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AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 14th June 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. 
	MEMBERSHIP OF THE COMMITTEE 

To note the membership, including Chairman, Vice-Chairman and Opposition Spokesperson of the Planning Development Control Committee for the Municipal Year 2012/2013, as agreed by Council on 23rd May, 2012. 
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	3. 
	APPOINTMENT OF SUB-COMMITTEE 

The Committee is asked to appoint the Planning Development Control (Tree Preservation Order) Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees for the Municipal Year 2012/2013. 


	
	

	4. 
	APPOINTMENT OF SUB-COMMITTEE 

The Committee is asked to appoint the Town/Village Green Sub-Committee comprising the Chairman, Vice-Chairman and Opposition Spokesperson or their nominees for the Municipal Year 2012/2013. 


	
	

	5. 
	TERMS OF REFERENCE

To note the terms of reference for the Planning Development Control Committee. 
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	6. 
	MEETING DATES 

To note the following scheduled meeting dates for the Committee during the 2012/2013 Municipal Year, as agreed by Council on 23rd May, 2012. 
14th June, 2012
12th July, 2012
9th August, 2012
13th September, 2012
11th October, 2012
8th November, 2012
13th December, 2012
10th January, 2013
14th February, 2013
14th March, 2013
11th April, 2013
9th May, 2013 

	
	

	7. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 10th May, 2012.

	To follow 
	

	8. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	9. 
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	10. 
	APPLICATION FOR PLANNING PERMISSION 77914/FULL/2011 - MS. MARY DAVEY – FORMER GREYHOUND PUBLIC HOUSE SITE, MANCHESTER ROAD/MANCHESTER NEW ROAD, PARTINGTON 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	11.
	APPLICATION FOR PLANNING PERMISSION 78337/FULL/2012 – THE TRUSTEES OF THE INDEPENDENT ORDER OF ODDFELLOWS – PAUL HOUSE – 353-359 STOCKPORT ROAD, TIMPERLEY 

To consider a report of the Chief Planning Officer. 


	To follow 
	

	11.
	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
	
	



_1400489414.doc
PLANNING DEVELOPMENT CONTROL COMMITTEE


Terms of Reference


1. To exercise powers in relation to planning and development control over development proposals in the Borough in the context of Government and Council policies and guidance in order to maintain and improve the quality of life and the natural and built environment of the Borough.


2. To exercise powers in relation to the following functions as specified in schedule 1 to the Local Authorities (Functions and Responsibilities) (England) Regulations 2000:


(i) town and country planning and development control;


(ii) the registration of common land or town and village greens and to register the variation of rights of common; and


(iii) the exercise of powers relating to the regulation of the use of highways.


Delegation


In exercising the power and duties assigned to them in their terms of reference, the Planning Development Control Committee shall have delegated power to resolve and to act on behalf of and in the name of the Council.
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 14th JUNE 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 BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 14th June 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



