprint is larger, the impression of scale would not be substantially different to existing circumstance when viewed from Washway Road. It is located centrally with sufficient distance to the side boundaries.


15. The proposal is no taller than current building, however the design differs from the existing whereby the flat roof shape of the building results in a greater scale as each elevation measures 7.4m tall. Notwithstanding this, the proposed building would not appear out of character in the area. The materials and design are equally appropriate for a commercial site that fronts Washway Road.


16. The proposal would be re-sited further back into the site in line with the predominant building line along Washway Road. A landscaping scheme has been submitted which proposes to soften the frontage of the site, and includes planting around both the entrance to the site and along the southern boundary. 


17. Overall, the scheme is considered to represent an improvement to the appearance of the site and is of sufficiently high quality, through its design and use of materials, to contribute in a positive way to the character and appearance of the A56 corridor. In this respect the proposal is considered to comply with Core Strategy Policy L7.


ACCESS & PARKING


18. The LHA have stated that to meet the Councils car parking standards the provision of 51 car parking spaces are required, based on 8 parking spaces for the MOT garage floor area of 163 sq m and 43 spaces for the remaining area within the site. The proposed re-development would make provision for 188 car parking spaces within the site to be divided between 78 customer and staff car parking spaces and 110 spaces for display, demonstration and storage. 


19. The requirement for 51 spaces is calculated for customers and staff, and as such this requirement can be accommodated within this provision. A condition is suggested to ensure that 78 spaces are retained for parking provision and to not be used for storage, demonstration or display. 


20. It is acknowledged that the development constitutes a loss of 27 parking spaces compared to the existing site and an increase in staff numbers at the site of 28 employees. Therefore, in addition, notwithstanding that the parking provision complies with guidelines for staff and customers, the applicant’s agent has stated that the demonstration parking area can be allocated to staff parking which equates to an additional 19 parking spaces. Due to the operation of the site, 52 employees are not present seven days a week, for example the Parts and Service function is reduced over the weekend. Furthermore, the site is in a sustainable location and it is anticipated that a further 7 staff would use public transport, cycle or car share.


21. It is therefore considered that parking provision is satisfactory and would not result in exacerbating the existing parking congestion on nearby residential streets. As such the proposal would accommodate satisfactory parking provision with the development in accordance with the Council’s guidelines.


22. The proposals also state there is the provision of 11 cycle parking spaces, whilst there is no objection in principle to this level of cycle parking, the LHA would advise that this needs to be a mixture of short stay and long stay parking and therefore lockers should be available for staff wishing to cycle to the site.


23. Deliveries of vehicles to the site will be from articulated transporters. Through the submission of an amended plan it has been demonstrated that an articulated vehicle can enter and exit the site without having to circumnavigate the building. There should be no need for transporters to service the site from the A56.


24. The applicants state that storage space for vehicles within the site will be significantly reduced, as in the future the majority of stored vehicles will be stored at a former Citroen premises in Salford and will only delivered to and from the dealership site as and when required.  This is an approach that the LHA welcomes.


25. The access and parking arrangements are considered to be acceptable and therefore comply with Core Strategy Policy L7. 


SECURITY


26. All the security recommendations from GMP Design for Security can be accommodated including secure perimeter fencing and the enclosure of the access to the rear of the site, and appropriate lighting of the site. It has been discussed with the applicant’s agent that lighting throughout would be subject to a separate planning application. In this respect the proposal is considered to comply with Core Strategy Policy L7.


TREES

27. The site is the subject of a Tree Preservation Order (TPO). The proposed development would not have any impact on the TPO and no trees are proposed to be removed in connection with the proposal. 


FLOOD RISK

28. The applicant has submitted a Flood Risk Assessment which concludes that the development will not pose a risk to flooding in the area.

DEVELOPER CONTRIBUTIONS


29. Following the adoption of the Core Strategy and SPD 1 Planning Obligations, the relevant contributions required for this development would be: Highways and Active Travel Infrastructure £7,359.00; Public Transport Schemes £9,784.00; Specific Green Infrastructure (off site tree planting) £10,850.00, less £310 for every tree planted on site as part of an agreed landscaping scheme. The overall maximum contribution would therefore be £27.993.00.


CONCLUSION


30. The proposed development is considered to be acceptable in terms of its design and appearance, impact on highways and in terms of its impact on the amenity of nearby residents. It is considered to accord with the provisions of the Core Strategy and is consistent with the objectives of the NPPF. 


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a total financial contribution of £27,993.00  split between contributions towards Highways Infrastructure £7,359.00; Public Transport Schemes £9,784.00 and Specific Green Infrastructure £10,850.00. 


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

1. Standards Time Limit


2. Submission of materials


3. Boundary treatment 


4. Prior to development starting, recommendations of Section 5 of submitted Bat Survey prepared by Middlemarch Environmental in August 2011 shall be carried out. 


5. Tree protection measures


6. Landscaping including hard and soft landscaping & landscape maintenance


7. Provision and retention of access and parking.


8. 78 staff and customer parking spaces must not be used for display, demonstration and storage of vehicles


9. Vehicle entrance on Raglan Road to be permanently closed.


10. Details and location of cycle storage lockers.


11. Details of all doors, including those to the MOT bay and operating mechanism. All doors to be kept closed except for access and egress.


12. Operation of site to be in accordance with recommendations contained within Noise Assessment by AECOM Environment Feb 2012.


13. Site Management Plan to be submitted, approved and implemented.


14. Sustainable drainage scheme to regulate surface water run off.


15. Implementation of measures to reduce crime.


16. Opening hours: Car sales Mon-Fri 08.30 to 19.00; Sat 08.30 to 17.00; Sun 10.30 to 16.30. Servicing Mon to Fri 08.30 to 17.00; Sat 08.30 to 13.00; Sundays, Bank Holidays and Public Holidays closed.


17. Deliveries of cars and spare parts to be restricted to the times when the building is open.


18. Compliance with approved drawings.


RW
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		WARD: Bowdon

		77680/HHA/2011

		DEPARTURE: No





		Erection of two storey rear extension with additional accommodation at basement level; erection of two storey side extension; associated external alterations; erection of detached garage following the demolition of the existing.



		Enville Cottage, Green Walk, Bowdon, WA14 2SJ





		APPLICANT:  Mr Jim Nicholson





		AGENT: Fallows Gowen Partnership





		RECOMMENDATION:  REFUSE
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SITE

Detached Victorian property (circa 1860s) with buff brick frontage decorated by stone headers and cills, a front gable and hexagonal ground floor bay window.  The property has a 1928 two storey extension, which increased the accommodation to the rear and introduced a large, curved 2-storey bay window on the south-eastern side elevation.


The plot is situated within sub-area A of the Bowdon Conservation Area, adjacent to the Devisdale Conservation Area and is of significant size.  A large side garden and rear garden are interrupted by the rear gardens to properties on The Firs.  The front boundary treatment is a stone wall with hedge planting above.  There is a large mature tree along the front boundary.


PROPOSAL


Permission is sought for the erection of a two storey rear extension with additional accommodation at basement level and associated external alterations.  Permission is also sought for the erection of a detached double garage with associated hardstanding following the demolition of the existing detached garage.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L5 – Climate Change


L7 – Design


R1 – Historic Environment


PROPOSALS MAP NOTATION


Bowdon Conservation Area


PRINCIPAL REVISED UDP POLICIES/ PROPOSALS


ENV21 – Conservation Areas


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


SUPPLEMENTARY PLANNING GUIDANCE


Bowdon Conservation Area, approved June 1992

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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

RELEVANT PLANNING HISTORY

76641/HHA/2011: Erection of first floor side extension, 3 storey rear extension (including basement). Provision of raised decking and external alterations throughout. Demolition of existing garage and erection of detached garage with ancillary accommodation above.

WITHDRAWN, 15th June 2011

APPLICANT’S SUBMISSION

The applicant has submitted a statement in support of the application proposal, prepared by a historic buildings consultant, Peter De Figuerado.  Where relevant, the issues raised by that statement are referred to in the Observations section below.

CONSULTATIONS


Electricity North West – No impact on Electricity Distribution System infrastructure or other ENW assets

LHA – To meet the Councils car parking standards the provision of 4 car parking spaces are required.  The proposals include a double garage and it is felt that there is adequate car parking space remaining on the driveway.


Therefore there are no objections to the proposals on highways grounds.


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


Conservation Officer – Comments are incorporated within the Observations section below.


Drainage – Recommend standard informative R17 (SUDs)


REPRESENTATIONS


Councillor Michael Hyman JP has requested that the application be called-in to Planning Committee if recommended for refusal.  The representation was received outside of the 28-day consultation period for such a request and no formal planning reasons were offered in support of the request.


Neighbours – 13 no. letters of support from independent addresses have been received, offering general support for the proposal.  More specifically, the letters include the following: 


· no undue loss of amenity to adjacent properties


· positive design and impact of the proposed development


· preserving the side garden is positive


· doesn’t detract from the Conservation Area


· would enhance the Conservation Area. 


OBSERVATIONS


Policy Context


National Policy


NPPF


Paragraph 9 reveals that “Pursuing sustainable development involves seeking positive improvements in the quality of the built, natural and historic environment…”


Of the Core planning principles identified at paragraph 17, it is considered that the following are relevant to this application.  “Planning should:


· always seek  to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings


· conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations.”


Section 7 details the importance of good design.  Paragraph 58 notes that planning policies and decisions “should aim to ensure that developments:


· establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit.


· respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation.


· are visually attractive as a result of good architecture and appropriate landscaping.”


Paragraph 61 states that:


“Although visual appearance and the architecture of individual buildings are very important factors, securing high quality and inclusive design goes beyond aesthetic considerations.  Therefore, planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment.”


Section 12 of the NPPF is the most relevant to this application and reveals that “in determining planning applications, local planning authorities should take account of:


· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation.


· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and


· the desirability of new development making a positive contribution to local character and distinctiveness.”


Paragraph 137 states that “local planning authorities should look for opportunities for new development within Conservation Areas ad World Heritage Sites and within the setting of heritage assets to enhance or better reveal their significance.  Proposals that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset should be treated favourably.”


Trafford Core Strategy


Policies of particular relevance to this application, 


R1 (Historic Environment) reveals that all new development must take account of surrounding building styles, landscapes and historic distinctiveness.  Furthermore, developers must demonstrate how the development will complement and enhance the existing features of historic significance including their wider setting, in particular in relation to conservation areas, listed buildings and other identified heritage assets.  Policy R1 also requires developers to demonstrate how the proposed development will preserve or enhance the Conservation Area, and its wider setting.


L7 (Design) clearly sets out that development must be appropriate in its context, make best use of opportunities to improve the character and quality of an area and enhance the street scene or character of the area by appropriately addressing scale, density, height, massing, layout, elevation treatment, materials, hard and soft landscaping works and boundary treatment.  Furthermore, policy L7 reveals that development must be compatible with the surrounding area and must not prejudice the amenity of the future occupiers of the development or occupants of adjacent properties.


L5 (Climate Change) states that new development should mitigate and reduce its impact on climate change factors, such as pollution and flooding and maximise its sustainability through improved environmental performance of buildings, lower carbon emissions and renewable or decentralised energy generation.

Revised Trafford UDP


Proposal ENV21 (Conservation Areas) details the Councils commitment when determining applications for planning permission within Conservation Areas to pay particular attention to the desirability of preserving or enhancing the character or appearance of the area.


Supplementary Planning Guidance


Planning Guidelines Bowdon (1992)


The Councils guidelines for the Bowdon Conservation Area re-iterates the Councils aim when exercising its powers under the Planning Acts, to pay special attention to the desirability of preserving and enhancing the character or appearance of those areas.  

Sub Area A of the Bowdon Conservation Area consists mainly of large 19th century semi-detached properties either rendered or in cream brick, set behind low stone walls and planting.


Paragraph 5.8 (e) reveals that “the two main requirements for new building design are that it should be of the highest standard in itself and that it should be compatible with the character and setting of the area…Successful designs have usually followed the character of the area as expressed in proportions (e.g. of window height and width) roof styles, building form and materials.”

Paragraph 5.8 (g) states that “extensions should closely match the original building in design and materials.  The resulting building as extended should look as if it might have been designed that way originally.  This will normally mean keeping extensions subsidiary in mass to the original building.”


Supplementary Planning Document 4 (SPD4): A Guide to Designing House Extensions and Alterations (Adopted 27th February 2012)


Paragraph 2.2 iterates the importance of extensions reflecting “the character, scale and form of the original dwelling by matching, harmonising with the existing architectural style and detailing.  Ill-designed or excessively large extensions can spoil the appearance of your property.  Careful consideration should be given to the individual details of the original property in designing any extension to help maintain and reinforce the style of the main dwelling and help an extension to blend in with the street scene.


House Extensions


Specifically in relation to House Extensions of this nature, the document reveals the following relevant guidance:


“2.5.2
For heritage assets/conservation areas and listed buildings, the use of traditional materials that match or complement the property and are characteristic of the area is particularly important to preserve and safeguard their special character.”


“2.7.2
The design, scale, form and finish of an extension should blend in with and complement the character and design of neighbouring houses and the street scene.”


DESIGN AND APPEARANCE


Background


1. Enville Cottage is located within sub area A of the Bowdon Conservation Area, adjacent to the Devisdale Conservation Area and within the setting of the grade II* Listed St Mary the Virgin church. The property is sited close to the historic centre of Bowdon. Green Walk is an important historic route from Dunham Massey to the church and provides an important link between the two adjacent conservation areas resulting in significant vistas between the two.


2. Enville Cottage provides a positive contribution to Green Walk and the Bowdon Conservation Area. The external appearance suggests it is an early to mid-Victorian property.  It is possible to read from the internal layout, a plan form influenced by Georgian architecture, two rooms wide, two rooms deep with a central staircase.  The modest, original form is still discernible on the north-west and south-west elevations and to a lesser degree on the north-east elevation. 

3. The 1928 wrap around extension incorporates a two storey bow window on the south east elevation and has further extended the property to the rear. There is a small lean-to extension on the north east elevation which appears historic.  The bow window including fenestration is stylistic of the period (1920s) and is painted render. The brickwork on the south-east, north-east and north-west elevations is painted white, possibly to unify the two constructions.


Proposed extensions


4. The size, massing, siting and design of the proposal results in a harmful impact on the significance of Enville Cottage. The architectural style and original plan form implies a modest building as the name suggests. The property has more akin with other historic cottages in the historic core of Bowdon than it does with the larger villas located to the west of Green Walk. It is perhaps for this reason that the western boundary of the site forms the boundary between the Devisdale and Bowdon Conservation Areas. The proposed extension does little to respect the proportions of the original dwelling and creates a south-east elevation which is more than twice the depth of the original dwelling over two stories.  


5. The existing extension to Enville Cottage does little to enhance the original building. In particular the continuous ridge formed by the extension on the south east elevation elongates the building, which belies the front elevation. It is considered that the proposed extension will only serve to exacerbate this. The property is visible from Green Walk, in particular the front (south-west) and south-eastern side elevations, including the side garden. The property is also glimpsed from the listed church and the south east elevation is highlighted by the fact it is painted white.  

6. In any event, and regardless of how prominent a building is from public vantage points it is important that all new development is sensitively designed and sited to respect the host building, site and the conservation area. As the conservation area evolves, more prominent views of Enville Cottage may occur, particularly from the west, and therefore consideration must be given to the impact of the proposal on the existing building regardless of whether or not all elevations can be seen from the streetscene. Likewise it does not follow that the contribution of Enville Cottage is nullified if the heritage asset is obscured or not readily visible.


7. The north-east and north-west elevations would appear cluttered and with an incoherent mix of styles of fenestration.  Furthermore, the design of the roof system around the various parts of the proposed extension is complex and represents a departure from the simple and modest form of the original dwelling. 


8. On balance, it is considered that the proposed extension is excessive and has a poor relationship with the original dwelling.  Despite being set down with a small inset, it does not “look as if it might have been designed that way originally”.  The size, elevation treatment, design, massing and siting detract from the original character of the host dwelling and further increases the depth of the original property to the detriment of its original modest character.  The proposed extension does not preserve or enhance the character or appearance of the host dwelling or the wider conservation area.


Applicant’s Heritage Statement


9. The applicant states that the 1874 OS plan indicates that the plot was originally intended to accommodate 2no. houses.  However, this is questionable. The tithe map shows the plot to be arable fields. By 1874 there are 2 lines of trees, which could symbolise an orchard and the partially subdividing line a boundary to the orchard with access from Enville Cottage. To the north there is also a smaller section of the plot cordoned off.  At the time, within an orchard, it was not uncommon that livestock (hens, pigs etc) could be kept in an orchard, in this case either serving Enville Cottage or tenanted by someone else. This could also be the reason that the cottage is not designed to overlook the garden.  The importance of Green Walk also means the cottage was designed to front the street, to see and be seen.  Furthermore, it is not unusual to limit fenestration detail on the side elevations and focus on the principal elevations. 


10. The applicant acknowledges that Enville Cottage is small.  It is considered that the proposed extension will further extend a modest dwelling to an extent which degrades the original, historically significant, modest plan form and character of the host dwelling.


11. The building and plot are significant to the conservation area. Although the applicant describes the architect and appearance of the 1928 extension, the applicant provides very little analysis, positive or negative, of its impact on/relationship with the original house.  Furthermore, the origination of the house and its siting could actually be revealing information about the historic function of the plot, i.e. that it was possibly a small holding/cottage with an orchard etc.  In any event, the scale and character of the host dwelling is currently identifiable through the modest plan form, the decorative front elevation, and when viewed from other elevations within the site.

12. There are certain works, such as the reinstatement of an original window on the front elevation which are welcomed.  However, replacement windows do not provide justification for a large extension, nor do they form part of this application.



RESIDENTIAL AMENITY


13. Due to the siting of the proposed windows, the size of the plot and the relative siting of adjacent properties, there are no significant residential amenity impacts as a result of the proposed development.


VEHICLE PARKING


14. There is sufficient off-street parking retained within the site as a result of the proposals and the scheme is therefore acceptable in terms of its impact on the highway.


RECOMMENDATION: REFUSE, for the following reasons:


1. The proposed development by virtue of the design, size, massing and siting of the extension detracts from the original, historically significant form and character of the host dwelling, does not better reveal the significance of the heritage asset and does not preserve or enhance, and would be detrimental to, the character and appearance of the conservation area within which it is located.  As such, the proposed development is contrary to policy R1, L5 and L7 of the Trafford Core Strategy, proposal ENV21 of the Revised Trafford Unitary Development Plan, relevant parts of the National Planning Policy Planning Framework and Supplementary Planning Guidance for the Bowdon Conservation Area.
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SITE


The Liquid Natural Gas (LNG) storage facility is situated on Heath Farm Lane, to the east of the built up area of Partington. The overall LNG site is approximately 16.6 hectares in area, although the area occupied by buildings and other structures proposed for demolition is just over 7 hectares in area. The application site extends to just over 8.5 hectares in area including all structures and buildings to be demolished and, stockpiling areas and contractors’ compounds. 


The main structures and areas on the site include the four large LNG storage tanks as well as a control and administration building and workshop, generator house, switch gear buildings and transformers, absorption plant, liquefaction area, LPG storage area, boilerhouse, substation, LNG vaporisation area, odorant storage area, firepond and firewater and foam pumphouse..


The site is situated on Heath Farm Lane and adjoins the eastern boundary of the built up area of Partington village. To the north, beyond the disused railway line and embankment, lies the National Grid Common Lane site, which has recently been granted outline planning permission for comprehensive redevelopment for employment uses (H/OUT/71194). To the south is open farmland, although there are some allotments adjoining the south-western corner of the site. The eastern boundary of the site is formed by Sinderland Road, beyond which is a triangular piece of land that has been approved as a replacement ecological habitat in association with the comprehensive redevelopment of the National Grid site to the north of the railway embankment.


The site was first commissioned as an LNG storage facility in 1972, having been a gas production works from 1929. Until March 2011, the LNG storage facility liquefied natural gas from the UK Transmission System during periods of low gas demand and stored it in its liquid form as LNG. At periods of peak demand the LNG was then converted back into natural gas using 8 vaporisation units for subsequent distribution. The site therefore acted as a reservoir of natural gas to handle the seasonal fluctuations in demand and provide additional gas during a shortfall. However, the strategy for storage and distribution of LNG has changed over time, reducing the need for regional storage hubs and placing the emphasis on strategic scale storage. The site has been decommissioned on this basis. In June 2011, the site was de-classified under the COMAH (Control of Major Accident Hazards) Regulations.


PROPOSAL


This is a full planning application for the demolition and clearance of all above ground structures at the site. This is required because the proposed works have been deemed to be Environmental Impact Assessment (EIA) development and therefore the normal permitted development rights for demolition do not apply in this case.


It is proposed to demolish all the buildings and structures down to ground level prior to the site being handed over to National Grid Property for ongoing management and subsequent remediation and redevelopment.


Much of the preparatory works in terms of the decommissioning, isolation and disconnection of buildings and equipment has already taken place. The applicant states that the focus will be on dismantling the buildings and structures rather than their destructive demolition and that, as far as possible, the demolition process will take place in a phased manner with the structures and buildings demolished in turn and the material stockpiled and transported from the site.


The applicant states that, where structures are removed, the surfaces will be made good but there are no substantive landscaping proposals as part of the current application.


The works will be accessed from the existing site access on Broadway and then via Manchester Road (A6144). 


The maximum period of demolition works would be six months.


The applicant states that it is anticipated that the main plant operational on site will be restricted to in the order of 8 no. 360 degree demolition excavators, one tele handler, one mobile crusher, one forklift truck and one JCB.


The applicant states that a Waste Management Plan is being produced to maximise the recycling of materials with a target of over 90% of materials to be re-used both on and off site.

NATIONAL PLANNING POLICY FRAMEWORK


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


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L6 – Waste


L7 - Design


W1 – Economy


R2 – Natural Environment

PROPOSALS MAP NOTATION


Priority Regeneration Area


Main Industrial Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV9 – Sites of Importance for Nature Conservation


ENV32 – Derelict Land Reclamation Area


E7 – Main Industrial Areas


E15 – Priority Regeneration Area: Carrington


H11 – Priority Regeneration Area; Partington


D5 – Special Health and Safety Development Control Sub Area

PRINCIPAL RSS POLICIES

DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality

RELEVANT PLANNING HISTORY

H/36301 – Deemed Hazardous Substances Consent – British Gas site, Heath Farm Lane - 3rd December 1992

H/33818 – Erection of carbon dioxide removal plant – British Gas site, Heath Farm Lane Approved 14th August 1991


H/21180 – Single storey extension to administration and workshop building – Heath Farm Lane Gas Works - Approved 16th April 1985


Other Sites


H/OUT/71194 – Outline application (including details of access) for mixed employment development (use classes B2 and B8 with ancillary B1) and with ancillary retail (A1 and / or A3 and / or A5). Engineering works to create a replacement wildlife habitat – former Gas Works site of Common Lane and Manchester Road and land off Sinderland Road, Partington – Permitted 22nd October 2010   

CONSULTATIONS


LHA – No objections. The Environmental Statement indicates that the number of trips to the site will be relatively small and will be spread out throughout the day. In addition, it is stated that staff will be transported to the site using two minibuses. This would alleviate staff parking on neighbouring roads. The provision of a wheel washing facility would contain the impacts within the site itself.  


Pollution and Licensing 

Air Quality


An air quality assessment has been submitted in support of this application, which adequately identifies the air quality impact associated with the demolition. The impact is predicted to be negligible and of short duration.


Dust


Dust management procedures identified in Chapter 7 of the Environmental Statement should be implemented during the demolition process. All identified measures shall be implemented and maintained at all times. Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.


The air quality assessment included provision for the installation of particulate monitors on the site boundary. Where these monitors indicate PM10 readings in excess of 100ug/m3 the applicant will notify the local planning authority.


Noise.


Noise and Vibration affects have been assessed within chapter 8 of the submitted report.


There is the likelihood that noise from the demolition works will be audible at the nearest receptors to the site, specifically during the breaking out of the concrete and brick in the south western part of the site which could affect residents on Moss View Road.  


Prior to the commencement of the works a Project Environmental Site Management Plan should be submitted for approval. This will list the noise mitigation measures to be put into place, in accordance with Best Practice.


Environment Agency – Based on the information provided, the site is associated with potentially contaminative historic land uses. Given the site’s environmental setting, the Agency recommends that the following conditions are imposed to ensure any potential risks posed to controlled waters from land contamination are appropriately assessed.


A scheme to deal with the risks associated with the contamination of the site to be submitted and approved, comprising: A verification report demonstrating completion of the works set out in the approved remediation strategy and the effectiveness of the remediation to be submitted and approved

If, during development, contamination not previously identified is found to be present at the site then no further development to be carried out until a remediation strategy detailing how this unsuspected contamination shall be dealt with has been submitted and approved. The remediation strategy to be implemented

Groundwater in the principal aquifer is expected to be close to the surface in this area, and is also expected to be in continuity with that in the superficial deposits, and therefore the site is considered to be particularly sensitive to the proposed operations. 
It must be ensured that the proposals do not lead to the mobilisation of contamination into groundwater, and that it does not lead to the creation of new pathways for contamination.
Additionally, it should be ensured that the borehole that exists on site is located and decommissioned in line with published guidance so that it cannot act as a pathway for contamination.

Following discussions with the applicant, a further response has been provided: -


Given that the only work to be undertaken at the site will be demolition of above ground structures and no excavation work will be conducted, the Agency is happy to relax the first two conditions recommended in our previous letter.
 
However, should the site be redeveloped in the future, the Agency would expect a full site investigation to be undertaken and wishes to reinforce the third condition in the original letter which imposes that we must be contacted if any unsuspected contamination is identified during the proposed works.
 
The Agency has previously reviewed the WYG Environmental Detailed Quantitative Risk Assessment in relation to the Gas Works site at Common Lane, Partington. This report provides some assessment of the LNG Storage Facility and states that ‘much of the potential primary sources of ground contamination in this site remains uncharacterised due to major constraints to investigation in this area and there remains the potential for significant contamination to exist below sensitive operational plant and equipment’. The report also recommends that future site investigation works are undertaken at the site and the Agency would like to review this when completed.

GM Minerals and Waste Planning Unit – 


Site Waste Management Plans - The applicant has stated that a waste management plan is being produced to maximise the recycling of materials. Depending on the cost of the demolition project, a Site Waste Management Plan may also be required.


The requirement to prepare, update and implement a Site Waste Management Plan (SWMP) is set out in the Site Waste Management Plans Regulations 2008. These regulations were made in exercise of the Clean Neighbourhoods and Environment Act 2005 to make the requirement for SWMPs for the management and disposal of waste for major construction and demolition works mandatory and to ensure compliance with them. 


Noise and Dust - The demolition operations will create noise and dust emissions. The Environmental Statement states that “It has been demonstrated that a significant effect is not anticipated to occur. Nevertheless, recommendations are presented below which should be adhered to ensure that noise levels incident at identified receptors are minimised as far as practicable in accordance with Best Practice.”

Chapter 7 of the Environmental Statement is concerned with air quality and provides an assessment and related mitigation measures. The Council’s Environmental Health officers should be consulted on the above matters.


National and Local Waste Policies - 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 applicant is seeking to re-use / re-cycle 90% of the demolition materials and is therefore diverting waste away from landfill in line with the waste hierarchy. The Government’s overall approach to planning and waste management is set out in Planning Policy Statement 10: Planning for Sustainable Waste Management.


The Minerals and Waste Planning Unit have produced 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 contains both site allocations and development management policies. 


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. The Inspector’s binding report has declared the Waste Plan sound and it will come into force on 1st April 2012. As the Waste Plan has been found sound, it has become a material consideration when assessing proposals for waste management facilities.


In order to encourage the re-use and recycling of construction, demolition and excavation waste (CDEW), the Waste Plan has not allocated any sites for inert waste disposal. The proposed development is therefore supportive of the Waste Plan’s approach to managing CDEW.


Summary – The Council may wish to consider whether a SWMP is required and, if so, whether one is going to be produced. The proposed development is supported by national and local waste policy, which encourages the maximisation of material re-use and re-cycling, thus diverting waste from landfill.


GM Ecology Unit – The Ecology Unit has raised a number of issues with the Ecology Chapter of the Environmental Statement (ES) that accompanies this application.  These are outlined below.


Broadoak Wood SBI 


This site is described in the ES as being designated for its ornithological interest and “some limited botanical interest in the ditch system”.  However, the site has been primarily selected for its woodland habitat.  In addition, the site has been assessed as being of “local” importance but as a local wildlife site (SBI) it should be identified as being of district importance.


Great Crested Newts


The survey for great crested newts has not been undertaken to the appropriate standard, as laid out in English Nature’s (now known as Natural England) mitigation guidelines.  Although the correct number of survey visits have been made (four) they were not undertaken at the correct time of year; four surveys visits should be undertaken between mid March to mid June with two of these being undertaken between mid April to mid May.  The submitted survey visits were undertaken between the end of May and mid June, and given the mild spring could have easily missed any great crested newts present.  The Ecology Unit would not normally find such a survey acceptable.


However given the type of waterbody present, the risk of great crested newts being present is considered to be low, so in these circumstances only we would conclude that reasonable survey effort has been undertaken.  Nevertheless it is important that the recommendations in the ecology chapter in relation to the draining down of the waterbody are followed.  The measures outlined in paragraph 10.58 should therefore be included within the Project Environment Management Plan.


Loss of waterbody


The main impact of this proposal on ecology appears to be the loss of the waterbody.  The loss of such waterbodies is contrary to the Greater Manchester Biodiversity Action Plan for Ponds and Lodges.  The Ecology Unit would therefore expect to see a replacement waterbody provided as compensation for this loss.  It is not clear from the plans submitted what the final landscaping of the site will be after demolition but the Ecology Unit would recommend that it includes the provision of a suitable waterbody.


Other Species


In the Ecology Unit’s response to the EIA scoping request, it stated that a number of protected species should be considered in the ES.  Of these, the submitted report does not include any details on common toad, breeding birds and water vole.  No bird surveys have been undertaken and no information has been provided on the other two species. This matter therefore requires clarification.


Environmental Management Plan


Should planning permission be granted, the Ecology Unit would recommend that prior to the commencement of any works on site a final version of the Project Environmental Management Plan should be submitted to and be approved by the council in writing. Once agreed the Plan should be implemented in full.


REPRESENTATIONS

One representation has been received asking what the use of the land would be on completion of the demolition works.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The Environmental Statement (ES) states that there is a need for the demolition work for the following reasons: - 


· the buildings are vacant, redundant and not suitable for re-use; 


· the removal of the storage tanks will enhance the visual amenity of the area;


· the removal of the structures will reduce the attraction of the site to vandals;


· any remaining health and safety risks will be removed;


· the removal of the structures will allow the longer term remediation and redevelopment of the site.


The ES states that if the demolition does not take place, none of the above benefits would be realised with consequent pollution and human safety risks not remedied. 


2. National, regional and local planning policies support the principle of bringing vacant, previously developed sites back into beneficial use, particularly where this would involve the remediation of land affected by contamination. The demolition of the above ground structures would be the first stage in this process. The site lies within a Main Industrial Area and the Partington Priority Regeneration Area as defined by the Revised UDP Proposals Map. It is considered that the demolition would be in accordance with Policy L3 of the Core Strategy – Regeneration and Reducing Inequalities – which states that, within the identified Regeneration Areas, the Council will secure improvements to the local environment and will support appropriate developments that will secure regeneration benefits It is also considered that the proposal would be in accordance with the presumption in favour of sustainable development in the National Planning Policy Framework and would comply with the core planning principles set out in paragraph 19 of that document, in particular in relation to making effective use of land and enabling the re-use of existing resources. It is therefore considered that the proposals are acceptable in terms of planning policy. 


RESIDENTIAL AMENITY AND ENVIRONMENTAL IMPACTS


3. The closest residential properties are located at the junction of Heath Farm Lane and Moss View Road. These are approximately 20m from the western boundary of the LNG site but about 190m from the closest point of the demolition works and approximately 380m from the closest storage tank. 


4.
Policy L5 of the Core Strategy states that “Development that has potential to cause adverse pollution (of air, light, water, ground), noise or vibration will not be permitted, unless it can be demonstrated that adequate mitigation measures can be put in place.”  Policy L7 states that “In relation to matters of amenity protection, development must:


Be compatible with the surrounding area;


Not prejudice the amenity of the future occupiers of the development and / or occupants of adjacent properties by reason of…noise and / or disturbance, odour or in any other way”


4. The Environmental Statement (ES) includes sections on environmental impacts including noise, air quality and dust. The applicant states that the ES should be considered within the context of the temporary nature of the demolition works (i.e. any predicted impacts will only be prevalent for a maximum period of six months) and that the buildings and structures to be demolished are isolated from sensitive receptors including Partington village itself.


5.
Noise. – The ES states that noise generating operations are anticipated to comprise the breaking out of concrete / bund walls, noise from the use of a crusher, noise from plant such as excavators, and vehicle movements on the local highway. The ES concludes that the adverse noise impacts will range from negligible to severe for short term periods but overall they are assessed as being “neutral” i.e. not having a significant impact. The Council’s Pollution and Licensing Section has commented that there is the likelihood that noise from the demolition works will be audible at the nearest receptors to the site, specifically during the breaking out of the concrete and brick in the south western part of the site which could affect residents on Moss View Road. The Pollution and Licensing Section has therefore recommended that, prior to the commencement of the works, a Project Environmental Site Management Plan should be submitted for approval. This will list the noise mitigation measures to be put into place, in accordance with Best Practice.

6,
Air Quality and Dust – The ES assesses the air quality impacts of the demolition works themselves and the associated vehicle movements. The Council’s Pollution and Licensing Section states that this adequately identifies the air quality impact associated with the demolition. The impact is predicted to be negligible (subject to appropriate mitigation measures) and of short duration. The Pollution and Licensing Section states that the dust management procedures identified in Chapter 7 of the Environmental Statement should be implemented during the demolition process. In addition, the air quality assessment includes provision for the installation of particulate monitors on the site boundary. The Pollution and Licensing Section states that, where these monitors indicate PM10 readings in excess of 100ug/m3, the applicant should notify the local planning authority. It is therefore considered that, subject to conditions in respect of the above matters, the proposed development would be acceptable in terms of air quality impacts.


7.
In overall terms, it is therefore considered that, subject to appropriate conditions, the proposed demolition works would not have an unacceptable detrimental impact on the amenity of the occupiers of nearby residential properties and that the proposals would be in accordance with Policies L5 and L7 of the Core Strategy.


ECOLOGY

8.
Policy R2 of the Core Strategy states that “To ensure the protection and enhancement of the natural environment of the Borough, developers will be required to demonstrate through a supporting statement how their proposals will: -


Protect and enhance the landscape character, biodiversity, geodiversity and conservation value of its natural, urban and countryside assets having regard not only to its immediate location but its surroundings, and


Protect the natural environment through the construction process.”


9.
The ES identifies a number of potential ecological impacts linked primarily to the draining of the firewater pond to the east of the demolition area. However, the ES states that this offers limited foraging potential for bats and birds in particular and concludes that the impacts would only be considered significant at site level and would not merit further mitigation, particularly given the existence of very similar habitats just to the north on National Grid’s Common Lane site. 


10. The Greater Manchester Ecology Unit has raised a number of issues in relation to the Ecology Chapter of the ES. The Ecology Unit states that the main impact on ecology appears to be the loss of the waterbody (the firewater pond), which would be contrary to the Greater Manchester Biodiversity Action Plan for Ponds and Lodges. The Ecology Unit states that it would therefore expect to see a replacement waterbody provided as compensation for this loss and that any plans for the final landscaping of the site after demolition should includes the provision of a suitable waterbody. However, the waterbody is not actually within the red edged application site and, although the draining of this pond is referred to within the ES, this would not actually constitute development that requires planning permission in itself. The applicant states that the draining of the waterbody was referred to within the ES for the sake of completeness as part of a comprehensive assessment of ecological conditions across the wider site. The ES concluded that the pond was of limited ecological value due to (amongst other matters) its fish stocks (which are to be relocated in agreement with the EA), concrete lining and limited vegetation. It is therefore considered that it would not be appropriate or reasonable to require a replacement waterbody in connection with the current application (although this may be appropriate if a future application were to propose the redevelopment of that area). 

11.
In relation to the Broadoak Wood Site of Biological Importance, the Ecology Unit commented that the site has been assessed as being of “local” importance but as a local wildlife site (SBI) it should be identified as being of district importance. The applicant has acknowledged that the site should have been classified as being of more than local importance but has stated that, given the anticipated impacts and the proposed mitigation measures, no significant impacts are anticipated.


12.
In respect of the survey for Great Crested Newts, the Ecology Unit has stated that the timing of the survey visits was not in accordance with Natural England’s mitigation guidelines and that it would not normally find such a survey acceptable. However, the Ecology Unit has stated that, given the type of waterbody present, the risk of great crested newts being present is considered to be low, so in these circumstances, it considers that reasonable survey effort has been undertaken.  Nevertheless the Ecology Unit considers that it is important that the recommendations in the ecology chapter in relation to the draining down of the waterbody should be included within the Project Environment Management Plan. The applicant acknowledges that the timings of the surveys were not undertaken in strict accordance with the Great Crested Newt Mitigation Guidelines but states that they were completed within the overall window for the species, which extends to mid-June. The applicant has also confirmed that the recommendations within the Ecology Report with regards to Great Crested Newts will be included within the Project Environmental Management Plan.