		77147

		214 Ashley Road, Hale, WA15 9SN

		Hale Central

		1

		Grant



		78607

		214 Ashley Road, Hale, WA15 9SN

		Hale Central

		11

		Grant



		77842

		7-8 Goose Green, Altrincham, WA14 1DW

		Altrincham

		17

		Grant



		77474

		Barton Square, Phoenix Way, Trafford Park, M41 7TB 

		Davyhulme East

		25

		Minded to Grant



		77475

		Barton Square, Phoenix Way, Trafford Park, M41 7TB 

		Davyhulme East

		55

		Minded to Grant



		77620

		Jack Lane Farm, Jack Lane, Urmston, M41 6AS

		Davyhulme West

		60

		Grant



		77782

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

		Gorse Hill

		68

		Minded to Grant



		78583

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

		Bucklow St Martins

		75

		Grant



		77926

		448 Northenden Road, Sale M33 2RB

		Sale Moor

		87

		Minded to Grant



		77944

		Brookside Elderly Persons Home, Barlow Road, Broadheath, WA14 5HZ

		Broadheath

		100

		Minded to Grant



		78010

		Woodhouse Court, Davyhulme Road, Urmston M41 7DH

		Davyhulme West

		116

		Minded to Grant



		78074

		15 Harrow Drive, Sale, M33 3TB

		Brooklands

		125

		Grant



		78105

		Dunham Massey Hall, Woodhouse Lane, Dunham Massey, WA14 4SJ

		Bowdon

		131

		Minded to Grant



		78188

		15-41 Railway Street, Altrincham, WA14 2RQ

		Altrincham

		145

		Minded to Grant



		78267

		15-41 Railway Street, Altrincham, WA14 2RQ

		Altrincham

		160

		Grant



		78198

		Land rear of 30 Cornhill Road, Urmston, M41 5TD

		Davyhulme West

		166

		Minded to Grant



		78242

		Asda Stores Ltd, Traders Avenue, Trafford Park, M41 7ZA

		Davyhulme East

		174

		Minded to Grant



		78282

		Asda Stores Ltd, Traders Avenue, Trafford Park, M41 7ZA

		Davyhulme East

		182

		Minded to Grant



		78259

		Land off Bold Street, Old Trafford, M15 5PW

		Clifford

		189

		Minded to Grant



		78387

		Former ARC Car Wash, Chester Road, Stretford M32 8NB

		Stretford

		202

		Grant



		78388

		Former ARC Car Wash, Chester Road, Stretford, M32 8NB

		Stretford

		209

		Grant



		78463

		Stamford New Road/Railway Street, Altrincham,

		Altrincham

		214

		Grant



		78468

		1a Catterick Avenue, Sale, M33 4GQ

		St Mary’s

		220

		Refuse



		78474

		34-36 School Road, Sale, M33 1XF

		Priory

		227

		Minded to Grant 





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



_1400651287.doc
		WARD: Hale Central

		77147/VAR/2011

		DEPARTURE: No





		Application for variation of Condition 3 of planning approval H/66682 (CHANGE OF USE FROM A1 TO A3 [RESTAURANTS AND CAFES].  ASSOCIATED EXTERNAL WORKS TO INCLUDE PROVISION OF ONE DISABLED CAR-PARKING BAY, NEW GOODS LIFT.  PROVISION OF THREE AIR CONDITIONING UNITS.  PROVISION OF KITCHEN EXTRACT FLUES TO ROOF AND ASSOCIATED CHANGES TO BUILDING FENESTRATION AND ENTRANCES.  ERECTION OF EXTERNAL BALUSTRADES AT FIRST FLOOR LEVEL.)  to allow for use of external dining area from 10.00hrs-22.00hrs Sunday to Thursday and 10.00hrs-22.30hrs on Fridays and Saturdays.  in addition variation of condition 13 to allow chairs and tables to be removed by 2215 hours Sunday to thursday and 2245 hours fridays and saturdays.  Works to include glazed screens to external dining area flanks.



		214 Ashley Road, Hale, Altrincham, WA15 9SN





		APPLICANT:  IRC PLC





		AGENT: Ludlam Associates





		RECOMMENDATION:  GRANT (Temporary Period of 1 Year)
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SITE


Detached building located on the junction of Ashley Road/Crescent Road/Crown Passages in Hale village.  The premises (including both floors)  converted into a restaurant (Piccolinos) following an appeal decision by the Planning Inspectorate after refusal of planning permission for A3 use from A1 (ref:H/66682).  The building had previously been used for selling household furniture.  The site is located within Sub-Area A of South Hale Conservation Area and is outwith the boundary for Town and District shopping centre (Hale village).


PROPOSAL


This application seeks an amendment to condition 3 of Planning ref:H/66682 which states that ‘The use hereby permitted shall not be open to customers outside the following hours; 10:00-24: Monday to Saturday and 10:00-23:00 on Sundays.  The external dining area shall not be used by customers outside the hours of 10:00-20:00 Sunday to Thursday and 10:00-21:00 on Fridays and Saturdays’.

The amendment involves the variation of Condition 3 to extend the hours of use by customers to the external dining area to 10:00-22:00 Sunday to Thursday and 10:00-22:30 on Fridays and Saturdays.  The hours of use of the indoor area would remain unchanged.


In addition it is also proposed to vary condition 13 of planning approval H/66682 which states that ‘Other than in the area identified for external dining in condition 12, there shall be no tables or chairs of any kind placed outside the building.  All tables and chairs provided for external dining shall be removed and stored inside the building by 2015 Sunday to Thursday and 2115 Friday and Saturday.’

In line with the extra hours proposed under the variation of condition 3, condition 13 to be revised requiring external tables and chairs to be removed 15mins after the proposed revised hours of use of the external dining area has expired.  Therefore tables and chairs to be removed by 2215 hours Sunday to Thursday and 2245 hours Fridays and Saturdays.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

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

PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


R1 – Historic Environment


PROPOSALS MAP NOTATION


South Hale Conservation Area


Adjacent to Hale Town and District Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP7 – Promote Environmental quality


EM1 ( C ) – Historic Environment


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

78607/VAR/2012 – Application for variation of condition 3 of planning approval H/70341 (Retention of outdoor decking, awning and planters to front of premises) to allow chairs and tables to be removed by 2215 hours Sunday to Thursday and 2245 hours Fridays and Saturdays – Application recommended for approval and is reported elsewhere on this planning committee agenda.