13.
The Ecology Unit also states that the submitted report does not include any details on common toad, breeding birds and water vole.  No bird surveys have been undertaken and no information has been provided on the other two species.  The applicant states that no detailed breeding bird survey was considered to be necessary due to the types of habitat present, which are considered to be common and limited in extent. In addition, whilst there would be some loss of habitat, most of the site would remain unaffected. With regards to the Little Ringed Plover, the applicant states that, given the current layout and buildings, there are limited opportunities for this species and that following demolition, there will be more opportunities with more open areas available for nesting. With regards to water voles, no further survey was considered necessary because the only waterbody on the site is lined and does not provide any burrowing opportunities. With regards to the Common Toad, the applicant states that observations of all amphibians are noted during the Great Crested Newt surveys but no evidence of toads was found.  

14.
The Ecology Unit recommends that, prior to the commencement of development, a final version of the Project Environmental Management Plan should be submitted and be approved in writing and the Plan should be implemented in full. It is therefore considered that, subject to appropriate conditions, the proposed demolition works would be acceptable in terms of ecological impacts and would comply with Policy R2 of the Core Strategy.


TRAFFIC GENERATION AND HIGHWAY IMPACTS


15.
The ES includes a section on Highways and Transportation, which states that it has been calculated that there will be four two way HGV movements per working day on average throughout the six month period of the works. The LHA has raised no objections on the basis that the number of trips to the site will be relatively small and will be spread out throughout the day. In addition, it is stated that staff will be transported to the site using two minibuses, which would alleviate staff parking on neighbouring roads. The provision of a wheel washing facility would contain the impacts within the site itself. It is therefore considered that the proposed development would be acceptable in terms of traffic impacts. 

GROUND CONDITIONS


16.
The ES includes a section on ground conditions although it states that it is not proposed to disturb the ground as part of the proposed works with the exception of gaining access to the former LNG storage tanks themselves, which will involve breaking through the bunds surrounding the structures. The ES states that the longer term environmental benefits of undertaking the demolition works include the enabling of a comprehensive site investigation to gain a full understanding of sub-surface ground conditions, which will in turn enable a focussed remediation strategy to be put in place for the site in due course.


17. The Environment Agency originally commented that a full contaminated land site investigation would be required prior to the demolition works commencing but subsequently agreed, following discussion with the applicant, that a condition would only need to state that a remediation strategy would be required to be submitted and implemented should contamination be identified in the course of the demolition works. On this basis, it is considered that the proposals are acceptable in this respect and will allow for the full investigation and remediation of the site in due course. 


SITE WASTE MANAGEMENT PLAN


18. 
The ES states that a waste management plan is being produced to maximise the recycling of materials with a target set at beyond 90% of materials to be re-used on and off site. The Greater Manchester Minerals and Waste Planning Unit has commented that, depending on the cost of the demolition project, there may be a requirement to prepare, update and implement a Site Waste Management Plan (SWMP) in accordance with the Site Waste Management Plans Regulations 2008. The applicant has confirmed that any necessary licensing and permit issues will be dealt with outside the planning process.


CONCLUSION


19.
In conclusion, it is considered that the proposed demolition work is necessary in order to allow the future remediation and re-use of this vacant, contaminated site. The proposals would therefore be in accordance with national, regional and local planning policies, which support the principle of bringing vacant, previously developed sites back into beneficial use. Whilst the proposed works will have some environmental impact, particularly in relation to noise, the demolition process will be for a temporary period of not more than six months and, subject to appropriate mitigation measures, it is considered that there would not be any unacceptable detrimental impacts on the amenity of the occupiers of nearby residential properties. It is also considered that, subject to appropriate conditions, the proposed works would be acceptable in terms of ecological impacts and in terms of traffic generation. It is therefore recommended that planning permission should be granted, subject to conditions. 

RECOMMENDATION: GRANT subject to the following conditions:-

1. Standard Time Limit


2. Environmental Management Plan detailing noise mitigation measures to be submitted and approved prior to commencement of works and implemented for the duration of the works


3. Dust management procedures identified in Chapter 7 of the Environmental Statement to be implemented during the demolition process. All identified measures to be implemented and maintained at all times. Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.


4. Particulate monitors to be installed on the site boundary as detailed in the submitted air quality assessment. Where these monitors indicate PM10 readings in excess of 100ug/m3 the applicant will notify the local planning authority.


5. Project Environmental Management Plan detailing the recommendations in the ecology chapter to be submitted and implemented.

6. Details of wheel wash facility or other measures to prevent the spread of mud and debris on the public highway and implementation of approved scheme for the duration of the demolition work.


7. If, during development, contamination not previously identified is found to be present at the site then no further development is to be carried out until a remediation strategy detailing how this unsuspected contamination shall be dealt with has been submitted and approved. The remediation strategy to be implemented.
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		WARD: Longford

		77916/FULL/2011

		DEPARTURE: No





		Erection of detached three storey dwelling with 10 no. bedrooms AND works ancillary thereto, including erection of detached double garage to rear 



		65 Edge Lane, Stretford. M32 8PA





		APPLICANT:  Mr Amir Hussain





		AGENT: T & G Associates Ltd





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The site comprises of a vacant parcel of land measuring approximately 0.11ha located on the north side of Edge Lane at it’s junction with Hillingdon Road to the east of Stretford town centre.  The site was previously occupied by a substantial Victorian detached property that was demolished approximately 6 years ago after being allowed to fall into disrepair.  The site is currently overgrown with dense vegetation to the front boundary with Edge Lane and Tree Preservation Order (TPO) No.230 applies to a number of trees within the site.  Vehicular access to the site is from Hillingdon Road with a pedestrian entrance located on the corner of the junction of Hillingdon Road with Edge Lane.  


The surrounding area includes similar large detached properties to the north of Edge Lane, with semi-detached dwellings on the opposite side of Edge Lane to the south and on Hillingdon Road.  To the west of the site is a two storey detached property that has been converted into apartments.  To the west of this the detached property is occupied by a children’s day nursery.  To the east of the site on the opposite side of Hillingdon Road are a row of three storey Victorian terraced properties, one of which has been converted into flats.  To the rear of the site is a converted coach house that was previously associated with the now demolished dwelling at the application site.  


PROPOSAL


Planning permission is sought for the erection of a single detached dwelling with ten bedrooms.  The dwelling would be a brick construction two storey in height with feature gables on each elevation extending to three storeys.  The proposed building would measure 7.5m in height to the eaves and 10.5m in height to the ridge at its tallest points.

A detached double garage is proposed with two car parking spaces located in front of this accessed from the existing vehicular access on Hillingdon Road.  Pedestrian access would be from the existing access on the corner of Hillingdon Road and Edge Lane.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Making the Best Uses of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


L4 – Regional Housing Provision


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

77655/FULL/2011 - Erection of detached three storey dwelling with 14 no. bedrooms with works ancillary thereto, including erection of detached garage to rear (Withdrawn December 2011).  


H/70520 – Erection of 8 no. 2 bedroom apartments  in a part two, part three storey building, creation of a new vehicular access onto Hillingdon road, car parking, landscaping and development ancillary thereto (Minded to grant subject to legal agreement committee 12th March 2009).


· This application was minded to grant at the March 2009 planning committee meeting.  The s106 agreement has not yet been signed and therefore the decision notice has not been issued.  


H/68235 – Erection of 8 no. 2 bedroom apartments in a part 2, part 3 storey building, creation of new vehicular access onto Hillingdon Road, car parking, landscaping and development ancillary hereto (Withdrawn July 2008).


H/59300 – Demolition of existing building and erection of a part two and part three storey block with accommodation in the basement and roof area to form 8 apartments. Provision of 9 parking spaces in basement with access from Hillingdon Road. Conversion of existing vehicular accesses on Edge Lane for pedestrian use only (Approved October 2005).  


H/52960 – Change of use from dwellinghouse to apartments, erection of a two storey extension to provide a total of 16 apartments (including accommodation in the basement and roof levels), ancillary car parking with new vehicular access from Edge lane and widened vehicular access from Hillingdon Road (Withdrawn November 2002).  


H/36885 – Change of use and conversion of former coach house from garage and store to a dwellinghouse, erection of a detached garage and formation of a car park (Approved June 1993).  


H/35426 – Change of use and conversion of former coach house from garage and store to a dwellinghouse, erection of a detached garage and formation of a car park (Withdrawn July 1992). 


APPLICANT’S SUBMISSION

Design and Access Statement


The demolition of the previous building on the site was undertaken following the grant of planning permission H/59300 approved in October 2005.  The proposal would contribute to the character of the area and extensive landscaping will be provided following removal of the unsightly bushes.  

CONSULTATIONS


Greater Manchester Ecology Unit:  Trees unlikely to support roosting bats.  Vegetation clearance to take place outside the bird breeding season (March–July inclusive). Ivy removal to be undertaken by hand.  Mammal holes on the site are currently inactive, recommend that developer submits dated photographic record to show these remain inactive prior to commencement of development.  Tree outside the site boundary on Hillingdon Road may be used by bats and this should be noted by the Council.  

Local Highway Authority:  No objection.  Discussed within Observations section of report.

Pollution and Licensing:  No objection. 


REPRESENTATIONS


Neighbours

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


· Increase in traffic and on street parking


· Design out of keeping with properties in local area, constitutes overdevelopment


· Loss of sunlight, scale and massing out of character, overbearing impact


· Lack of consideration for trees, hedgerows and ecology in the submitted documents


· Discrepancies in submitted drawings


· Size of building more suited to flats than one dwelling and could be converted in future


· Historic stone boundary should be retained

OBSERVATIONS

PRINCIPLE


1. Policy L1 of the Core Strategy sets out the land to be made available within the Borough for new housing provision and sets a target of 11,800 new dwellings up to the end of the plan period (2026).  Of these, 70% are to be located in the southern part of the Manchester City Region within which the site lies as defined by the North West RSS and the Core Strategy.  New residential development in the Borough is currently proceeding at a level that is significantly below the targets within the Core Strategy.  The proposal would therefore contribute towards achieving the target for new residential development in the Borough over the plan period.   


2. The application site formerly housed a detached dwelling prior to its demolition and therefore constitutes previously developed land (brownfield).  Policy L1 of the Core Strategy sets an 80% target of new housing provision to make use of previously developed brownfield land in accordance with PPS3.  Policy L2 of the Core Strategy seeks to provide a mix of dwelling types and sizes, particularly family housing.  The proposal would therefore contribute towards achieving the target for new residential development to be located on previously developed brownfield land and would contribute to the provision of family housing in the Borough.  


3. Planning permission has been granted for the development of the site for residential apartments previously and a dwelling existed on the site prior to its demolition.  The proposed erection of one detached dwelling is in accordance with Policies L1 and L2 of the Core Strategy and the North West RSS and is therefore considered to be acceptable in principle.  


DESIGN AND STREET SCENE


4. The proposal has been designed to be in keeping with the character of properties in the area and would be a brick construction with projecting gables and bay windows.  The dwelling would be centrally sited, being 3m from the western boundary, 7.8m from the boundary with Edge Lane at its closest point and 6.2m from the boundary with Hillingdon Road at its closest point.  The building would be sited forward of the building line to Edge Lane similar to the previously approved scheme for eight apartments (planning permission reference H/59300) and the most recent application for eight apartments reference H/70520 that was minded to grant by the Planning Committee in March 2009.  


5. All windows would have headers and sills.  To the front elevation, a 3.8m wide central gable the same height as the main ridge with a pillar supported porch to the ground floor is proposed.  Two gables are proposed on either side of the central gable with a width of 4.7m, each extending slightly higher than the main ridge line with two storey square bays and a glazed balcony above at second floor level.  Similar balconies were proposed as part of application reference H/70250.  The side and rear elevations also have two gables with a width of 4.7m and these gable features serve to break up the scale and massing of the proposal and add interest at the roof level.  To the rear elevation, at ground floor level a single storey flat roof conservatory is proposed and square bays would be located to each of the gables.  Windows are proposed at first and second floor level with a small flat roof dormer also proposed to the centre of the rear roof slope.  The building would have a vertical emphasis reflective of the Victorian terraced properties on the opposite side of Hillingdon Road, whilst the glazed balconies would add a contemporary detail.  

6. The existing front boundary has fallen down in parts, most likely due to the failure to maintain the site over the years.  At the time of the previous application for 8 apartments (reference H/70520) in 2009, it was noted that the wall was in a good condition and provided a historic link to the original property on the site and as such ought to be retained.  It is likely that the boundary wall is capable of being restored to its former state and a condition is recommended to be attached to the permission requiring its retention.  

7. The proposal maintains the spaciousness characteristic of this part of Edge Lane and is considered to be acceptable in terms of design, with the feature gables providing a visual break in the scale and massing of the proposal.  It is concluded that the proposal would enhance the character and appearance of the street scene and is in accordance with Policy L7 of the Core Strategy.  


RESIDENTIAL AMENITY


8. The overall footprint of the proposed dwelling would be approximately 275m2, which is reduced in comparison to both the footprint of the previously approved building for eight apartments in October 2005 (planning permission reference H/59300) and the scheme for 8 apartments that was recently minded to grant at the March 2009 planning committee (application reference H/70520).  The main difference between the current scheme and the previous schemes for apartments is the omission of a two storey rear element which proposed the building to have a length of 22m along the western boundary and the omission of a hardstanding area to the rear that was proposed to be used for car parking in the previous schemes.  

9. The current proposed building would have an average depth of approximately 15m with a width of 20.5m, which allows for a larger garden space to the rear of the building more appropriate to a single dwelling.  To the rear of the site lies a coach house that has been converted to a residential dwelling.  The south elevation of this property facing the application site has principal habitable room windows to the ground floor with one window at first floor level, as the main first floor windows are located to the elevation fronting Hillingdon Road.  The main rear wall of the proposed dwelling would be 13-15m from the rear boundary, with the ground floor between 11m-13m from the rear boundary and the dormer window 15m from the rear boundary.  The distances to the rear boundary are in accordance with Council guidelines for new residential development and are similar to the footprint of the Victorian building that was formerly present at the site.  The proposal would not unduly impact on the amenity of the occupiers of the coachhouse to the rear.


10. The adjacent property to the west No.61 has been converted into flats and has a white UPVC clad extension to the side and a two storey apartment building to the rear.  A distance of 13m would remain between the main side walls of No.61 and the proposed dwelling, reducing to 8.6m between the extension at No.61 and the side wall of the proposed dwelling, a distance that is considered will maintain a reasonable amenity for the occupiers of No.61.  Both windows and dummy windows to the west elevation of the proposed dwelling, resulting in a reduction in the number of windows facing No.61 since the previous schemes for apartments and the windows to this side will be required to be obscurely glazed to prevent any undue loss of privacy to the adjacent occupants.  Given the proposed dwelling does not include the two storey rear element previously incorporated into the schemes for apartments on the site, the current proposal would have a lesser impact on apartment building to the rear of No.61.  The former dwelling at the application site was also previously in closer proximity to the apartment building to the rear of No.61, which is a relatively modern construction hence it is considered that the proposal would have no undue impact on the amenity of the occupants of these apartments.  

11. A distance of over 28m would remain between the front elevation of the proposed dwelling and those opposite Edge Lane and over 20m to the property on the opposite side of Hillingdon Road, hence the proposal would have no undue impact on properties opposite the site.  

12. The proposal would not result in any undue loss of light or privacy to neighbouring occupants and is therefore considered to be acceptable in respect of residential amenity in accordance with Policy L7 of the Trafford Core Strategy.  

ACCESS, HIGHWAYS AND PARKING


13. The site is located in close proximity to quality bus services and Stretford Metrolink Station and is therefore sustainably located.  The existing vehicular access to the site is from Hillingdon Road and a pedestrian entrance is located on the corner of the junction of Hillingdon Road and Edge Lane.  The proposed detached garage would be accessed from Hillingdon Road with two parking spaces located to the front of the garage.  Four car parking spaces are therefore proposed, which is in accordance with Council guidelines for a ten bedroom property and the parking layout would have no detrimental impact on highway safety.  The proposal is considered to be acceptable to the Local Highway Authority and is in accordance with Policy L4 of the Trafford Core Strategy.  


PROTECTED TREES AND BIODIVERSITY


14. There are a group of trees adjacent to the front boundary on Edge Lane that are subject to Tree Preservation Order (TPO) No.230.  An application was made to fell these trees in December 2011 and this was refused as the trees were deemed to be in good health and vigour. 


15. The applicant has submitted a Tree Report with the application.  This states that there are a number of trees both within and adjacent to the site (not all of which are subject to the TPO).  Of these, 12 are proposed to be retained, one will be removed to facilitate the proposed development and a further four are required to be removed due to their poor condition.  The tree report includes tree protection measures to be employed during construction and a condition is recommended to be attached to the permission requiring the development to be carried out in accordance with the approved survey as amended.  


16. The property that was previously present on the site was demolished approximately 6-7 years ago and the site has lain vacant since its demolition.  As a result, the site is now overgrown and contains evidence of now inactive mammal holes and also provides the potential for nesting birds and bats to be present at the site.  Given the potential for biodiversity and protected species to be affected by the proposed development, conditions are recommended to be attached to the permission regarding these matters.  A condition requiring vegetation clearance to take place outside the bird breeding season (March–July inclusive) is recommended.  Ivy removal is to be undertaken by hand and should bats be encountered, works must cease and the appropriate action be taken to account for the protected species.  The submission of dated photographic evidence prior to commencement of development is required to show that the mammal holes remain inactive when development commences on site.  


17. Subject to these conditions, the proposal would have no undue impact on biodiversity, protected trees and protected species and is therefore in accordance with Policies R1 and R2 of the Trafford Core Strategy.  

DEVELOPER CONTRIBUTIONS


18. In accordance with SPD1: Planning obligations (2012), the applicant is required to enter into a s106 legal agreement covering the following: 


· A contribution of £155 towards highway infrastructure;


· A contribution of £307 towards sustainable transport schemes; 


· The provision of 3 trees on site or a contribution of £930, to be reduced by £310 per tree planted on site;  

· A total contribution of £3,455.68 towards outdoor sports and recreation, split between a quality contribution of £1,216.99 and a quantity contribution of £2,238.69


· A contribution of £11,350.57 towards education and related facilities


CONCLUSION


19. The application proposes the redevelopment of a vacant site to provide one large dwelling.  The proposal is considered to be acceptable in terms of design and off road parking provision and would enhance the character and appearance of the street scene in accordance with Policies L1, L2, L4 and L7 of the Core Strategy.  It is therefore recommended than planning permission is granted.  

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure a total contribution of £16,198.25 in accordance with SPD1: Planning Obligations towards:


i. £155 toward highway infrastructure; 


ii. £307 towards sustainable transport schemes;


iii. The provision of 3 trees on site or £930 to be reduced by £310 per tree planted on site


iv. A total contribution of £3,455.68 towards outdoor sports and recreation, split between a quality contribution of £1,216.99 and a quantity contribution of £2,238.69

v. £11,350.57 towards education and related facilities

(B)

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


1. Standard


2. List of amended plans


3. Vegetation clearance outside of the bird breeding season (March-July inclusive)


4. Ivy removal to be undertaken by hand 


5. Prior to the commencement of the development, photographic dated record of mammal holes to be submitted which demonstrates that they remain inactive 


6. Material samples including hardsurfacing materials for driveway


7. Obscure glazing/non opening unless 1.7m above internal floor level to windows in the west elevation


8. Landscaping


9. Landscaping maintenance


10. Development to be carried out in accordance with submitted tree protection scheme


11. Retention of boundary wall


12. Bin storage details


13. Flat roof of conservatory not be used a first floor sitting out area


14. Provision and retention of garage, parking and access facilities


15. Removal of permitted development rights for extensions, dormer windows, garage conversion, additional areas of hardstanding and vehicular accesses


16. Driveway materials


DR





		WARD: Altrincham

		77938/COU/2012

		DEPARTURE: No





		Change of use from photographic studio to single residential dwelling.



		5 Springfield Road, Altrincham, WA14 1HE





		APPLICANT:  Mr & Mrs A Jenkins





		AGENT: Fallows Gowen Partnership





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site comprises one half of a pair of semi-detached period properties with accommodation over four levels including a basement area.  The building has been used recently as a photographers studio but had historically been built as a residential dwelling.  The site includes an area for car-parking for two cars off-street to the front of the building and a rear garden area.  The site is located close to Altrincham town centre and comprises a mix of historic period properties (a number converted to commercial/office use) and modern office developments.


PROPOSAL


This application seeks the change of use from photographic studio to residential use to provide a single dwellinghouse as the building had been originally.  No extensions are proposed as part of the redevelopment works.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


Main Office Development Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


National Planning Policy Framework


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


RELEVANT PLANNING HISTORY

H/52063 – Retention of canopies and roller shutters – Refused 17/08/2001


H/31570 – Retention of vehicular access and car-parking facilities – Approved 27/06/1990


H/31923 – Retention of external staircase – Approved 26/07/1990


APPLICANT’S SUBMISSION


None


CONSULTATIONS


Pollution and Licensing – No Objections


REPRESENTATIONS


Neighbours:- A letter has been received from Tsianter Architects who are based 4 Springfield Road on the opposite side of the road from the application site.  The company wishes to state that they have no objections to the proposal to convert to the existing building to residential use but are advised that the applicant has installed a new kitchen at ground and first floor level.  The concern is that the applicant is applying for a single residential use when in fact the building maybe used for multiple occupation/flats, this raises issues of parking provision.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.  As stated the site is allocated within the UDP Proposals Map as within a Main Office Development Area.  The building has until recently been used as a photography studio, its proposed change of use to residential is not considered to have any adverse impact on the supply of available office use in and surrounding the Altrincham Town Centre area, as currently there is sufficient supply of vacant office space in this general locality.


2.  The site as previously indicated is located in an edge of town centre location comprising both residential and commercial dwellings.  One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.

3. Policy L2 of the Core Strategy (Meeting Housing Needs) states that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the Borough and the wider aspirations of the Council’s Sustainable Community Strategy.  Of relevance to this application it requires new development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the Social Infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan.


4. The proposal is for development on previously developed land within the urban area and in a sustainable location, and having regard to the above policies the proposed development is considered acceptable in principle.  The main issues therefore relate to any perceived impact on residential amenity and car parking.


BACKGROUND


5.  At the time of the planning officer’s site visit in January 2012, works had commenced on site in terms of internal alterations to facilitate the conversion to residential accommodation.  It was observed that as part of these works a new kitchen had been fitted at ground level and also at first floor.  During discussions with the applicant it was established that the original intention was to convert the premises to two apartments, however the applicant has confirmed that the proposal is for one dwelling.  This has been demonstrated by the receipt of an amended proposed floor plan showing the building as a single dwellinghouse and also an e-mail in February from Watersons Estate agents who have confirmed that they have been instructed by the applicant to market the application property as a single dwellinghouse.  Whilst concern has been raised by the neighbouring architectural firm regarding the works to date which would suggest two apartments being developed, the Council must consider the submitted information which would suggest the applicants to proceed with the proposal as a single dwellinghouse.  Should planning permission be granted for change of use to a single dwelling, the responsibility will be on the applicant to develop as such, any failure to do so would result in the appropriate enforcement action being undertaken by the Council in these situations.


RESIDENTIAL AMENITY


6. The proposed conversion of the building back to a single dwellinghouse is not considered to raise any adverse impact on residential amenity.  The adjoining building 3 Springfield Road is a residential dwelling, as the proposal involves no extensions there is not considered to be any adverse impact on these occupants.   A distance of approximately 17m is retained from the first and second floor bedroom windows of the building to the rear boundary.  To the rear of the site is a bungalow ‘Gulmarg’, Garden Lane, this property is an infill development and is located close to the shared boundary with the application site.  Whilst the window to window distance between ‘Gulmarg’ and the bedroom windows at the application site fall within the 27m parameter suggested within Trafford Council New Residential Development guidelines ( a distance of approximately 25m is retained) it should be considered in the context of the application property having historically been a residential dwelling and the later addition of the bungalow close to the rear boundary of the site, it would be considered harsh to refuse the application on a marginal shortfall in the privacy distance.


7. Bedroom four at second floor level will involve the use of the existing side window which looks directly towards the blank upper level of the gable elevation of 7 Springfield Road which is also a residential dwelling, No.7 Springfield Road has two windows at first floor level facing towards the application site, however there is no interlooking between dwellings and the use of the existing second floor side window will not result in any adverse overlooking as it will look out onto the neighbours upper level blank gable.

CAR-PARKING


8. Springfield Road has single yellow lines outside the application site (all along the west side of Springfield Road) with pay and display parking bays all along the eastern side of the road.  The proposal involves the provision of two car-parking bays to the front of the site adjacent to the existing steps up to the front entrance of the building.  The site is also located close to Altrincham interchange and is therefore in a sustainable location close to a public transport hub.  It is considered that given the restriction for on-street parking that exists; the original use of the building as a residential dwelling and the close proximity to public transport, the provision of two off-street car parking spaces is considered acceptable provision in this location.


DEVELOPER CONTRIBUTIONS


9.  Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


10.  In accordance with Proposal L8 and L4 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards Highways and Active Travel Infrastructure and Public Transport Scheme. 


11.  The Council has previously accepted that the amount towards Highways and Active Travel Infrastructure should take into account the existing use of the site, whilst the amount towards Public Transport Schemes is the full amount for the proposed development.  Based on the SPD, the provision towards Highways and Active Travel Infrastructure would be £155.00 which is less than the contribution equivalent to the existing use as an office. Therefore it is considered no contribution towards Highways and Active Travel Infrastructure should be required. With regards to Public Transport Schemes the contribution required is £307.00

12.  In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution of £930 towards Green Infrastructure projects in the area (the £930 reduced by £310 per tree planted on site).


13. In accordance with Proposal R5 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  No play space or sports facilities are to be provided within the proposed development and the site is within an area deficient in terms of its distance to Neighbourhood Equipped Areas for Play, Local Equipped Areas for Play and other play space. Based upon the SPD the provision towards spatial green infrastructure, sports and recreation would be £4,061.50.


14. In accordance with Proposal L8 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a 5-bedroom dwelling will require a contribution towards educational facilities.  Based on the SPD the provision towards educational facilities with regards this particular development would be £11,350.57.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT


(A). That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a maximum total contribution of £16,649.07.   This comprises £307.00 towards Public Transport Schemes, £930 towards Specific Green Infrastructure, £4,061.50 towards Outdoor Sport and Recreation and £11,350.57 towards Educational Facilities.


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


1. Standard


2. Approved Plans


3. Retention of parking


4. The building to which this application relates shall remain as a single dwellinghouse and shall not be changed to a House in Multiple Occupation (HMO) unless and until a planning application has been submitted to and approved in writing by the Local Planning Authority. 


Reason: In the interests of local amenity and in accordance with Policy L7 of the Trafford Core Strategy. 


CM






		WARD: Hale Barns

		77986/FULL/2012

		DEPARTURE: No





		Erection of two storey detached dwelling (also with accommodation in the roof space).



		Land between 3 and 7 Millway, Hale Barns





		APPLICANT:  Mrs Anne Marshall





		AGENT: Prebuild Solutions Ltd





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located on the north side of Millway which is a small cul-de-sac off Chapel Lane to the south of Hale Barns. The area is residential in character and comprises predominantly post-war detached and semi-detached dwellings, some of which are a full two storeys and others are dormer bungalows.

The site is currently undeveloped and previously formed part of the rear garden to a property on Castleway to the north of the site (Wickle Close).  The boundaries of the site are formed by hedges and there is an existing pedestrian access into the site from Millway in the centre of the site frontage.


PROPOSAL


Permission is sought for a detached dwelling on the site, positioned on a similar alignment as the front and rear elevations of existing dwellings on Millway and extending 16.8m across x 9.8m depth (excluding bay windows) and with a ridge height of 8.1m. The proposed dwelling would be two storey in appearance with accommodation also in the roofspace. The application also includes a new vehicular access to the left-hand side of the site frontage and closure of the existing opening.


Amended plans have been received since the original submission in response to concerns raised by officers. In summary these reduce the depth of the dwelling so as to retain a greater distance to the rear boundary, omit the balconies originally proposed to the front and rear elevations, omit the second floor windows in the gables in the front and rear elevations and add rooflights to the side elevations.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK


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


RELEVANT PLANNING HISTORY

74561/O/2010 - Outline application for erection of one detached two storey dwelling (details of access, layout and scale submitted for approval). Approved 29/07/11 and subject to a Section 106 Agreement.

H04776 - Erection of detached house and garage. Approved 10/02/77


H03087 - Erection of detached house and garage. Approved 11/03/76


APPLICANT’S SUBMISSION

Design and Access Statement key points summarised as follows: -

· The property has been designed to sit along the building line of no’s 3 and 7 and does not take any amenity away from the original and surrounding properties.


· There will be similar distances retained between the property and boundary lines on both sides.


· The building is of similar size in width, depth and height to the properties in the surrounding area.

· The dwelling will be constructed in a traditional brickwork/blockwork cavity wall construction finished with a Furness Ember Blend. The roof will be a dual pitched roof overhanging the front and rear elevation with brickwork pike details to the sides and finished with a grey slate effect tile. The roof includes conservation velux roof lights to the rear and side elevations.

CONSULTATIONS


LHA – No objections

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


Drainage – Applicant to be advised of the following: -


The drainage layout in the area is predominantly separate and the proposed drainage for this development must be arranged on a separate system with separate connections to the receiving sewerage network.


Because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development. No development shall be commenced unless and until full details of storm water attenuation or SUDS proposals have been submitted to and approved by the Local Planning Authority and none of the development shall be brought into use until such details as approved are implemented in full. Such works to be retained and maintained thereafter.


The Developer should consider a Sustainable Urban Drainage (SUDs) / disposal at source solution to dealing with surface water run off arising from this development.


Highways – No comments


Street Lighting – No comments

Public Rights of Way – No comments

REPRESENTATIONS


Neighbours – 3 letters received summarised as follows: -


· The same strict criteria applied to an extension at no. 3 (which was refused) should apply equally and consistently here in relation to the following: - height and impact on street scene; adverse effects on light space; adequate building, safety and noise controls during construction and restriction on weekend building work; no interference with peaceful enjoyment of adjacent property; no overlooking unobscured windows; no intrusion on right to privacy or light; effect of occupancy on car parking as Millway is vary narrow road; ensure the frontage is not out of line or character with other properties; to be sufficiently soundproofed so as to prevent dissemination of noise that would adversely affect other property; ensure no interference with drainage and sewerage connections and services; avoid erection of unsightly external apparatus.


· Concern over the close proximity of windows to the boundary with no. 7 (windows are in the roof and the first floor).


· Request that the plans are amended as the port hole windows in the roof will look directly over adjacent property and into bedrooms.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
One of the key objectives set out in PPS1: Delivering Sustainable Development and PPS3: Housing is the priority on re-using previously developed land within urban areas in preference to the development of greenfield sites and ensuring housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. 


2.
Policy L2 of the Core Strategy (Meeting Housing Needs) states that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the Borough and the wider aspirations of the Council’s Sustainable Community Strategy. Of relevance to this application it requires new development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan.


3.
Proposal H4 of the UDP states that permission will normally be granted for the development and redevelopment of suitable land within the built up area for housing provided that such proposals:-



i) Are either (a) not on sites protected as open space, unless the provisions of Proposal OSR5 can be satisfied, or, (b) allocated for some other use;



ii) Comply with the relevant provisions of Proposals D1 and D3 and where appropriate Proposals ENV21 and ENV23;




iii) Do not prejudice the development or redevelopment of adjoining land.

4.

The site would constitute greenfield rather than previously developed land as defined in PPS3. PPS3 sets a national annual target that at least 60% of new housing should be provided on previously developed land and the Trafford Core Strategy sets an indicative target of 80%. At this point in time (effectively at the commencement of a new planning policy regime) it is considered it would not be possible to demonstrate from the development monitoring information 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 development plan or those set out in 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 of not a significant adverse impact will result. It is also significant that outline planning permission exists for a dwelling on the site and this permission remains extant. In light of the above there is no land use policy objection to residential development of the scale proposed in this location.

5.

The site is within the urban area and in a sustainable location close to Hale Barns Local Centre where local services and facilities are available and 4km from Altrincham where more comprehensive services and facilities are available. The site is also well served by public transport with bus stops within walking distance on Chapel Lane providing regular services between Altrincham and Timperley. The redevelopment of the site for a single dwelling is therefore considered acceptable in principle and in accordance with PPS3 and the principles of sustainable development, subject to compliance with the Council’s policies relating to its impact on the character of the area, neighbouring properties and highway safety.  


IMPACT WITHIN THE STREET SCENE


6.
The proposed dwelling would be positioned centrally on the plot and on the same alignment as the dwellings either side relative to Millway, retaining 5.5m to the front boundary from the main elevation. It would have a rectangular footprint of 16.8m x 9.8m, retaining 2.3m to the south east side boundary and 1.4m to the north west side boundary, although as the dwelling includes a single storey element on this side the distance retained from the two storey side elevation to the boundary would be 4.6m. The driveway would be provided to the left-hand side of the frontage with the remainder of the land to the front and rear forming the garden. This layout would reflect the pattern of development on Millway and the footprint and distances retained to boundaries are comparable to other dwellings in the vicinity and considered sufficient to ensure the dwelling would not over-dominate the plot. 

7.
The proposed dwelling would be two storey in appearance (with accommodation also in the roofspace), with an eaves height of 5.1m and ridge height of 8.1m. Other dwellings in the vicinity of the site are two storey – either a full two storey or dormer bungalows. The dwelling would be higher than both adjacent dwellings, though the ridge height would not be significantly higher than that of no. 3. Taking into account the gaps that would be retained between the dwelling and nos. 3 and 7 it is considered that the proposed height would not result in the dwelling being obtrusive within the street scene.


8.
In terms of design and materials, the proposed dwelling incorporates a double gable frontage with half-timbered detailing in the apex and bay windows and chimneys to both sides which create interest and variation and contribute to an acceptable overall design that is considered appropriate for the area. The roof would be pitched which is considered appropriate given that the dwellings to either side and opposite the site have pitched roofs. Materials are proposed as Furness Ember Blend brick, grey slate effect tiles for the roof and timber windows and doors and it is considered these are appropriate for the style of dwelling proposed and of a quality appropriate to the area, subject to samples being submitted and agreed prior to commencing the development.


IMPACT ON RESIDENTIAL AMENITY


9.
No. 3 Millway is a two storey detached property with attached garage on the side adjacent to the application site. The only window facing the application site is a high level window at first floor to a bathroom; therefore no main side windows would be affected. The proposed dwelling includes a single storey element adjacent to no. 3, extending to within 1.4m of the shared boundary and with the two storey part 4.6m from the boundary.  There would be a projection of approximately 0.7m beyond the rear of no. 3 but as the 2 storey element would be 4.6m away from the boundary it would not be prominent from the rear facing windows of no. 3 or result in unacceptable overshadowing. 


10.
No. 7 Millway is a dormer bungalow with a car port and garage on the side adjacent to the application site. There are two windows in the side elevation, one on the ground floor and one at first floor, both approximately 6m from the shared boundary and would be 8.4m from the side elevation of the dwelling. Although the proposed dwelling would be visible from these windows it is considered this separation distance ensures it would not be overbearing or result in significant overshadowing. The proposed dwelling would extend no further back than no. 7 and therefore the rear windows of that property would not be affected.


11.
With regard to the properties to the rear on Castleway, the Council’s Guidelines state that at least 10.5 metres should be retained to rear garden boundaries from main windows and there should be 27m across private gardens between major facing windows. In this case the distance retained to the rear boundary would be 10m and the distance retained to the two dwellings behind would be approximately 22.5m. These distances fall short of the above guidelines, however it is recognised that the siting of the dwelling has been dictated by the alignment of other houses on Millway which retain similar distances to the dwellings behind.  Therefore whilst the proposal would fail to meet the guidelines, these distances are already well established between dwellings on Millway and Castleway and for this reason it is considered the proposal is acceptable. This distance would also be the same as the previous outline permission for a two storey dwelling on the site. It is recommended any permission includes a condition removing permitted development rights for extensions and dormer windows to ensure such privacy distances are retained.


12.
The distance retained to the dwellings on the opposite side of Millway would be approximately 19m to 20m which would fall just below the Council’s guideline of 21m across public highways. In this case however, the position of the dwelling has been informed by the established building line on this side of the road and it is considered preferable that the development respects the building line rather than be set further back so as to achieve the 21m distance. The distance retained would also be the same as the previous outline permission for a dwelling on the site.

13.
The proposed dwelling includes rooflights to both side elevations which would be the only source of light and outlook for the bedrooms on the second floor (now that the second floor windows in the front and rear elevations have been omitted), a situation not considered ideal for relatively large bedrooms. It is recommended any permission includes a condition to prevent any further windows from being installed and to confirm the design and level of the rooflights to ensure these do not result in overlooking.

ACCESS AND CAR PARKING


14.
The proposed access is indicated to the left-hand side of the Millway frontage and would serve a driveway and integral garage. Visibility at this point is satisfactory and the length and width of the driveway complies with standards. The proposed access is therefore considered acceptable for a single dwelling. Adequate provision has been made within the garage and driveway for at least two car parking spaces which would comply with the Council’s parking standards.


DEVELOPER CONTRIBUTIONS


15.
In accordance with Policies L8 and L4 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards sustainable transport and highway improvement works.  Based on the SPD, the provision towards Highways Infrastructure would be £155.00 and the provision towards Sustainable Transport Schemes would be £461.00.


16.
In accordance with the provisions of Policies L8 and R3 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure and Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution towards Green Infrastructure projects in the area.  It is considered that in this location it would be preferable for the tree planting to be on site.  In the event that the trees are not provided on site, a financial contribution towards off-site planting would be required.  The SPD sets out a requirement of £310 per tree, resulting in a total contribution of £930, less £310 per tree planted on site.