H/71286 - Retention of wood cladding erected to service area at rear of premises – Approved 30/07/2009


H/71261 - Application to remove Condition 13 of planning approval H/66682 (relating to outdoor tables and chairs). – Refused 15/06/2009


H/71260 - Application to remove Condition 3 of planning approval H/70341 (relating to outdoor tables and chairs). – Refused 15/06/2009


H/70341 - Retention of outdoor decking, awning and planters to front of premises. – Approved 26/11/2008 – (Condition 3 requires all tables and chairs to the external eating area to be removed by 2015hrs Sunday to Thursday and 2115hrs Friday and Saturday)


H/66682 - Change of use from A1 to A3 (Restaurants and Cafes).  Associated external works to include provision of one disabled car parking bay, new goods lift.  Provision of three new air conditioning units.  Provision of kitchen extract flues to roof and associated changes to building fenestration and entrances.  Erection of external balustrades at first floor level.  Alfresco dining area to front of premises fronting Ashley Road with associated portable barrier. – Approved at appeal 11/06/2008 -  (Condition 13 requires all tables and chairs to the external eating area to be removed by 2015hrs Sunday to Thursday and 2115hrs Friday and Saturday)


H/40294 – Demolition of existing building and outriggers and erection of two storey and first floor extension.  Change of use and conversion of property from car showroom and offices to a retail showroom on the ground floor, showroom coffee shop and ancillary facilities on the first floor and storage on the second floor, provision of 8 car parking spaces and creation of canopy to front of building.  Approved with conditions 15/03/1995.


H/39611 – Change of use ground floor, first and second floors of property from car showroom and offices to restaurant (Use Class A3) & alterations to car parking area at rear of building including erection of screen walls & bin store following demolition of single storey outrigger at rear – Approved 26/10/1994.


H/38776 – Change of use of ground, first and second floors of property from car showroom & offices to restaurant (Use Class A3) – Refused 29/06/1994.


APPLICANT’S SUBMISSION


In support of the application the applicant has submitted a Planning/PPS5/Design and Access Statement and a noise assessment.


CONSULTATIONS


Pollution and Licensing Section – The planning application and supporting documentation relating to this planning application has been reviewed by the Pollution and Licensing Section.  Further information relating to the acoustic information has been requested on a number of occasions and the Pollution and Licensing Section are now satisfied that the relevant noise concerns relating to the use of the outdoor area have been assessed.


There are therefore no objections to the planning application providing the following conditions are fully complied with:-


· The proposed 2100mm high barrier/screen referred to in Kath Ludlams e-mail of 13/03/12 is installed and is in use at all times that the outdoor seating area is in use and all chairs in the external area have been moved inside the premises.


· The ‘Noise Management Plan’ provided in Appendix D referred to in AEC latest revised acoustic report, P2367/R1C/AJT is fully implemented and strictly adhered to.


REPRESENTATIONS


Cllr Mrs Young has objected to the proposal on grounds of noise and inconvenience to immediate neighbours and requests that the existing hours are retained.  Cllr Mitchell has also objected to the proposal stating that the premises generate far too much noise and anti-social behaviour.


Neighbours – 22 Letters of objection have been received from local residents, citing the following issues:-


· Sound levels from the decking area make use of nearby private garden areas impossible.


· Glazing will leave the balance of the decking area open to allow sound to escape.


· Will result in increase in traffic and congestion


· Surrounding pavements/streets covered in cigarette debris from the restaurant, vomit etc.


· Noise from drinkers will get worse


· Noise from vehicles/taxis collecting customers hooting of horns;(shouting by customers etc.)


· Need for residents parking on Leigh Road as businesses in Hale village using it to park on all day and at night


· The increasing number of bars is progressively making this a less desirable place to live.


· Consideration should be shown to tax paying residents suffering from these establishments


· Open doors and windows at the premises allows noise to escape


· Excessive noise from the removal of tables and chairs in the evenings, this would result later in the evening.


· Extending hours to outside area will worsen the present situation


· Noise survey data not representative of external dining (the dates undertaken were cold and not many people would be dining out)


A further 11 letters of objection have been received following a second reconsultation with neighbours on the 5th April 2012 following receipt of amended plans showing additional acoustic screens, these letters reiterated the points raised above.


A further 14 letters of objection received following a third neighbour consultation on the 10th May 2012 advising neighbours of change to application description to include reference to variation of condition 13 and that amended plans in the form of an updated noise report available to view on line.  Similarly nine of the letters received wished to reiterate the comments made when initially consulted on the application.  Additional comments made include as follows:-


· Restaurant staff not always willing/able to enforce existing time limit curfews


· It is widely accepted by engineers who have to design measures for noise reduction that the highest possible mass has to be employed to damp sound, and that thin materials or even quite thick layers of thermal insulation are ineffective against sound.


· Noise not only comes from patrons but also from emptying bins and clearing of tables


· Restaurant management have no control over taxis/private hire vehicles queuing in the immediate area.


· Absence of door staff, which in the early days made valiant attempts to control the problem.


· Inner doors to restaurant wedged open in contravention of the planning permission, granted by the Inspectorate (Council Response to this point – no condition was attached to the grant of planning permission by the Planning Inspectorate which required doors or windows to be kept closed – The premises licence has a condition attached stating that all external doors and windows shall be kept closed after 1900hours.


· The acoustic report mentions in essence that the additional noise will not be excessive.  This is not the point, if permission were to be rejected; there would be no additional noise at all.


· The side panels will funnel the noise down Cambridge Road


Cllr Mrs Young has also sent a further representation in following the third reconsultation, reiterating previous concerns and objecting to the proposal.


OBSERVATIONS


RESIDENTIAL AMENITY


1. Planning permission was granted for the change of use from A1 to A3 at 214-216 Ashley Road in June 2008, following a Public Inquiry.  Condition 3 of the approval stated that the external dining area shall not be used by customers outside the hours of 1000hrs – 2000hrs Sunday – Thursday and 1000hrs – 2100 hrs on Fridays and Saturdays.


2. The proposal seeks to extend the hours use of the external dining area on Sunday – Thursday by an additional 2 hours so that the use of the external area would cease at 2200 hours and on a Friday and Saturday by an additional 1.5 hours so that the use of the external area would cease at 2230 hours.


3. The nearest residential properties to the site are 212a Ashley Road, a first floor/second floor apartment immediately to the north side of the site on the opposite side of Crown Passages and 218 Ashley Road, a detached dwellinghouse to the south side of the site on the opposite side of Crescent Road.  To the rear of the site is the Crescent Road dental surgery with residential dwellings along the remainder of the road, commercial properties are located opposite the site along Ashley Road.  Nearby residential roads include Cambridge Road and Murieston Road on the opposite side of Ashley Road.


4. Objections from local residents have predominantly referred to the noise from the premises; this includes people shouting when leaving; open windows and doors to the building allowing internal noise to escape; taxis/cars picking up patrons.  Additional concerns have been raised regarding litter and traffic congestion.


5. Planning Ref:H/71260 and H/71261 as outlined in the planning history section of this report, sought removal of the condition which required external tables and chairs to be removed at the end of each evening.  Both these application were refused by the Council in June 2009 following concerns that the external dining area would be used beyond the stipulated time.  The applicant has now submitted this current application which includes a number of mitigation reasons (not previously proposed) to reduce noise from the external dining area.


6. These include the installation of two permanently fixed screens to the flank elevation of the existing decorative glazed canopy which extends over part of the dining area.  These screens would infill each side of the canopy flank enclosing the entire elevation from the front elevation wall of the building out to the supporting column of the canopy.  The screen would be constructed of toughened glass supported by a black finished aluminium channel frame.


7. Following further discussions between the applicants noise consultant and the Council’s Pollution and Licensing section it has been proposed to add a further extendable screen on each flank.  On the northern side nearest Crown Passages one additional extendable screen is proposed as this is a narrower elevation.  The screen would be fixed to the base of the decking floor and would be raised up (similar mechanism as a sash window) to a total height of 2.1m, the intention being that the screens would be lowered at the end of the evening, and therefore reducing their impact on the general streetscene.


8. In addition to the acoustic screens, it is proposed that the applicant adhere to a noise management plan, which has been considered as an acceptable approach by the Council’s Pollution and Licensing Section.  The plan would involve the following measures:-


· A nominated member of staff shall be responsible for the supervision of the


external seating area at all times it is in use.


· Signs shall be displayed in the external seating area requesting customers to keep noise levels to a minimum.


· Any patrons disregarding that signage, or verbal instructions from staff members to keep noise to a minimum, shall be asked to move inside or leave the premises, and may be barred from the premises in the future.


· The external seating area shall be cleared promptly of patrons by 10pm Mondays to Thursdays and 10.30pm Fridays and Saturdays. Patrons disregarding instructions to vacate the area may be barred from the premises in the future.


· The external seating area shall be covered by a fully comprehensive CCTV system.


· No regulated entertainment shall take place in the external seating area, and no speakers shall be located there.


· There shall be no more than 32 patrons in the external seating area at any one time.


· A log book shall be maintained at the premises to record any complaints.


· All complaints shall be dealt with promptly and reported to the Pollution and Licensing Team.


· Customers shall be seated at tables.


· No tables shall be occupied by more than 8 persons.