17.
In accordance with Proposal R5 of the Core Strategy and SPD1 Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  No play space or sports facilities are to be provided within the proposed development and the site is within an area of deficiency based on its distance from existing facilities. Based upon the SPD the provision towards outdoor sports and recreation would be £4.003.90.


18.
In accordance with Proposal L8 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a development of one residential dwelling of 4 bedrooms or more will require a contribution towards educational facilities.  Based on the SPD the provision towards Educational facilities with regards this particular development would be £11,350.57.


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


(A). That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a maximum total contribution of £16,900.47. This comprises £155.00 towards Highways Infrastructure and £461.00 towards Sustainable Transport Schemes, £930 towards Specific Green Infrastructure, £4,003.90 towards Outdoor Sports and Recreation and £11,350.57 towards educational facilities.


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


1. Standard 3 year time limit


2. List of approved plans


3. Samples of materials to be submitted and agreed

4. Contamination land Phase 1 report and, if necessary, further investigation, risk assessment and remediation.

5. Removal of permitted development rights for extensions, dormer and other windows, outbuildings, hard surfaces, gates, walls and fences


6. Notwithstanding the details shown on the approved drawings and prior to the commencement of development, details of the position, height and design of the proposed rooflights shall be submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details, unless otherwise agreed in writing by the Local Planning Authority.

7. Because of limited sewer capacity it will be necessary to constrain the peak discharge rate of storm water from this development. No development shall be commenced unless and until full details of storm water attenuation or SUDS proposals have been submitted to and approved by the Local Planning Authority and none of the development shall be brought into use until such details as approved are implemented in full. Such works to be retained and maintained thereafter.






		WARD: Hale Barns

		78002/HHA/2012

		DEPARTURE: No





		Remodelling of existing dwelling to include part single, part two storey front, side and rear extensions and increase in roof height to form additional living accommodation.



		2 Crabtree Avenue, Hale Barns, WA15 0RZ






		APPLICANT:  Mr Sanjiv Kapoor






		AGENT: Howard & Seddon ARIBA






		RECOMMENDATION:  GRANT 









Councillor Dylan Butt has called the application in for determination by the Planning and Development Control Committee for the reasons outlined in the report.


SITE


The block of properties that relate to Crabtree Avenue, Greengate, Longacres Road and Cottrell Road are all traditional single storey bungalows with only a few properties having habitable rooms at first floor level by way of dormers within the front elevation. All of these properties have similar ridge heights and back onto one another which provide relatively open aspects to the rear of dwellings when viewed from habitable rooms.


The application site relates to a traditional single storey bungalow which is situated on the northern side of Crabtree Avenue and within a predominantly residential area. The properties along the northern side are traditional bungalows and the properties on the southern side are detached two storey dwellings. Therefore there is a distinct change in character from one side of the highway to the other.


The application property is the first property on the northern side of Crabtree Avenue at its western end and there located close to the junction of Crabtree Avenue and Greengate. Due to Greengate being curved, the adjacent properties to the west of the site, and in particular 33, 35 and 37 Greengate, face the western side of the application property and gently arch around so that 35 and 37 Greengate have their rear elevations angled towards the rear of 2 Crabtree Avenue.


A row of evergreens are within the application site and adjacent to the common boundary shared with 35 Greengate which provide screening of views and additional privacy to both the occupants of the application property and neighbouring properties.


PROPOSAL


General remodelling of dwelling to include the erection of a part single, part two storey front side and rear extension to form additional living accommodation, with external rendering. The existing property is proposed to be increased in maximum height by 0.55m to allow the creation of three bedrooms at first floor level with one dormer within both the front and rear elevations. A further habitable room window is proposed to be introduced within a gable at the front of the property adjacent to the boundary shared with the neighbouring property, 33 Greengate. As a result of the provision of habitable space at first floor level, the eaves of the dwelling are proposed to increase in height from approximately 2.2m to approximately 3.5m.


The proposed development would be similar to the footprint of the existing dwelling. However, the eastern side of the dwelling would be extended by 300mm to maintain 3m between it and the side boundary at the front corner in common with 33 Greengate and at least 1m at the rear corner in common with 35 Greengate. To the front of the dwelling, there is proposed a forward projection of the integral garage of approximately 0.6m and approximately 1.8m from the original front elevation of the property’s lounge area. These two elements would be behind the main front elevation of the neighbouring property, 4 Crabtree Avenue. 


To the rear of the dwelling, a single storey rear extension across the entire width of the dwelling is proposed that would project 3m from the original rear wall of the dwellinghouse and retain the existing footprint of the flat roof single storey extension in order to provide an enlarged kitchen and dining area and providing an additional day lounge.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L5 – Climate Change


L7 – Design


PROPOSALS MAP NOTATION


No notation

PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


NATIONAL PLANNING POLICY FRAMEWORK

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


RELEVANT PLANNING HISTORY

None

CONSULTATIONS


Drainage: R2, R17


REPRESENTATIONS


Councillor Butt has called the application in for determination, the reasons for the call-in are:- 


· Size and proximity of the proposed extensions would be out of keeping with the visual amenity (character) of the area


· The open aspect and light being received by neighbouring residents would be affected by the proposed development


· Visually intrusive to privacy of living rooms and restrict light particularly to 35 Greengate.


Neighbours - Four letters of objections have been received and make the following points:


· The design and appearance of the proposed dwelling would not be in keeping with the row of bungalows along Crabtree Avenue and the block of Crabtree Avenue, Greengate, Longacres Road and Cottrell Road to which it would relate


· The size, scale and massing of the property would be far too much for the size of the plot and be visually intrusive and cause overlooking and loss of privacy to the detriment of neighbouring properties


· The surrounding houses were all built in the 1950’s using traditional brick elevations whereas the proposed property is proposing to use render. The plans show the proposed building projecting beyond the current building line on the front elevation, again increasing the massing on an already small plot


· A more sympathetic development within the confines of the existing building and using dormer style windows, thus not increasing its overall height, would be acceptable


· If approved, the development would set a precedent for future extensions.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. The existing detached house is not considered to be of any architectural or historical value and makes a neutral rather than positive or valuable contribution to the surrounding area. It is therefore considered that any alterations or improvements to the dwelling would be supported in principle, subject to being of suitable siting, size and design that would not cause disamenity to neighbouring residents.


RESIDENTIAL AMENITY


2. The proposed development has been substantially amended from its initial submission due to the concerns raised by the Council, neighbouring occupiers and Councillor Butt. The agents have been willing to co-operate with the Council to amend the scheme and the changes made include the reduction in the overall size, scale and massing of the dwelling by reducing its increase in maximum height from 1m to 0.5m and amending the design to be considerate of the character of the surrounding area.


3. The eastern side of the proposed dwelling includes a two storey element positioned in the same position as the existing dwelling. The Council’s Guidelines state that for two storey side extensions with a blank gable wall that would face a neighbouring main habitable room window, a 15m minimum separation distance would be required. As approximately 16.2m would be provided as a separation distance between the proposed development and the habitable room windows of the neighbouring property, 33 Greengate, it is considered that this element would be acceptable. Although the ridge height of the proposed development would be 0.55m higher than the existing dwellinghouse and have a greater eaves height, the separation distance provided between the extension and the neighbouring habitable room windows of that property is considered to be sufficient to maintain the amenity and outlook afforded to the occupiers of that dwelling. Two velux windows are to be inserted within the roof plane of the eastern elevation to provide light and ventilation to two ensuites. As a separation distance of 1.7m is provided between the bottom of the window and internal floor levels, no overlooking of loss of privacy would occur. The proposed development would therefore not cause disamenity to the occupiers of 33 Greengate.

4. 35 Greengate has a relatively small rear garden area with a length of between approximately 8.4m and 10m due to an angled rear boundary in common with the application site. The outlook of the rear lounge window of that property is relatively restricted due to the property’s position with relation to its plot and a detached garage which is to the rear of the property and located adjacent to the northern boundary. The rear garden and habitable room windows are relatively private as a result of relying upon the row of evergreen trees adjacent to the common boundary within the application site. The ridge height of the proposed development would be 0.5m higher than the existing property and 300mm closer to the common boundary, but due to the juxtaposition of the adjacent properties, the development is considered not to cause undue visual intrusion to the detriment of the occupiers of 35 Greengate. The property currently has permitted development rights which would allow a maximum projection of 4m from an original rear wall. As the proposed single storey rear extension would project 3m from the existing sitting room, this element is considered acceptable. The proposed dormer to the rear of the dwelling would be provided with reveals to ensure that the angle of view would be somewhat restricted and result in no overlooking or loss of privacy to the occupiers of 35 Greengate. The proposed development would therefore not cause detrimental harm to the privacy or amenity to the occupiers of that property.

5. 37 Greengate has its rear boundary in common with the rear boundary of the application property and a mature evergreen hedge within the application site provides good privacy to both properties. The proposed development would not cause visual intrusion as a result of its size, scale and massing by not being in direct view of the neighbouring habitable room windows and the separation distance provided between it and that property. The Council’s guidelines state that a minimum of 10.5m would be required between a habitable room window and a boundary to prevent overlooking or loss of privacy to a neighbouring property. The proposed dormer would be positioned 10.5m from the rear boundary and due to screening on either side, no overlooking would occur to neighbouring properties.


6. The neighbouring property, 4 Crabtree Avenue has a habitable room window within the eastern elevation of the property which is the only source of light to a bedroom. This bedroom window looks directly at a mature beech hedge and a flat roof garage extension beyond. The proposed development has considered this in reducing the overall height of the development and the provision of a hipped roof over the proposed garage. The outlook of the bedroom window of 4 Crabtree Avenue is considered not to be detrimentally harmed by the proposed development as the proposed hipped roof increases in height when moving away from the common boundary and so maintains the existing outlook from that room. The proposed development would be on the same footprint as the existing flat roof extension, but would incorporate a low sloping roof. As such, no detrimental harm would occur to the privacy or amenity of the occupiers of 4 Crabtree Avenue.


DESIGN AND APPEARANCE


7. The general appearance of the streetscene is that the properties along the northern side of Crabtree Avenue are traditional single storey detached bungalows and on the southern side, there are two storey detached properties. The application property is at the eastern end of this row of dwellings, with good spacing between it and the adjacent property, 33 Greengate. Amended plans have been received that have substantially reduced the size, scale and massing of the development, whilst respecting the privacy and amenity of neighbouring properties. The amended plans show the submission of a dwelling that is predominantly a dormer bungalow in design with a two storey element to the eastern side. The overall size, scale and massing is considered to be acceptable within the streetscene being of a similar width to the original bungalow and only 0.5m higher in maximum ridge height. 


8. The property is proposed to be rendered. Although the character of the row of bungalows along Crabtree Avenue are of a traditional, brickwork appearance, there are examples of rendered properties within the wider area and therefore considered acceptable in principle. It is therefore suggested that the rendering of the property is acceptable as long as a condition is imposed to ensure materials used in the external appearance of the property to be submitted to and approved in writing by the local planning authority.


ACCESS, HIGHWAYS AND PARKING


9. The existing property has an attached garage and sufficient off street car parking space for approximately four cars. The proposed development has indicated that the existing hardstanding to the front of the property is to be increased which is supported in principle, however a condition is recommended to be imposed to ensure that sufficient landscaping and porous materials are provided to the front of the dwelling to maintain the character and appearance of the streetscene.


CONCLUSION


10. The proposed development has been amended substantially from the original submission and is now considered to be of a design and general appearance that would fit well with the character and appearance of Crabtree Avenue and the surrounding area. The concerns of neighbouring residents have been noted and the amendments to the scheme have taken their views into consideration and it is now considered to be acceptable.


11. The proposed development would therefore be considerate of the character of the area and would not cause detrimental harm to the privacy and general amenity of neighbouring residents. The application is therefore recommended for approval subject to conditions listed below.


RECOMMENDATION: GRANT subject to the following conditions  


1. Standard


2. Details of plans


3. Materials to be submitted


4. Withdrawal of permitted development rights regarding openings being created at first floor level.


5. Porous surfacing


6. Landscaping.


GD





		WARD: Priory

		78068/FULL/2012

		DEPARTURE: No





		Change of use from office to dwelling, alterations to rear elevation including french doors to replace existing window and existing rear door bricked up, and erection of boundary wall and fencing to rear.






		9 Springfield Road, Sale, M33 7XS





		APPLICANT:  Mr Bernard O'Neill





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The site is located on the east side of Springfield Road and to the east of Sale town centre.  The site comprises a two storey detached building and land to the rear, currently used for car parking. The building appears to be contemporary with the school and historically associated with the school, although has since been used for other purposes and most recently as offices. The property is currently vacant.


The surrounding area is mixed in character and comprises modern and traditional buildings and a variety of uses including offices, banks, shops and restaurants and a school. Land immediately to the rear and side of the site is part of Springfield Primary School, behind which is a commercial garage premises (Springfield Motors). There is an access to the side of the building which is also used by the garage and the commercial properties fronting on School Road.


PROPOSAL


Permission is sought for conversion of the existing property into a dwelling, alterations to the rear elevation and erection of a boundary wall and fencing to rear. The alterations to the rear elevation include French doors with windows above to replace one of the existing ground floor windows and removal of the rear door and brickwork infill to match.

The site has pedestrian access directly onto Springfield Road through an existing gate and vehicular access to the side of the building via the existing access. Two car parking spaces are proposed to the rear of the building.

Amended plans have been received since the original submission in response to concern raised by officers over the proposed removal of the existing rear chimney and the French doors being uPVC. The amended plans show the chimney is to be retained and the French doors would be timber.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION


Main Office Development Area


Sale Town Centre (the building itself is adjacent to the town centre whilst the access road is within the town centre boundary).

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H4 – Release of Other Land for Development (for housing)


E10 – Main Office Development Areas


S5 – Development in Town and District Shopping Centres 


S7 – Development in Sale Town Centre


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK


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


RELEVANT PLANNING HISTORY

H38480 - Change of use from offices to police section station. Approved 02/03/94


H25294 - Display of 3 non-illuminated signs on former caretakers house and continued display of non-illuminated sign on garage. Approved 15/12/87


H25293 - Continued use of former caretakers house as office and reception in connection with motor garage. Approved 21/07/87


H15695 - Retention of use of room in school store as taxi radio relay office and retention of aerial. Approved 14/01/82


H14924 - Renewal of consent for use of room in school store as taxi radio relay office and retention of aerial. Approved 07/10/81


H04551 - Change of use of room in school store to taxi relay office and erection of aerial. Approved 10/02/77


APPLICANT’S SUBMISSION

A Design and Access Statement has been submitted. Key points in support of the application are as follows: -


· The layout has been designed to retain as many of the original features as possible, yet to maximise the internal potential of the building bringing it up to modern day requirements.


· The layout affords parking to the rear of the property with private gardens to the front and rear. The layout has been designed so as not to over develop the site but maintain reasonable secure garden and parking areas. The rear garden is to be made secure by the addition of a new boundary wall with gated access to the parking area.


· The roof material will be natural slate and windows would be white uPVC (since amended to timber).

CONSULTATIONS


LHA – Any comments to be included in the Additional Information Report.

Pollution and Licensing – No objections, subject to suitable glazing being installed capable of affording appropriate noise insulation. Comments are summarised in the Observations section of this report.

REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.
One of the key objectives set out in PPS1: Delivering Sustainable Development and PPS3: Housing is the priority on re-using previously developed land within urban areas and residential use is encouraged in locations with a good range of community facilities and with good access to jobs, key services and infrastructure. Policy L2 of the Core Strategy (Meeting Housing Needs) states that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the Borough and the wider aspirations of the Council’s Sustainable Community Strategy. Of relevance to this application it requires new development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure, not harmful to the character or amenity of the immediately surrounding area and in accordance with Policy L7 (Design) and other relevant policies within the Development Plan.


2.
The proposal seeks to make use of an existing building within the urban area and in a highly sustainable location. The proposed development is therefore consistent with the above policies in focusing residential development on previously developed land and in sustainable locations. The main issues are the alterations being appropriate to the character of the building and surrounding area, impact on residential amenity and car parking provision.


3.

The building itself and the area for car parking is adjacent to the town centre boundary as defined on the UDP Proposals Map, whilst the access into the site (which is included in the application site boundary) falls within the town centre boundary. The relevant policies for Sale Town Centre do not specifically refer to applications for residential development, however residential use in town centres is consistent with guidance in PPS3: Housing and PPS4: Planning for Sustainable Economic Growth in terms of being a sustainable location and would not harm the strategy set out in Policy W2 of the Core Strategy.

PROPOSED ALTERATIONS


4.
The building is an attractive red brick building that is contemporary with the adjacent school and retains a number of original features and details. It appears to have originally been built as a dwelling and is therefore suitable for conversion back into a dwelling without significant alteration. The proposed alterations include installation of French doors and windows to the rear elevation in the position of one of the existing windows. These are considered in proportion and of acceptable design, with a lintel detail to match the other windows, and would be of timber construction which would be in keeping with the character of the building. The bricking up of the existing rear door is also considered acceptable subject to matching brickwork being used. Therefore the proposals comply with the criteria of Policy L7 of the Core Strategy.


5.
To the rear of the building it is proposed to provide a garden and two car parking spaces. A 2.1m high brick wall is proposed around the garden to make this private and a fence is proposed around the rear and side of the parking area. The side of the wall would be visible from Springfield Road, although the length of wall to the rear and the fencing would not be visible from the road. Given the backland nature of these areas, it is considered the proposed wall and fence would have no adverse impact in the street scene and are acceptable.


ACCESS AND CAR PARKING


6.
There is an existing vehicular access to the side of the property from Springfield Road which serves the property, a commercial garage to the rear and servicing for commercial properties fronting on School Road. The traffic associated with a single dwelling is likely to be less than that associated with an office, therefore the proposed conversion would reduce the amount of traffic associated with the property.

7.
Two car parking spaces would be provided for the dwelling to the rear of the building which complies with the Council’s standards and there is sufficient space within the site for turning so that vehicles can leave the site without needing to reverse out onto Springfield Road.


IMPACT ON RESIDENTIAL AMENITY


8.
The property is located in what could be described as a busy and noisy location within the town centre. Noise sources include traffic, entertainment noise associated with the adjacent public house, late night revellers, a school, and the garages / workshops at the rear. Pollution and Licensing comment that this is not an ideal location for a domestic use, however to safeguard the future residents from excessive noise, it is recommended the applicant ensures that suitable glazing be installed capable of affording appropriate noise insulation. The applicant is advised to refer to the relevant Building Regulations.


9.
The application includes a rear garden of approximately 34 sq. m between the building and the proposed car parking. The Council’s guidelines for new residential development state most new dwellings, including conversions, should provide some private outdoor space and states that around 80 sq. m of garden space will normally be acceptable for 3 bedroom semi-detached houses in an area of similar properties. Although the proposed garden would be smaller than that recommended in the guidelines, it is acknowledged this proposal seeks to make use of an existing property and is within the town centre where buildings are generally closer together than in residential areas and dwellings would be expected to have smaller gardens. It is relevant to note the guidelines refer to there being exceptions to the standard where conversions to residential use are desirable but provision of garden space is not possible.