· To be served alcoholic beverages after 9pm, customers must have ordered food.


· When the premises closes at the end of each evening, all the chairs in the external area shall be moved inside the premises.


· When the premises closes at the end of each evening, all the tables in the external area shall be secured, and the area barriered off.


· Additional screening (to be agreed with the Pollution and Licensing Section) will be installed at each end of the external seating area.


9. One of the measures in the suggested noise management plan refers to tables being secured within the external seating area at the end of each night.  Condition 13 of the original approval H/66682 requires all tables and chairs to be removed from the external area at the end of the night, this requirement is also replicated by condition 3 of planning reference H/70341 which related to the retention of the decking and awning.  This service would request that tables and chairs are still removed by 2215 hours Sunday to Thursday and 2245hours Friday and Saturday as there is a strong likelihood they will be used if not brought in at these times.  


10. It is acknowledged that local residents have experienced problems with the premises on a number of issues which relate to the use as a whole and not specifically with the outdoor eating area.   The Council’s Pollution and Licensing section have been involved in detailed discussions with the applicant and the resulting mitigation measures including the acoustic barrier and noise management plan have been accepted as measures which would reduce noise output specifically from the external area.  It is considered that a temporary period grant of planning permission would provide an opportunity for the proposal to be monitored and assessed.  A period of one year is suggested as an appropriate timescale within which to consider the proposal.


CONSERVATION AREA


11. In terms of external alterations to the premises, the proposal involves the installation of toughened glass to the flank elevations of the decking area to act as acoustic screens.  The sections which abut the front elevation would be fixed from the base of the decking area to the eaves level of the existing glazed canopy.  Beyond the canopy, sections of the screen will be positioned to a height of the balustrade of the decking and as described previously will be able to be extended up and lowered when the external dining area is not in use.


12. These screens are translucent and will still allow views through, the section beyond the canopy structure can be lowered when in not in use and therefore the raised section would only be visible during the hours of opening.  The screens are not considered to have any detrimental impact on the character and appearance of the Conservation Area or the general streetscene.


RECOMMENDATION: GRANT subject to the following conditions


1. Approved Plans


2. Submission of materials


3. This planning permission is granted for a limited period expiring on the 14th June 2013 and the use hereby permitted shall be discontinued and the land reinstated to its former condition in accordance with a scheme of work submitted to and approved by the Local Planning Authority, at or before the expiration of the period specified in this condition.

4. The use hereby permitted shall not be open to customers outside the following hours: 1000hrs – 2400hrs Monday to Saturday and 1000hrs 2300hrs on Sundays.  The external dining area shall not be used by customers outside the hours of 1000hrs – 2200hrs Sunday to Thursday and 1000hrs – 2230hours Fridays and Saturdays

5. The proposed 2100mm high barrier/screen referred to in the agents e-mail of 13/03/12 is installed and is in use at all times that the outdoor seating area is in use and until all chairs and tables in the external area have been moved inside the premises.


6. Excluding the details in measure 14 relating to external tables, the ‘Noise Management Plan’ provided in Appendix D referred to in AEC latest revised acoustic report, P2367/R1C/AJT is fully implemented and strictly adhered to.


7. Deliveries, servicing and collections, including waste collections, shall not take place before 0800 or after 2000 on Monday – Saturday and not at all on Sundays or Bank Holidays


8. All areas for the movement, loading, unloading and parking of vehicles provided in accordance with this permission shall be made available for those purposes at all times when the premises are in use; notwithstanding the provisions of any General Development Order, no development (other than that carried out in accordance with this permission) shall take place on any of the areas so provided.

9. The premises to which this permission relates shall be used only as a restaurant with ancillary bars and offices on the ground and first floors, and storage on the second floor as detailed in the approved plans, with a maximum dining/drinking area of 282m² within the building.


10. Notwithstanding any description on the submitted drawings, the area which shall be used for external dining, drinking and smoking, to be delineated by barriers and posts, shall project from the front (Ashley Road elevation) of the restaurant only.  It shall project 6m maximum from the front wall and extend the width of the building.


11. Other than in the area identified for external dining in condition 11, there shall be no tables or chairs of any kind placed outside the building.  All tables and chairs provided for external dining shall be removed and stored inside the building by 2215 hours Sunday to Thursday and 2245 hours Friday and Saturday.
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		WARD: Hale Central

		78607/VAR/2012

		DEPARTURE: No





		Application for Variation of Condition 3 of planning approval H/70341 (Retention of outdoor decking, awning and planters to front of premises) to allow chairs and tables to be removed by 22.15 hours Sunday to Thursday and 22.45 hours Fridays and Saturdays.



		Piccolinos, 214 Ashley Road, Hale, Altrincham, WA15 9SN





		APPLICANT:  Individual Restaurant Company





		AGENT: Ludlam Associates





		RECOMMENDATION:GRANT 
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SITE


Detached building located on the junction of Ashley Road/Crescent Road/Crown Passages in Hale village.  The premises (including both floors)  converted into a restaurant (Piccolinos) following an appeal decision by the Planning Inspectorate after refusal of planning permission for A3 use from A1 (ref:H/66682).  The building had previously been used for selling household furniture.  The site is located within Sub-Area A of South Hale Conservation Area and is outwith the boundary for Town and District shopping centre (Hale village).


PROPOSAL


This application seeks the variation of condition 3 of planning approval H/70341 ‘Retention of outdoor decking, awning and planters to front of premises’, condition 3 reads, Other than in the area identified for external dining on the submitted plans, there shall be no tables and chairs of any kind placed outside the building.  All tables and chairs provided for external dining shall be removed and stored inside the building by 2015 hours Sunday to Thursday and 2115 hours Friday and Saturday.

The amendment to condition 3 is to allow chairs and tables to the external dining area to be removed by 2215 hours Saturday to Thursday and 2245 hours Fridays and Saturday.  An additional application Ref:77147/VAR/2011 (reported elsewhere on this committee agenda) proposes an extension to the external dining area hours of use to 1000hours – 2200hours Sunday to Thursday and 1000 hours – 2230 hours Fridays and Saturdays and also a condition which requires the external tables and chairs to be removed within 15 minutes of the cessation of the hours of use of the external dining area.


This application therefore seeks to amend the time that the external dining area tables and chairs must be removed to comply with the proposed extension of the hours of use of the external dining area as proposed under planning ref:77147/VAR/2011.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


R1 – Historic Environment


PROPOSALS MAP NOTATION


South Hale Conservation Area


Adjacent to Hale Town and District Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP7 – Promote Environmental quality


EM1 ( C ) – Historic Environment


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

77147/VAR/2011 - Application for variation of Condition 3 of planning approval H/66682 (Change of use from A1 to A3 [Restaurants and cafes].  Associated external works to include provision of one disabled car-parking bay, new goods lift.  Provision of three air conditioning units.  Provision of kitchen extract flues to roof and associated changes to building fenestration and entrances.  Erection of external balustrades at first floor level.) to allow for use of external dining area from 1000 hours - 2200 hours Sunday to Thursday and 1000 hours -2230 hours on Fridays and Saturdays.  In addition variation of condition 13 to allow chairs and tables to be removed by 2215 hours Sunday to Thursday and 2245 hours Fridays and Saturdays. Works to include glazed screens to external dining area flanks. – Application recommended for approval and reported elsewhere on this committee agenda.


H/71286 - Retention of wood cladding erected to service area at rear of premises – Approved 30/07/2009


H/71261 - Application to remove Condition 13 of planning approval H/66682 (relating to outdoor tables and chairs). – Refused 15/06/2009


H/71260 - Application to remove Condition 3 of planning approval H/70341 (relating to outdoor tables and chairs). – Refused 15/06/2009


H/70341 - Retention of outdoor decking, awning and planters to front of premises. – Approved 26/11/2008 – (Condition 3 requires all tables and chairs to the external eating area to be removed by 2015hrs Sunday to Thursday and 2115hrs Friday and Saturday)


H/66682 - Change of use from A1 to A3 (Restaurants and Cafes).  Associated external works to include provision of one disabled car parking bay, new goods lift.  Provision of three new air conditioning units.  Provision of kitchen extract flues to roof and associated changes to building fenestration and entrances.  Erection of external balustrades at first floor level.  Alfresco dining area to front of premises fronting Ashley Road with associated portable barrier. – Approved at appeal 11/06/2008 -  (Condition 13 requires all tables and chairs to the external eating area to be removed by 2015hrs Sunday to Thursday and 2115hrs Friday and Saturday)


H/40294 – Demolition of existing building and outriggers and erection of two storey and first floor extension.  Change of use and conversion of property from car showroom and offices to a retail showroom on the ground floor, showroom coffee shop and ancillary facilities on the first floor and storage on the second floor, provision of 8 car parking spaces and creation of canopy to front of building.  Approved with conditions 15/03/1995.


H/39611 – Change of use ground floor, first and second floors of property from car showroom and offices to restaurant (Use Class A3) & alterations to car parking area at rear of building including erection of screen walls & bin store following demolition of single storey outrigger at rear – Approved 26/10/1994.


H/38776 – Change of use of ground, first and second floors of property from car showroom & offices to restaurant (Use Class A3) – Refused 29/06/1994.