IMPACT ON SCHOOL


10.
The property shares a boundary with Springfield Primary School which has a single storey shelter directly behind the site and playground to the side. Whilst the dwelling would have a view over the playground, it is relevant to take into account that the building is capable of being used as an office without the need for planning permission. Against this background it is considered the proposed use as a dwelling would have no greater impact on the safety and security of pupils at the school.

DEVELOPER CONTRIBUTIONS


11.
Planning obligations under s.106 of the Town and Country Planning Act 1990 (often in the form of financial contributions) are sought in order to mitigate impacts on infrastructure and where development proposals create a need for additional or improved community services and facilities without which the development could have an adverse effect in social, economic or environmental terms. 


12.
In accordance with Proposal L8 and L4 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 3: Sustainable Transport and Accessibility a development of one residential unit or more will require a contribution towards Highways and Active Travel Infrastructure and Public Transport Schemes. The Council has previously accepted that the amount towards Highways and Active Travel Infrastructure should take into account the existing use of the site, whilst the amount towards Public Transport Schemes is the full amount for the proposed development.  Based on the SPD, the provision towards Highways and Active Travel Infrastructure would be £155.00 which is less than the contribution equivalent to the existing use as an office. Therefore it is considered no contribution towards Highways and Active Travel Infrastructure should be required. With regards to Public Transport Schemes the contribution required is £307.00.


13.
In accordance with the provisions of Proposals L8 and R3 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation a development of one residential dwelling would be expected to provide 3 trees on site or a contribution of £930 towards Green Infrastructure projects in the area. Taking into account the existing office use, this can be reduced to one tree or a contribution of £310. Tree planting on site would be preferred, however there is only limited scope in this case and in the event of no trees being planted on site, a financial contribution of £310 towards off-site planting would be required.

14.
In accordance with Proposal R5 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 5: Green Infrastructure & Recreation require the provision of informal recreation and children’s play space and outdoor sports facilities in new residential development, or a contribution to meet needs elsewhere.  No play space or sports facilities are to be provided within the proposed development and the site is within an area deficient in terms of its distance to Neighbourhood Equipped Areas for Play, Local Equipped Areas for Play and other play space. Based upon the SPD the provision towards spatial green infrastructure, sports and recreation would be £2,754.59.


15.
In accordance with Proposal L8 of the Core Strategy and SPD1: Planning Obligations and Planning Obligations Technical Note 6: Meeting Social Needs a 3-bedroom dwelling will require a contribution towards educational facilities.  Based on the SPD the provision towards educational facilities with regards this particular development would be £7,531.95.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT

(A). That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a maximum total contribution of £10,903.54. This comprises £307.00 towards Public Transport Schemes, £310 towards Specific Green Infrastructure, £2,754.59 towards Outdoor Sport and recreation and £7,531.95 towards educational facilities.


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


2. Standard 3 year time limit


3. List of Approved Plans


4. Materials for the rear elevation, boundary wall and fencing to be submitted and approved

5. New doors and windows to be timber

6. Landscaping scheme to be submitted and approved

7. Provision and retention of 2 parking spaces


8. Removal of permitted development rights for extensions, garages and other outbuildings, fences, walls and gates.

RG





		WARD: Gorse Hill

		78102/LB/2012

		DEPARTURE: No





		Listed building consent for alterations to existing interior of first floor Council Chamber. Internal works to include removal of existing walnut veneered fixed seating and benches; alterations to floor levels, removal of fixed seating in public gallery. Replacement with fixed timber benches and removable seating; replacement gallery chairs; provision of wheelchair access and consequential redecoration.



		Trafford Town Hall, Talbot Road, Stretford, M32 0TH






		APPLICANT: Shepherd Developments






		AGENT: 5 Plus Architects






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO REFERAL TO SOS









SITE

The application relates to the Grade II listed Trafford Town Hall situated at the junction of Talbot Road and Warwick Road in Old Trafford.  The building opened in 1933 and was designed by architects Bradshaw, Gass and Hope of Bolton who specialised in municipal buildings. It was built originally to serve as the town hall for the Borough of Stretford.   In 1974, under local government reorganisation, the building became the civic centre for the Borough of Trafford.  


The main frontage of the building faces Talbot Road with two wings stretching back on either side, one of which fronts Warwick Road. The plan form of the building results in a small enclosed courtyard to the rear. In 1983 a four storey extension was erected to the north side of the building to provide additional office floorspace. The application site forms an irregular rectangle with the building located at the north east corner.  

Planning Permission and Listed Building Consent were granted in 2011(ref.76272/FULL/2011& ref.76273/LB/2011) for the extensive refurbishment of the grade ll listed building and redevelopment of the site. Amendments to the design of the external façade and alterations to the plant enclosure on the roof of the proposed two storey extension were sought in conjunction with additional fire doors within the listed town hall building (variation of condition 3 – approved drawings; ref.77081/FULL/2011& ref.77077/LB/2011 also granted in 2011).  The 1983 extension has subsequently been demolished and the erection of a replacement two storey extension is underway.


The Town Hall is constructed from red Ruabon brick laid in a Flemish bond on a steel frame with a part slated mansard roof. Symmetrical brick elevations are enlivened with gritstone dressings and large imposing timber sliding sash windows. The striking front elevation incorporates a centrally placed square clock tower which rises in stages. The building has 2 storeys plus attic floor and basement, and is set in landscaped grounds with a sunken garden to the west contemporary to the design of the historic building. 


The site is adjoined on all sides by a mix of developments.  To the north are two storey semi-detached properties on Hornby Road and Barlow Road.  Situated on the opposite side of Warwick Road to the north east is an 11 storey apartment block Warwickgate House, two large Victorian brick semi-detached properties which have been converted into offices and a six storey 1970’s brick office block.  On the opposite side of Talbot Road to the east and south east is a large office block occupied by Kellogg’s and Old Trafford Cricket Ground.  To the south west is the Greater Manchester Police headquarters.  


The listing report for the town hall issued by the Department for Culture, Media and Sport (DCMS) in March 2007 summarises both the architectural and historic importance of the building. Described as a monumental Neo-classical public building, it possesses special architectural interest on account of its exterior; its planning and internal decoration; its intactness and the quality of its sculptural embellishment. The listing states that the special interest is concentrated in the principal elevations and main public rooms. In terms of its historic interest, it states that it is an example of inter war municipal architecture undertaken with government assistance during the depression and local municipal pride.   


The Council Chamber, along with Mayor’s Parlour and Committee Rooms, are located at first floor level in the east wing accessed by the main, central staircase. The Council Chamber is apsidal in form, replicated at ground floor level and projects into the courtyard. A public gallery overlooking the chamber is accessed from the second floor of the building. 


PROPOSAL

Consent is sought for alterations to the interior of the first floor Council Chamber as part of the on-going extensive refurbishment works of the listed town hall. The application seeks to remove the existing walnut veneered fixed seating and benches which are currently arranged in an elliptical formation. The proposed works also include alterations to existing raised floor levels and the removal of fixed seating in public gallery. The applicant seeks to install replacement contemporary fixed timber benches and removable seating in a more accessible arrangement. It is also proposed to provide replacement chairs within the public gallery, refurbishment of the domed ceiling, repairs to timber wall panelling and general redecoration. 


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


R1 –Historic Environment


L7 - Design


PROPOSALS MAP NOTATION


Gorse Hill Priority Regeneration Area


Main Office Development Areas


Protected Open Space (sunken garden only)


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES

None relevant


DRAFT NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

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


RELEVANT PLANNING HISTORY

H26277 – Provision of additional car parking areas and installation of car park access control equipment.  Deemed consent 19 January 1988.


H34658 – Construction of ramped access to main entrance of Town Hall and the raising of the ground level of the front driveway.  Refused 28 January 1992


H/LPA/LB/68940 – Listed Building Consent for closing up of existing single door opening in partition wall.  Approved 3 October 2008.


74107/FULL/2009 – Formation of 36 additional car parking spaces for temporary period of five years.  Approved with conditions 14 December 2009.


74393/FULL/2010 - Part full/part outline planning application for redevelopment of Old Trafford Cricket Ground and erection of food superstore.  Full consent sought for the erection of a (Class A1) food superstore (measuring 15,500 sqm gross internal area) incorporating car parking plus associated petrol filling station, landscaping and infrastructure; creation of pedestrian link between Talbot Road and Chester Road; demolition and replacement of existing Old Trafford Cricket Ground stands and other associated buildings/structures to create a new cricket stadium (Class D2) with new media players and education building, extension to existing cricket school, reconfigured and extended members pavilion, spectator seating, hospitality and ancillary facilities including food and non food retail units, replay/scoreboard screens, sightscreens, 6 no. 60m high floodlighting columns and other associated cricket ground equipment.   Outline consent sought for extension to Trafford Lodge hotel (class C1) including the creation of a maximum of 82 no. additional hotel rooms, a new fitness suite and a brasserie with details sought for means of access and layout with all other matters reserved for subsequent consideration.  Approved 29 September 2010. The Council recently successfully defended an appeal court challenge by Derwent Holdings.


76272/FULL/2011 –Full planning application for demolition of existing 1980’s Town Hall extension and erection of replacement two storey extension;  Refurbishment of 1930’s Listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and café (for office and community use).  Erection of two level decked car park, alterations to surface level car park, provision of new vehicles access from Talbot Road, internal alterations to access road and associated landscaping works to include remodelling of sunken garden.  Approved with conditions 6 June 2011 


76273/LB/2011 - Listed Building Consent for the demolition of existing 1980's Town Hall extension and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building to provide office space with associated public customer service facility, training and conference facilities, new restaurant and cafe (for office and community use).  External works to include alterations to windows; construction of disabled ramp to civic entrance steps; creation of opening in brickwork to north west elevation to provide first floor link to proposed extension; provision of terraces attached to south west elevation and courtyard elevation.  Internal works to include partial demolition of corridor walls and doors on basement, ground, first and second floors; alterations to Council Debating Chamber.  Partial demolition of boundary wall to create new vehicle access from Talbot Road, associated landscaping works to include remodelling of sunken garden and internal courtyard.  Granted by Secretary of State 6th June 2011.


77081/FULL/2011 - Variation of condition 2 (approved plans condition) seeking minor amendments to external facade of proposed extension and removal of condition 31 (deletion of biomass flues) of full planning permission ref 76272/FULL/2011 (Demolition of existing 1980's Town Hall extension; and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building and external works).Approved with conditions 22nd December 2011.


77077/LB/2011- Variation of condition 3 (approved plans condition) of Listed Building consent ref 76273/LB/2011 (Demolition of existing 1980's Town Hall extension and erection of replacement two storey extension; refurbishment of 1930's listed Town Hall building and external walks) to include the addition of the fire doors within listed Town Hall building and minor amendments to the external facades of the new extension. Granted by Secretary of State 3rd October 2011.


APPLICANT’S SUBMISSION

The applicant’s submission includes a Design and Access Statement which includes a Heritage Impact Assessment, Options Appraisal and independent assessment by  Architectural History Practice Ltd (AHP). Reference will be made to the submitted information within the observations section of this report.


CONSULTATIONS

English Heritage: We believe the justification for the proposed alterations and the design of replacement development is sufficient to enable the planning authority to discharge its duty under s66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) subject to the imposition of appropriate detailed conditions.

The proposed alterations constitute ‘less than substantial harm’ to the heritage asset (PPS 5 HE9.4). The public benefit arising from the overall project including the sustained use of the Council Chamber for its original function is, in our view, sufficient to outweigh the level of harm caused (subject again to the imposition of appropriate conditions as set out below). A suitable condition should be imposed – PPS 5 HE12.3.


A suitable condition is required to link this consent to a contract for the replacement development and also to a strategy for the relocation of any salvaged furniture or features that are to be relocated from the Council Chamber elsewhere in the town hall – PPS 5 HE7.7 At previous meetings we have been informed that it is the Council's intention to re-use significant elements of the Waring and Gillows furniture within the new refectory. A condition should be applied to control the precise design and specification of wall, ceiling, window and floor fixtures and finishes within the chamber which still need to be clarified.

Twentieth Century Society: The Society strongly objects to the proposed removal of the original furniture of the Council Chamber. Comments received are summarised as follows;


· In its list description, particular mention of the Council Chamber is included in the discussion of the building’s interior. Also, in the Summary of Importance its ‘planning and internal decoration’ and the ‘main public rooms’ are particularly noted as parts of the special architectural interest of the listed building. 


· The AHP report specifically comments that “removal or The substantial alteration of the Council Chamber seating is likely to affect the character and appearance of the space and would reduce the level of intactness of the building as a whole” (§6). In its conclusion, the AHP Report also stresses that: ‘Trafford Town Hall is rightly listed grade II on the basis of its history, design, and intactness. The seating in the Council Chamber is an integral, indeed central element of the interior ensemble.’  

· Considering the significance of the Council Chamber and the scale of the recently approved scheme for the Town Hall, we are deeply concerned that such a drastic intervention to the listed building has been brought in for discussion at such a late stage. Earlier proposals put forward a comprehensive scheme for the refurbishment of the listed building and the replacement of its extension. The case for those proposals was strongly made on the basis of current needs of the Council and its efficient operation according to governance standards for the 21st century. We find it hard to understand how the role of the Council Chamber could not have been part of this overview. The omission of the Council Chamber from the original applications strongly suggested there were to be maintenance and redecoration works only for this very special part of the Listed building. 

· A number of specific points remain controversial as regards the necessity for the replacement of the all surviving original furniture from the Council Chamber: 


- Although the possibility to raise the number of seats is repeatedly mentioned in the applicants’ Report (dated February 2012), it remains unclear how many seats are normally needed. If the additional seats are necessary on a regular basis, how could this have been omitted from the original LBC for the refurbishment scheme? 


- The AHP Report offers a number of moderate solutions that can balance the need for additional and wheelchair spaces and retention of the original parts of the existing furniture. 


- The comparisons to two other listed Town Halls refer to assembly halls that have had their original seating removed before the buildings were actually added to the List. 


- We also wish to stress that deliberate neglect cannot be accepted as justification for any subsequent attempts to secure consent (PPS5, HE7.6). 

· The Society believe that the proposed removal and replacement of the original seating of the Council Chamber have not been adequately justified according to Historic Environment policy. 


Ancient Monuments Society: We join the Twentieth Century Society in its objection to the proposed removal of the original seating in the Council Chamber. We agree that the seating is of major significance, despite the minor alterations of the 1970's and are not convinced by the applicant's argument that 'in its present condition, the furniture and layout of the existing Council Chamber presents a considerable obstacle to its continued use for council business' (Design & Access Statement, page 36).

The Design & Access Statement (page 36) seems to recognise the heritage value of the existing seating. But rather surprisingly, the document goes on to say 'It is however, proposed that the current seating arrangement is replaced with high quality contemporary furniture(...)'. We would therefore encourage the applicant to enter into further discussions with the Twentieth Century Society to find a less damaging solution for the re-use of the Chamber.


REPRESENTATIONS

Councillor Adshead: Has objected on the basis that materials should be reused from the old chamber to help with the new one. It was hoped that this is the case as the originality of the materials really helps with the character of the room. 

OBSERVATIONS


BACKGROUND


1. The Council Chamber is one of a number of principal public rooms located on the first floor of the listed building.  The room is accessed by two sets of double doors from the corridor with one side entrance from the former Members room.  


2. The form of the room is apsidal in shape, a semi-circular projection often used in ecclesiastical architecture where the interior is richly decorated. At ground floor level below, this apse projection originally formed the Rates Hall, now a proposed café. The Council Chamber is covered with a domed roof incorporating a large oval shaped ceiling light with patterned glazing. It is noted that the semi-circular motif is replicated throughout the art deco styling of the building. 


3. The room displays three rows of fixed, tiered wood veneer benches and desk seating arranged in semi-circles following the shape of the outer wall. A number of removable seats are located against the curved wall of the room. Seating is provided in these three rows for fifty-two Members. A curved row of ten seats with a decorative, high back Mayor’s seat centrally placed are located to face the Council Chamber. Sited in front of the Mayor’s seat is a row of three administration seats with a mace stand. The seating and desk benches forming the inner two rows, and the facing ten seats, Mayors seat and administration seats were designed by Bradshaw, Gass and Hope and made by Waring & Gillow of Lancaster, at the time one of the best known and most highly regarded firms in their field. The outer semi-circular row is a later addition installed in 1974 to accommodate an increase in the number of councillors brought about by the formation of the new Borough of Trafford. A curved visitor’s gallery incorporating a single row of twenty-two tip-up seats is accessed from the second floor. A stylised metal balustrade with modern handrail forms the balcony. The Council Chamber is lit by nine casement windows and three oval windows at second floor level. The room is decorated using simple clean lines. Pilasters and panels are displayed in relief on the walls with low timber panelling. 


4. The assessment of the existing furniture undertaken by Architectural History Practice Ltd indicates the layout and seating of the Council Chamber conforms to a common type in which the seating is arranged in an arc facing a row of seating used for officials and Executive Members. The seating is finished in walnut and incorporates detail of Neo-classical derivation in which the influence of broadly Art-Deco form is also discernable. 


5. The applicants’ submission sets out in detail the thinking behind the scheme now being proposed.  The central objective has been to ensure that the chamber can continue to serve as the central venue for decision-making and governance by the Council and also become a more usable space for meetings and Council functions.  It emphasises that in its present condition, the furniture and layout of the existing Council Chamber presents a considerable obstacle to its continued use for council business. Allied to this, the poor environmental conditions and access arrangements do not encourage a broader informal use for smaller meetings or sub-committees. Also it details the significant constraints of the current furniture arrangements which need to be overcome if the chamber is to continue to be suitable for its current role.  These include the poor accessibility of the seating due to their cramped nature and the separation distances between rows, the lack of comfort of the seats and usability of the related desks, the lack of compliance with DDA requirements, the inability of the Executive to be sat together as a group,, the poor environmental comfort of the chamber overall, and the need to radically improve IT, audio-visual and voting system equipment. 


6. A number of options have been considered to address these issues and critically assessed. These include retaining the existing layout and reconfiguring the furniture, and radically adapting the existing furniture in the chamber to meet modern needs.  These solutions have been concluded to not meet the requirements of modern day usage of the chamber as a Council meeting venue and in the latter case also having a fundamental impact on the heritage value of the furniture.  The final option considered was to replace the existing furniture with new high quality desks and seating which will compliment the historic context of the space and will allow the original function to be maintained. 