APPLICANT’S SUBMISSION


None


CONSULTATIONS


None


REPRESENTATIONS


Neighbours – Two letters of objection have been received, points raised as follows:-


· Removal and placement of all the tables and chairs onto the outside patio will be an added disturbance to the neighbouring properties.


· Windows to restaurant kept open, music from within the premises is audible some 150 yards away (as  heard on Sunday the 27th May 2012)

· The restaurant seem unable to control their customers who show no consideration for nearby and distant residents. 


OBSERVATIONS


RESIDENTIAL AMENITY


1. Planning Ref:77147/VAR/2011 which is reported elsewhere on this committee agenda deals with the proposed extension of the hours of use of the external dining area as original conditioned under planning ref: H/66682.  The proposed extended hours of use would be from 1000hours to 2200hours Sunday to Thursday and 1000 hours to 2230 hours Friday and Saturday.  An additional condition under planning ref:H/66682, required all tables and chairs to be removed within 15 minutes each evening from the cessation of the external hours of use.  The existing time therefore that tables and chairs must be removed is by 2015 hours Sunday to Thursday and 2115 Friday and Saturday.  These times are imposed by condition 13 of Planning approval H/66682 and by condition 3 of H/70341.


2. Planning ref:H/70341 was approved in November 2008 and dealt specifically with the retention of the outdoor decking, awning and planters that had been erected without formal planning approval.  Condition 3 of that approval as indicated previously in this report required external tables and chairs to be removed by 2015 hours Sunday to Thursday and 2115 hours Friday and Saturdays.   This application therefore seeks the variation of condition 3 of planning ref H/70341 to extend the time that the external tables and chairs are removed from the external dining area, to 1015 hours Sunday to Thursday and 2245 hours Fridays and Saturdays to complement the proposed extension of the hours of use of the external dining area being considered under 77147/VAR/2011 and which appears elsewhere on this agenda.


3. Application 77147/VAR/2011 is recommended for approval, the applicant has proposed a number of mitigation measures to reduce noise from the external dining area.  These measures are reported in more detail in the officer’s report for 77147/VAR/2011 and include the provision of acoustic screens to the flanks of the decking area and also a noise management plan that includes a number of measures to be undertaken by the management of the premises to reduce noise and disturbance from the premises.


4. If the application to approve the extended hours of use is approved, then this application which proposes for the tables and chairs of the external dining area to be removed within 15 minutes of the cessation of the use of the external dining area, is considered acceptable.


RECOMMENDATION:GRANT subject to the following conditions 


1. Approved Plans


2. The retractable awning hereby approved shall not extend out beyond the furthest edge of the raised decking area to the front of the premises.


3. Other than in the area identified for external dining on the submitted plans, there shall be no tables and chairs of any kind placed outside the building.  All tables and chairs provided for external dining shall be removed and stored inside the building by 2215 hours Sunday to Thursday and 2245 hours Fridays and Saturdays.

CM
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		WARD: Altrincham

		77842/COU/2011

		DEPARTURE: No





		RETROSPECTIVE APPLICATION FOR Change of use from  Shop (Class A1) to Bar (Class A4).



		7-8 Goose Green, Altrincham, WA14 1DW





		APPLICANT:  Bloom Gallery





		AGENT: Hattrell DS One Architects





		RECOMMENDATION:   GRANT 
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SITE


The application site comprises one of a short row of 2 storey buildings lining the northwestern side of Goose Green, a small triangular shaped area. The first floor of the building is in use as a restaurant and the ground floor was in retail use before being converted by the applicant to a bar.  The ground floor comprises 87 sq.m. of floorspace.

The building is not listed but lies within the Goose Green Conservation Area which is characterised by a mix of commercial, retail and leisure uses, including a number of restaurants and bars. 


PROPOSAL


The application is retrospective for the change of use of the ground floor to a Bar (Class A4).  The existing business which has been described as the Bloom Jazz Club operates as a bar and does not provide cooked meals.  

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


W2 – Town Centres and Retail


R1 – Historic Environment


Altrincham and Neighbouring Communities Place Objectives


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


MCR3 – Southern Part of the Manchester City Region


PROPOSALS MAP NOTATION


Altrincham Town Centre


Town & District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


D1 – All New Development


S5 – Development in Town and District Shopping Centres


S6 – Development in Altrincham Town Centre


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas


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/07454 – Change of use from ground floor shop units to solicitors office – Refused 1978


H/23526 – Erection of ground and first floor rear extension to provide WC and 36 sq m of additional floorspace – Approved 1986


H/25897 – Installation of timber canopy and new entrance door – Approved 1987


H/25945 – Display of illuminated advertisement – Approved 1987


H/49127 – Change of use of first and second floors from offices (Class B1) to a licensed bar (Class A3) – Approved 2000