7. In order to address the constraints set out earlier in paragraph 5 in order to ensure the chamber can continue as the seat of governance for the Council,, it is proposed to remove all of the existing segmental writing desks and replacing them with fixed new desks in a configuration which reflects the historic geometry of the space. The desks will be constructed from oak, a lighter wood that is considered to sit well alongside the existing darker wood panelling. The desks will be constructed from a series of panels articulated with shadow gaps and a recessed skirting. Front panels of the desks will be enhance with a pattern formed from vertical slots; the side panels are designed with vertical solid ends allowing easier access. A projecting horizontal worktop will incorporate a new specified microphone/voting system. The form and detail of the fixed desks is simple, providing a contemporary appearance and enhanced by the quality of the joinery proposed.  The curved desk arrangement will provide Members with enhanced individual working areas, concealing all data and power equipment within each bench base. It is proposed to provide eight seats on a raised dais (currently intended for Executive Members) surrounding the existing, historic Mayor’s chair which will remain. Seven seats will be provided in front of the raised dais .In total sixty-four desks and removable seats will be provided including 2 disabled spaces. An additional twenty-one flip up chairs, including 2 disabled spaces, will be provided for visitors. Thirty-one flip up chairs will be provided in the public gallery. 


PRINCIPLE OF DEVELOPMENT


8. Under s66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. Paragraph 129 of the National Planning Policy Framework advocates that local planning authorities should take into account the particular significance of the heritage asset when considering the impact of a proposal to avoid or minimise conflict between the heritage asset and its conservation. Paragraph134 indicates where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use. Policy R1 of Trafford’s Core Strategy indicates the significance, character, and appearance of these heritage assets are qualities that will be protected, maintained and enhanced. R1.6 requires that developers must demonstrate how their development will protect, preserve and enhance listed buildings.  The main issue arising therefore is the impact on the listed building as a designated heritage asset.

IMPACT ON LISTED BUILDING 


9. In the assessment undertaken by the Architectural History Practice Ltd the significance of the original Council Chamber furniture is considered to be medium-high (or considerable) and the 1974 additional seating and public gallery seating is considered to be of low significance The intactness of the interior is an important factor and the Council Chamber is seen to be a prime public space where decoration and display is likely to be concentrated


10. The applicant’s submission states that removal or substantial alteration of the Council Chamber furniture is likely to affect the character and appearance of the space and would reduce the level of intactness of the building as a whole. The original seating is significant and the general layout, which is related to the shape of the chamber and carried through in the oval top-lighting, is also significant. However it is noted that as the public gallery seating is a standard off the peg design, the replacement of such furniture would not affect the character and appearance of the Council Chamber. 


11. It is acknowledged therefore that the removal of the historic fixed seating and desks will result in minor harm to the listed building. Nevertheless the continuation of the intended function of the Council Chamber as a usable space to act as the centre of governance and decision-making for the Council is considered to be of major public benefit which outweighs this less than substantial harm.  Officers are satisfied that the applicants have carefully explored a range of options for the arrangements of the furniture to meet the requirements of continued use of the Council Chamber and that the proposed solution represents a considered culmination of this process

12. The proposed elliptical layout of the seating and desks honours the apse formation of the room and the historic approach to the furniture arrangements. While contemporary in design and finish, the new desks/benches will be of high quality in materials and simplicity of design which will not detract from the historic character and quality of the chamber itself which is to be preserved and enhanced through cleaning and redecoration and improvements to heating and ventilation systems.


REFERRAL TO THE SECRETARY OF STATE


13. If Members are minded to approve this application they are only empowered to make a recommendation on the proposal. The development is an application by the Local Planning Authority in relation to its own land and under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 the application must in fact be made to the Secretary of State. It is deemed to have been referred to the Secretary of State under the call in provisions and is dealt with in the same way as, for example, a departure from the development plan.


CONCLUSION

14. It is considered on balance that the alterations to the interior of the first floor Council Chamber through the proposed replacement of existing seating and benches by contemporary fixed timber benches and removable seating will not result in substantial harm to the listed building, will be of public benefit and secure the optimum viable use of the Council Chamber in accordance with Policy R1 & L7 of Trafford’s Core Strategy and the National Planning Policy Framework.


15. The proposal is therefore considered acceptable. However as the application has to be referred to the Secretary of State the recommendation is one of ‘minded to grant’.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO REFERAL TO SOS

(A) That the Council is MINDED TO GRANT planning permission for the development and that the application be notified to the Secretary of State under Section 82 of the Planning (Listed Buildings and Conservation Areas Act 1990 and Regulation 13 of the Planning (Listed Building and Conservation Areas) Regulations 1990.


(B) That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site, subject to the following conditions:-


1. Standard LB condition


2. Recording exercise for seating to be removed from gallery


3. Removal of furniture should not take place until t contract for replacement furniture and associated works is in place


4. Methodology for removal, storage and relocation of existing furniture.


5. Materials to be submitted


6. Schedule of works for repairs to timber panelling and redecoration to be submitted and approved




SC
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		RETROSPECTIVE APPLICATION FOR RETENTION OF SELF-CONTAINED TWO BEDROOM FLAT ON FIRST AND SECOND FLOOR
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		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site comprises a two storey property situated within a terrace of commercial units on the southern side of Moorside Road, opposite Trafford General Hospital. The character of the surrounding area is mixed, which residential dwellinghouses located to the east and west; the hospital to the north; and a dairy factory immediately to the south (rear) of the site. The terrace of properties within which the application site sits contains a variety of retail and commercial uses at ground-floor, whilst some of the upper floors, including No.173, have been converted to form residential apartments. The area of hardstanding which exists between the frontage of this terrace and the footpath is used for informal car parking by staff/visitors to the commercial units.  


The ground-floor of 175 Moorside Road currently operates as a Health & Beauty Salon (Use Class Sui Generis). The first and second floors of the property have recently been converted to form a two-bedroom apartment without the benefit of planning permission. The flat is accessed from its own entrance within the ground-floor shop front, an external alteration which was approved under application ref: 77457/FULL/2011. The flat comprises of a lounge, kitchen, bathroom and bedroom at first-floor level, with a second bedroom accommodated within the roof-space on the second-floor. 


PROPOSAL


Retrospective planning permission is sought to retain the change of use to ‘Dwelling Houses’ (Class C3) that has taken place at the upper floors of No.175. In addition it is proposed to insert a first-floor window on the rear elevation of the property’s outrigger, which serves the kitchen to the apartment.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


National Planning Policy Framework


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


PRINCIPAL CORE STRATEGY POLICIES/PROPOSALS


L1 – Land for New Homes


L2 - Meeting Housing Market Needs


L7 – Design


L8 – Planning Obligations


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION 


Neighbourhood Centre – Moorside Road


RELEVANT PLANNING HISTORY

77457/FULL/2011 - Retrospective application for formation of doorway within shop front to provide independent access to first floor – Approved with Conditions, 18/10/2011


H/67585 - Change of use from a beauticians to a mixed use to form a cafe on the ground floor as a beauticians at first floor – Withdrawn, 06/09/2007


H/59520 - Change of use for mixed use development on ground floor to provide office and reception area for beauty salon and accident claim centre from being solely a Beauty Salon – Approved with Conditions, 13/07/2004


H30709 - Erection of single storey rear extension to form sun bed room – Approved with Conditions, 05/01/1990


CONSULTATIONS


LHA: To meet the Councils standards 2 car parking spaces should be provided for the flat. Whilst the proposals fall short of the Councils car parking standards, it is considered that there is adequate car parking available in the vicinity of the site that will ensure that neighbouring residents do not suffer from disamenity, and on this basis there are no objections to the proposals.

Pollution & Licensing:  Any consultations received will be included within the Additional Information Report

REPRESENTATIONS

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

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


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

3. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy floorspace within an existing building. The application site is located within a Neighbourhood Centre and therefore its occupants would have easy access to a number of amenities capable of meeting their day-to-day needs. The site sits within 800m of a train station (Chassen Road) and as such is classed as being within a ‘most accessible’ area. Furthermore No.175 is located approximately 350m north of Abbotsfield Park and is in relatively easy reach of green space. Therefore it is considered that the apartment is located in a sustainable location and is in support of all relevant policies within the Trafford Core Strategy by virtue of its efficient use of brownfield land. As such the development is considered acceptable in principle.

DESIGN, STREETSCENE AND AMENITY


4. Habitable rooms have outlooks via existing windows on the front and rear elevations of the property, with the exception of the kitchen. This room originally had a first-floor window on the side elevation of the building’s outrigger which directly faced into a matching habitable room window 5m away at 173 Moorside Road. This neighbouring property contains a florist’s at ground-floor and as such the upper floors were converted into residential accommodation using permitted development rights. The applicant has agreed to fit the existing side-facing window with obscured-glazing to remove the opportunity for interlooking, and has proposed a kitchen window on the rear elevation of the outrigger to provide this room with an outlook. This window, as with the other rear facing windows to the apartment, looks out at the blank 4m high (approx) rear wall of the dairy factory, and as such does not cause any harm to neighbouring residential amenity. The design of the proposed window is considered to reasonable given its location on the rear of the property. The front facing windows to the property will have an outlook across the Moorside road highway and to the hospital beyond. 


5. A private rear yard (16.73m²) covered in hardstanding exists to the rear of the property that can be used for bin storage for the first floor flat, and the ground-floor commercial unit. The Council’s SPG entitled ‘New Residential Development’ states that most new dwellings, including conversions, should provide some private outdoor space. The amenity space that is associated with this residential unit is small and not readily accessible, although given the footprint of the building and the Neighbourhood Centre location of the plot, the provision of private outdoor space is not expected.


ACCESS, HIGHWAYS AND PARKING 


6. The Council’s Car Parking Standards contained within Appendix 1 of the Core Strategy state that normally two off-street car parking spaces should be provided for a two-bedroom apartment. The application site includes an area of hardstanding to front of the property which is used for car parking, although this could be used by anyone as it is not secured behind a perimeter wall etc. This relationship applies to all of the properties along this terrace. Therefore whilst there are no formal parking spaces designated to the site, it is considered that there is adequate car parking available to the front of this terrace, including an on-street layby, and in the wider vicinity of the site to ensure that neighbouring residents will not suffer from disamenity. As such there are no objections in this instance to the provision of no car parking spaces for this 2-bedroom apartment. 


DEVELOPER CONTRIBUTIONS


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

· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


8. Policy L8 of the Core Strategy relates to planning obligations. No contributions would be required towards affordable housing in this case as only one new residential unit is proposed. If planning permission were to be granted, a total financial contribution of £5,926.91 would be required as part of this proposed development, split between contributions towards Highways & Active Travel Infrastructure (£53); Sustainable Transport Schemes (£161); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,829.43) and Education & Facilities (£3,573.48). 


9 If committee members resolve to grant planning permission, this matter should be secured through a Section 106 legal agreement.


CONCLUSION


10. The change of use of the upper floors of 175 Moorside Road results in a net increase of one dwelling and contributes towards the stock of accommodation available in the Borough, in a sustainable location, and in accordance with Proposals L1 and L2 of the Trafford Core Strategy.  The proposal is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure  financial contributions of £5,926.91 split between contributions towards Highways Infrastructure (£53); Sustainable Transport Schemes (£161); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,829.43) and Education & Facilities (£3,573.48).

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

1) Standard time limit;


2) Compliance with all Plans

3) Obscured-glazing (within 2 months)

JK
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		CHANGE OF USE FROM VACANT FIRST FLOOR SELF CONTAINED OFFICE (USE CLASS B1) TO FORM 1 NO. TWO BEDROOMED SELF CONTAINED FLAT (USE CLASS C3).



		436A Flixton Road, Flixton, M41 6QT
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		AGENT: Thomas Willmax Limited






		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site relates to an end terraced property situated on the western side of Flixton Road close to its junctions with Ambleside Road to the south and Western Road to the north. The ground floor unit comprises a dental practice (D1), whilst the first floor is currently vacant and was formerly used as offices associated with the dentist below. 


To the south the property adjoins no.438 Flixton Road, an osteopathic clinic on the ground floor with residential accommodation on the first and second floors. To the north, a wide alley runs along the length of the application site and beyond this, there is a two storey unit comprising a motor accessories shop on the ground floor with residential accommodation above. To the rear of the application site, there is highway that links Reade House to the north and Ambleside Road to the south.


There is a pelican crossing directly outside the application site that leads to a communal playground, public car park and Flixton Station beyond.


PROPOSAL


This application seeks to gain consent to convert the vacant first floor offices, currently associated with the ground floor dentist’s surgery, into an independent two-bedroom apartment with a floorspace of approximately 53sqm. 


The proposed apartment comprises of two bedrooms, a bathroom and a lounge/kitchen. Access will be achieved via an existing independent stairway and door which fronts onto Flixton Road. No external alterations are proposed.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting Housing Market Needs


L3 – Regeneration and Reducing Inequalities


L7 – Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


None


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/64606 - Change of use of ground floor from shop (A1) to dentist's surgery (D1) and Change of Use of first floor from Dentist's Surgery (D1) to Offices (B1). Part single, part two storey rear extension. Approved July 2006


H/41332 - Change of Use of ground floor from shop to hot food takeaway - Refused November 1995


H/39954 - Change of Use of ground floor from shop to hot food takeaway – Refused February 1995


H/21926 - Installation of new shop front – Approved July 1985


H/16979 - Internally illuminated fascia and projecting sign – Approved October 1982


H/15948 - Change of Use from shop to building society and insurance offices – approved March 1982


H/15272 – Change of Use from shop to Indian take away hot food shop – Withdrawn August 1981


H/07969 - Change of Use from shop to motorcycle spares and repairs business – Withdrawn August 1978


CONSULTATIONS


Local Highways Authority – Any comments will be included in the Additional Information Report.


REPRESENTATIONS


No objections received.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


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


2 The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy vacant floorspace within an existing building. The application site is located within 80m of Flixton Train Station and as such is classed as being in a ‘most accessible’ area as defined by SPD1: Planning Obligations. Additionally, the property is located within 20m of Flixton Park and therefore has access to local playspace. Overall it is considered that the proposed flat is located in a sustainable location and is in support of all relevant policies within the Trafford Core Strategy by virtue of its efficient use of brownfield land. The proposed development can therefore be considered acceptable in principle.


DESIGN, STREETSCENE AND AMENITY


3 There are no external alterations proposed to the building and the use as residential accommodation would not give rise to undue noise and disturbance.  As such it is considered that there would be no detrimental harm to the streetscene or to neighbouring occupiers.


ACCESS, HIGHWAYS AND PARKING


4 There is currently no off-street car parking provided and none are proposed. The granting of application H/64606 included a condition which required a more detailed scheme for creating two car parking spaces with associated creation/retention of boundary treatment. A further condition prevented the ground floor from being changed to other uses other than a dental clinic (including any other use within D1) unless planning permission had been sought and granted.


5 Under the Trafford Core Strategy, a property of this size requires the provision of two car parking spaces. There is some slight concern regarding the lack of off street car parking spaces but due to the presence of a public car park directly across Flixton Road and the availability of spaces within surrounding roads, it is considered that the proposal would not give rise to highways or amenity problems.


DEVELOPER CONTRIBUTONS


6
Following the adoption of the Core Strategy, the Council adopted a new Supplementary Planning Document SPD 1: Planning Obligations on 27th February 2012.  The proposed SPD covers all obligations including:


· Affordable housing;


· Highway infrastructure;


· Sustainable transport schemes; 


· Green infrastructure; 


· Outdoor sports and recreation; and 


· Education and facilities.  


7
Policy L8 of the Core Strategy relates to planning obligations. No contributions would be required towards affordable housing in this case as only one new residential unit is proposed. If planning permission were to be granted, contributions would be required as part of this proposed development, split between contributions towards Highways Infrastructure (£53); Public Transport Schemes (£161); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,632.44) and Education & Facilities (£3573.48).  Having regard to the existing office use, there is no requirement to pay the highways infrastructure contribution.  As such the total contribution would be £5676.92


8
If committee members resolve to grant planning permission, this matter should be secured through a Section 106 legal agreement.


CONCLUSION


9. The change of use of the first-floor of 436A Flixton Road would result in a net increase of one dwelling and would contribute towards the stock of accommodation available in the Borough in accordance with Proposals L1 and L2 of the Trafford Core Strategy.  The proposal would not be detrimental to the character or of the area and is therefore recommended for approval subject to the completion of a legal agreement covering financial contributions and conditions.


RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(C) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions of £5729.92, split between contributions towards Highways Infrastructure (£53); Public Transport Schemes (£161); Specific Green Infrastructure (£310); Outdoor Sports & Recreation (£1,632.44) and Education & Facilities (£3573.48).

(D) 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. Number of bedrooms within the apartment shall be restricted to no more than two. 


GD
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		Without planning permission, the erection of a raised brick and stone patio and steps And Rendered wall over 2 metres in height in the rear garden. 






		17 stanley drive, timperley






		RECOMMENDATION:  Enforce










SITE 


The property is one of a pair of semi detached residential houses set within a residential drive of similar properties. To the rear the property backs onto the rear gardens of further residential houses.


REVISED ADOPTED TRAFFORD UDP


The Development Plan in Trafford Comprises:


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


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


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

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


UDP PROPOSALS MAP NOTATION 


None


CORE STRATEGY POLICIES/ PROPOSALS


L7 - Design 


RELEVANT PLANNING HISTORY

17 Stanley Drive 


H/51181 – Erection of part two storey, part single storey side and rear extension to form additional living accommodation: - approved with conditions 17th April 2001.


H/70940 – Erection of a single storey rear extension and a new roof over existing single storey structure – approved with conditions 14th April 2009.


76789/HHA/2011 – Retention of raised patio to the rear - Withdrawn


19 Stanley Drive 


H/51912 – Erection of two storey side extensions to form garage and living accommodation over and single storey rear extensions to form additional living accommodation following the demolition of existing garage – approved with conditions 2nd August 2001.


ENFORCEMENT HISTORY


None.


CASE HISTORY


In August 2010 the Council received a permitted development enquiry from the owner of 17 Stanley Drive regarding the erection of a stone/ornamental stone patio to the rear of the property with a step leading from the existing rear extension and onto the proposed patio area.


The step was proposed to be 45 cm from ground level extending out from the back of the existing extension by 1 metre to accommodate the outward folding sliding patio doors and to run the full width of the extension. The step would then drop down by 18 cm to a stone patio which would have a finished height of 27cm above ground level. The patio would have a width of 7.4 metres nearest to the house and extend by 6.44 metres along the common boundary with 19 Stanley Drive (the attached semi detached property).


On the basis of this proposal and the measurements and information provided, it was considered that as proposed the development would have the benefit of being permitted development and would not require planning permission.


On 3rd September 2010 a letter was sent to the owner confirming that planning permission would not be required but that letter clearly stated that:


“In this particular case, it is my opinion that planning permission would not be required as the proposed patio would not be more than 300mm from ground floor level and would not exceed 50% of the total area of the curtilage (excluding the ground area of the original dwellinghouse).”


On 14th February 2011 work commenced upon the construction of the patio at 17 Stanley Drive. 


On 17th February 2011 the council received a complaint from the owner of the adjoining property at no.19 that the patio was being built too high. The Council’s enforcement officer made a site visit the same day and found that concrete foundations and concrete block retaining walls were being constructed. Initial measurements of the retaining walls for the patio area (not the raised step from the rear of the house) found that the intended surface height of the patio when finished appeared to be approximately 600mm above ground level. The builders stated that were working in line with the details previously submitted to the Council which the Council had advised was permitted development. The Council’s enforcement officer explained that it appeared to him that the finished height would be above 300mm and that if that was the case the patio would require planning permission and if they continued to build it would be at their own risk.


On 21st February 2011 the Council’s enforcement officer e-mailed the complainant to advise that he felt that the owner of 17 Stanley Drive had misinterpreted the Council’s previous advice and that the patio appeared to be too high and should be reduced in height.


On 23rd February 2011 the Council wrote to the owner of 17 Stanley Drive advising them that


“The patio at your property is higher than 300mm above the ground level upon which it is constructed and would require planning permission for its retention, as such it is unauthorised and a breach of planning control”.


On 24th February the owner of 17 Stanley Drive requested a meeting with the Chief Planning Officer and explained that they were following the principles of the property’s permitted development rights and did not intentionally breach any legislation stating that their measurements were taken adjacent to the house, but would very much like to work with the planning service to resolve the situation.


In March 2011 the owner of 17 Stanley Drive submitted a planning application seeking to retain the raised patio. During subsequent site visits it was noted that a wall had been erected along the shared boundary with 19 Stanley Drive. That wall extended along the common boundary from the rear of the house to the end of the patio where it met the common boundary. This wall exceeds 2 metres in height and does not benefit from permitted development rights and would in itself require planning permission. It is evident that despite the presence of the wall it is still possible when standing on the raised patio to clearly overlook the rear garden and into the rear living area of 19 Stanley Drive.  


Following extensive discussions between the case officer and the applicant and the occupiers of no.19, on 12th August the applicant was informed that it was considered that the Council would be unable to support the application as it stood due to the intrusion of privacy and loss of amenity to the neighbour caused by the raised patio and suggesting amendments that may make the development acceptable – lowering the patio and reducing the width of the step at the rear of the property so that it only covered the width of the folding patio doors and was away from the shared boundary with 19 Stanley Drive.


Initially the owner of 17 Stanley Drive responded by stating that he would submit amended plans as requested.  He however subsequently decided to withdraw the planning application and has returned to the view that the patio constitutes permitted development.


Since the initial investigation there have been numerous meetings and discussions and site visits to 17 Stanley Drive, involving the Chief Planning Officer, the Planning Manager and other planning and enforcement officers to try to ascertain whether or not the patio as built conforms with that as proposed within the owners original permitted development enquiry or whether it exceeds permitted development limits and requires planning permission.  Some of these meetings have also been attended by Councillor Evans and Councillor Mitchell. 


Measurements have been taken from both 17 and 19 Stanley Drive to try to ascertain the original ground level and consequently the height of the raised patio area. This task has been made more difficult by the fact that the ground slopes downwards away from the rear of the house and that both properties have rear extensions to the original houses and that the raised patio area and step to the rear of 17 Stanley Drive is now complete and covers what was the original ground area.


The crux of this case sits with whether the patio as built conforms with that described within the permitted development enquiry made in August 2010 and which the Council’s planning officers advised would not require planning permission (i.e. was permitted development) or whether the patio as built differs from that agreed by the Council’s planning officers and that the patio as built exceeds more than 300 mm above ground level and therefore requires planning permission.


Measuring Height

There are several requirements contained within the General Permitted Development Order which render it necessary to establish whether a particular height restriction is exceeded. In the 2010 Technical Guidance which accompanied the 2008 English Amendment to Part 1 householder rights it is stated that references to 'height' remain unaltered from the original 1995 Order. Thus references to height refer to the height measurement from ground level. An added footnote states that 'This will be the level of the natural ground and would not include any addition laid on top of the natural ground such as a patio' The Guidance goes on to state that ' Ground level is the surface of the ground immediately adjacent to the building in question. Where ground level is not uniform (e.g. if the ground is sloping), then the ground level is the highest part of the surface of the ground next to the building.'


The height of decking/raised platforms


Decking or a raised platform which is laid at ground level to provide a hard surface for walking/sitting in a dwellinghouse curtilage can in some cases be given permission by Class F of the Town and Country Planning (General Permitted Development) Order. However, if it is raised above the ground on a sub-frame or other structure there is a point at which it ceases to become a 'hard surface' in Class F terms. 


However, garden decking or a raised platform built in association with other structures such as steps or walls does not fall within Class F. 


Class E of the Town and Country Planning (General Permitted Development) Order could provide permitted development rights for structures which are based on decking, and the 2010 Technical Guidance avers that the Class covers 'garden decking' which is thereby classed as a 'building'. However Class E does not allow a 'raised platform' which is defined as any platform having a height of over 300mm. It follows, as the 2010 Technical Guidance avers, that a raised platform having a height of not more than 300mm could be permitted development subject to the other limits and conditions under the Class.


In trying to ascertain the ground level the measurement is to be taken from the base of the rear extension as that has the benefit of planning permission and is now included as part of the footprint of the resultant building rather than the base of the wall of the original house. 


Although it is apparent that the land slopes away from the wall of the original house and that at the time the extension was built some leveling of the land may have taken place to bring it up to the level of the extension, it would seem unreasonable to try to use the ground level of the original house to calculate measurements from, when both 17 and 19 Stanley Drive have lawful rear extensions that clearly relate to each other in terms of ground level and provide a mean level to work from.


To calculate the height of the patio above ground level it has been necessary to use historical photographs of the development taken when planning consent was granted for extensions to no.17 in both 2001 and 2009. 

The side wall to the right of the extension at 17 Stanley Drive when viewed from the rear garden is consistent to both developments and has a distinctive pattern of brickwork which can identify a fixed point from which to measure down to ground level. It is apparent from this that the height of the current patio is six bricks up from ground level. The standard width of a modern brick is 70mm – 6 x 70 = 420mm plus the motor joints (6x 10mm = 60mm) gives a height for the patio of approximately 480mm above ground level where it meets the building not including the step leading out from the patio doors. 


This exceeds the permitted development allowance of 300mm and differs from the dimensions given within the permitted development enquiry originally submitted by the owner of no.17 that showed the final height of the patio to be 270mm. As such the development as completed does not match that as submitted in the enquiry documentation and the planning officer’s advice given on the back of that application cannot be applied to the development as built.


Therefore the patio and wall as built is unauthorised development in planning terms. They do not benefit from permitted development rights and require planning permission for their retention.  It is considered that they are unacceptable  in their current form by virtue of their design and the intrusion on privacy and loss of amenity to the adjoining neighbouring property caused by overlooking from the raised patio and the visual impact of the rendered wall erected along the boundary. As such the development does not meet with the criteria of Policy L7 of the Trafford Core Strategy adopted on 25th January 2012.


It is therefore recommended that enforcement action is considered requiring the removal of the unauthorised patio and wall or a reduction in the height of the patio by 180mm so that it is no more than 300mm in height from ground level and a reduction in the height of the wall to no more than 2 metres in height when measured from the ground level of the shared boundary adjacent to which it is built at which point they will benefit from being permitted development in planning terms.


Human Rights


Notwithstanding the issue of expediency, the Council must be satisfied that the action which it proposes to take is not incompatible with the European Convention on Human Rights and the Human Rights Act 1998. Enforcement action will require the removal of the unauthorised patio and wall or a reduction in their height so that they then benefit from permitted development rights. 


The question is whether such a decision requiring the removal of the unauthorised patio and wall or a reduction in their height so that they then benefit from permitted development rights within the timescale indicated below is a proportionate remedy to the harm that allowing the unauthorised development to remain would cause.


The particular issues are whether the need for retaining the unauthorised patio and wall at the property, outweighs the detrimental impact that they have upon the privacy and amenity of the neighbouring property by virtue of the potential for overlooking. 


In this case it is felt that the harm that allowing the unauthorised patio and wall to remain outweighs the owner’s right to retain them and that requiring the unauthorised patio and wall to be removed or reduced in height so that they then benefit from being permitted development is a proportionate measure to remedy that harm. 


    The view of the Chief Planning Officer is that the enforcement action set out below;-


i. does not go further than is necessary to protect the concerns identified above;


ii. is a measure which is suitable;


iii. is sanctioned by law;


iv. has objectives which are sufficiently important to justify the human rights interference; and


v. is not disproportionate to those objectives and should therefore be taken.


RECOMMENDATION:


1. That it appears that a breach of planning control has taken place as reported.


2.      The breach of planning control has taken place within the last 4 years.

      3.      That it is expedient having regard to the Development Plan and other


               material considerations to take enforcement action for the following reasons: 


The patio and wall do not have the benefit of permitted development rights and are developments that require planning permission. They cannot be considered for planning permission in their current form due to the adverse impact the patio and wall have upon the amenity of the neighbouring property by virtue of their design and the loss of privacy due to overlooking. As such, the development is contrary to Policy L7 of the Trafford Core Strategy. It is considered that requiring the unauthorised patio and wall to be removed or reduced in height so that they benefit from permitted development rights is a proportionate measure to remedy that harm.


    4.     That the action proposed is a proportionate response having regard to the nature of                the breach and the objectives of the proposed action.


5. That the Head of Legal and Democratic Services be authorised to serve an Enforcement Notice requiring the owner/occupier to:-  


i     Remove the unauthorised patio or reduce the height of the patio by 180mm so that it is not more than 300mm above ground level. 


ii.   Reduce the wall to no more than 2 metres in height when measured from the ground level of the shared boundary adjacent to which the wall is built.


COMPLIANCE PERIOD:


i. One month after the date the enforcement notice takes effect.


ii. One month after the date the enforcement notice takes effect.






KW
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LOCATION PLAN FOR APPLICATION No: - 78147/COU/2012
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LOCATION PLAN FOR APPLICATION No: - 78186/COU/2012
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LOCATION PLAN FOR ENFORCEMENT No: - ENF 1374
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 12th APRIL 2012 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


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


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Mr. Nick Gerrard 

Further information from: Simon Castle


Corporate Director 

Chief Planning Officer

Economic Growth & Prosperity

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


Background Papers: 


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


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


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


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


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


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


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


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


 TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 12th April 2012 


Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		77852

		253 Washway Road, Sale M33 4BL

		Brooklands

		1

		Minded to Grant



		77680

		Enville Cottage, Green Walk, Bowdon WA14 2SJ

		Bowdon

		11

		Refuse



		77895

		Liquid Natural Gas (LNG) Storage Facility, Heath Farm Lane, Partington, M31 4EH

		Bucklow St. Martin’s

		20

		Grant



		77916

		65 Edge Lane, Stretford M32 8PA

		Longford

		34

		Minded to Grant



		77938

		5 Springfield Road, Altrincham WA14 1HE

		Altrincham

		44

		Minded to Grant



		77983

		Land between 3 and 7 Millway, Hale Barns 

		Hale Barns

		51

		Minded to Grant



		78002

		2 Crabtree Avenue, Hale Barns WA15 0RZ

		Hale Barns

		60

		Grant



		78068

		9 Springfield Road, Sale M33 7XS

		Priory

		67

		Minded to Grant



		78102

		Trafford Town Hall, Talbot Road, Stretford M32 0TH  

		Gorse Hill

		75

		Minded to Grant 



		78147

		175 Moorside Road, Flixton M41 5SJ

		Flixton

		86

		Minded to Grant 



		78186

		436a Flixton Road, Flixton, M41 6QT

		Flixton

		92

		Minded to Grant



		ENF 1374

		17 Stanley Drive, Timperley WA15 7NN

		Village

		98

		Enforce





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



8th MARCH, 2012 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratix, Hooley, Mrs. Reilly, Shaw, Smith, Walsh and Whetton. 


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



Planning Manager (Mr. D. Pearson), 



Planner (Mr. J. Ketley),  


Traffic Manager (Mr. G. Williamson), 



Acting Director of Legal and Democratic Services (Ms. J. le Fevre), 



Interim Principal Solicitor – Planning, Property and Regeneration (Mr. S. Moorhouse), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Butt and Mrs. Dixon. 


APOLOGY 


An apology for absence was received from Councillor Malik. 


MR. STEPHEN MOORHOUSE 



The Chairman on behalf of the Committee welcomed Mr. Stephen Moorhouse, Interim Principal Solicitor – Planning, Property and Regeneration to the Planning Committee meeting. 

114. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 9th February, 2012, be approved as a correct record and signed by the Chairman. 


115. 
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. 


116. 
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



		

		77202/FULL/2011 – J. Davidson (Broadheath) Limited – J. Davidson (Broadheath) Limited, Craven Road, Broadheath, Altrincham. 

		

		Installation of a shear processor in connection with the recycling and processing of ferrous and non-ferrous metals enclosed within 6.5m high concrete acoustic walling system. 





		

		77654/VAR/2011 – Urmston Masonic Hall Ltd. – Urmston Masonic Hall, 15 Westbourne Road, Urmston. 

		

		Variation of Conditions 3, 7 and 16 of planning permission 76575/FULL/2011 (for the erection of an extension to the existing club building) to allow the Masonic Club building as extended to be used for non-Masonic functions between the hours of 09:00 and 19:00, with the lodge room and lodge committee meeting room of the Masonic Club building as extended and the lodge room in the hall building to be used solely for Masonic functions at all times.  Variation of Conditions 7 and 16 to substitute replacement plan for the provision of car, cycle and motorcycle parking. 






		

		[Note:  Councillor Shaw declared a Personal and Prejudicial Interest in Application 77654/VAR/2011, as the Applicant is known to him, and left the room during consideration of this item.]





		

		77720/HHA/2011 – Mrs. Lucia Coutinho – 8 Amberley Drive, Hale Barns. 

		

		Erection of single storey side and rear extension following removal of existing single storey rear extension and detached garage.  Erection of 2 no. rear dormers. 





		

		78046/FULL/2012 – Trafford Housing Trust – Empress Court & Princess Court, Cornbrook Court Road, Old Trafford. 



		

		Refurbishment of two existing 15 storey tower blocks including overcladding, replacement windows, enclosing balconies to Princess Court and formation of glazed bay features to Empress Court.  Construction of new entrance structures and installation of new heating plant and enclosures at roof level.  Formation of new vehicular access to Princess Court from Cornbrook Park Road and creation of additional parking spaces, with associated hard and soft landscaping works throughout. 





		

		[Note: Councillor Whetton declared a Personal Interest in Application 78046/FULL/2012, as his partner is employed by Trafford Housing Trust.]






		

		76925/FULL/2011 – Arcon Housing Association – Land between 10-18 Marple Grove, Stretford. 

		

		Erection of a terrace of 3 no. x three bedroom, two storey houses with associated car parking, landscaping and boundary treatments. 







117. 
APPLICATION FOR PLANNING PERMISSION 77661/FULL/2011 – LGK INVESTMENT PROPERTIES LTD – LAND ADJACENT OF 4 THE GROVE, SALE 

The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of two storey apartment block to accommodate four 1 bedroom apartments and associated parking, following demolition of existing two storey building. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £5,152.21.  This comprises £212 towards Highways Infrastructure; £644 towards Sustainable Transport Schemes; £1,240 towards Specific Green Infrastructure, (less £310 for each tree planted on site as part of an agreed landscaping scheme); £3,056.21 towards Outdoor Sport and Recreation. 


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


118. 
APPLICATION FOR PLANNING PERMISSION 77813/FULL/2011 – OPTIMUS BUILD LIMITED – 85 BROAD ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of dwelling and erection of 2 no. five bedroom detached dwellings fronting Broad Road and erection of a pair of semi-detached dwellings fronting Temple Road with works ancillary thereto.  Formation of vehicular accesses to Broad Road and Temple Road. 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum financial contribution of £63,158.32. This comprises £620 towards Highway Infrastructure; £1,536 towards Sustainable Transport Schemes; £3,720 towards Specific Green Infrastructure, less £310 for each tree planted on site as part of an agreed landscaping scheme; £12,555.01 towards Outdoor Sports and Recreation (split between a Quality contribution of £6,565.76 and a Quantity contribution of £5,989.25); and £44,727.31 towards Education and Facilities.


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


119. 
APPLICATION FOR PLANNING PERMISSION 77823/FULL/2011 – MR. NORMAN OLIVER – 1 BRITANNIA ROAD, SALE 

The Chief Planning Officer submitted a report concerning an application for the change of use of building from offices (Class B1) to form 2 no. self contained flats (Class C3) with associated external alterations.  Formation of external stairwell to provide external access to basement and formation of car parking to frontage. 





RESOLVED – 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £21,470.44, split between:- 

· A total contribution of £310 towards Highway Infrastructure. 


· A total contribution of £614 towards Sustainable Transport Schemes. 


· A total provision of 2 trees on site or a contribution of £620 to be reduced by £310 per tree planted on site. 


· A total contribution of £5,002.39 towards Outdoor Sports and Recreation, split between a quantity contribution of £2,616.05 and a quality contribution of £2,386.34. 


· A total contribution of £14,924.05 towards Education and Facilities. 



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


120. 
APPLICATION FOR CHANGE OF USE 77899/COU/2011 – MR. AND MRS. P. WARD – MANSFIELD HOTEL, 43 NORTHENDEN ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for the change of use from hotel (Use Class C1) to residential dwellinghouse (Use Class C3). 




RESOLVED - 



(1) 
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a maximum total contribution of £15,767.81, comprising:- 

· A contribution to Outdoor Sports Facilities and Recreation of £3,357.50. 


· Green Infrastructure and Recreation of £930 towards tree planting, less £310 for each tree planted on the site as part of an approved landscaping scheme. 


· Meeting Social Needs (Education) of £11,186.31. 


· Sustainable Transport Schemes of £294. 



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


121. 
APPLICATION FOR LISTED BUILDING CONSENT 78007/LB/2012 – ESTATES & PROPERTY, ECONOMIC GROWTH & PROSPERITY, TRAFFORD MBC – THE MARKET HALL, GREENWOOD STREET, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for Listed Building Consent for the replacement of semi-circular window on east elevation and redecoration of doors on western elevation. 




RESOLVED:  That the Council is minded to grant Listed Building Consent subject to referral to the Secretary of State for determination as an application by the Local Authority in relation to its own land in accordance with Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and subject to the conditions now determined. 

122. 
APPLICATION FOR PLANNING PERMISSION 78029/FULL/2012 – MR. IMRAN KHAN – 2A RADNOR STREET, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the change of use of first floor from storage space associated with ground floor shop (Use Class A1) to self contained residential flat (Use Class C3).  Erection of pitched roof in place of existing flat roof and external alterations to add and remove doors and windows (resubmission of 77287/FULL/2011). 


It was moved and seconded that consideration of Application 78029/FULL/2012 be deferred to allow the Applicant the opportunity to submit a financial viability appraisal in respect of the scheme.  


The motion was put to the vote and declared carried. 





RESOLVED:  That consideration of Application 78029/FULL/2012 be deferred. 


The meeting commenced at 6.30 p.m. and concluded at 7.30 p.m. 