H/49904 – Erection of balcony with canvas awning to first floor cafe bar and staircase access, and front extension and new shop front to ground floor shop – Refused 2000 – Appeal dismissed


H/50519 - Erection of two storey extension to part of front elevation to form enclosed entrance lobby to first floor – Approved 2000


76527/FULL/2011 - Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level – Refused April 2011

77199/FULL/2011 Alterations to front elevation of building comprising removal of glazed projecting bays at ground and first floor level, installation of balcony and glazed sliding doors at first floor level and replacement windows and door at ground level. Refused 20th September 2011 

APPLICANT’S SUBMISSION

The application is accompanied by the following detailed supporting statements


Design and Access Statement


Planning Justification


Operating Statement


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

In the introduction to the proposed use, the following details are given:


“Bloom Jazz Clubs are designed with the delivery of the finest music, service and atmosphere at the fore. Bloom Goose Green is regarded locally as the most desirable bar in the area and this has been reflected in both its trading performance and quality of clientele.  We create spaces that feel special yet allow customers to relax and feel at home. The emphasis has always been on live music. Even in the relatively small Altrincham venue we have performances for some of the world's best musicians in their field.  Our aim has always been to bring a better standard of customer to Altrincham - to provide a place where people of all ages can come together enjoy the finest wine and cocktails whilst taking in some of the world's most renowned jazz musicians.  Our customers tend to be in the 35-65 age bracket with two of our most regular patrons being in their mid 80s. As someone who was born and bred in Hale and Altrincham, the owner’s personal mission is to give those who for so long have felt that the town only catered for a certain element of those in their late teens and early twenties and found those venues uncomfortable somewhere to relax in comfort, with 5 star table service throughout.”

CONSULTATIONS


LHA  –  Does not consider that an objection would stand up on appeal. The parking issues are typical of any town centre location.


Pollution and Licensing  –  The applicant does not intend to cook any food at the premises, nor does he propose to add any external units to the premises. In the future should the applicant wish to cook food at the premises it is recommended that further advice is sought from the Pollution and Licensing Section in order to ensure that appropriate controls are put in place with regard to controlling noise and odour.  From pollution and licensing point of view no objections.


Environmental Health  -  Should ensure as far as possible that suitable provision is made for the storage of waste. There does not appear to be a problem with two bins stored outside the rear door as long as they are emptied regularly and are kept ensuring clear access for the other occupants who share the rear alley.

GMP Design for Security  –  No objection to the proposal


REPRESENTATIONS


49 letters of objection, 5 from local businesses/interested parties, the remainder from areas including Bowdon, Sale and Timperley and further a field, Wilmslow, Prestbury and Knutsford. The objections raise the following concerns:


- Goose Green not a suitable location for a night club


- Altrincham already has many establishments of this nature and does not need another


- Altrincham on a Friday and Saturday evening has become a most unpleasant place with drunken revellers roaming the main street. People who want to spend time in a quiet, pleasant environment will be driven away.


- Violence is on the increase in Altrincham. Night clubs in hide-away places with alleyways are not safe.


- Goose Green is the only decent area left in Altrincham for a night out.


- Need to protect areas individuality and not turn it into a late night drinking hotspot.


-Need to increase footfall throughout the week not just on weekend nights.


- Use has killed off day time trade.


- Should retain a mixture of uses in the area.


-Traffic congestion


- Parking and turning of vehicles is already difficult.


- Dropping off for restaurants is now impossible especially for the disabled


 -Late night anti social behaviour has increased noise levels, littering and effects of increased alcohol.


- Cigarette ends and broken glass 


- Loud music into early hours


- A quiet secluded area for different generations to enjoy has been spoilt since the use commenced.


- After hours drinking


- Problem that there is no place for the storage of rubbish and beer kegs, left exposed and open to vermin’


- Having a night club and doormen and loud music is not conducive with neighbouring restaurant.


- Windows of restaurant above become steamed up due to lack of air conditioning.


- Signage has been erected above ground floor level.


9 letters of support have been received from areas including Timperley, Bowdon and Altrincham:


- People can use both Francs and Bloom


- Area should be pedestrianised


- One business cannot be held responsible for the traffic problems of the area- Area should be no parking at night as it is in the day.


- High class entertainment alongside exclusive drinking.


- Bloom has brought an impressive range of jazz artists to Goose Green and has bucked the down ward trend in the towns dying nightlife


- Potential to contribute significant cultural value to the local community.


- Blooms has enriched Goose Green


- Pleasant warm atmosphere

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1.  The use sought is for an A4 Drinking Establishment within a small shop unit (87 sq.m.). The applicant states that the application is not for a night club use nor is the current operation a night club. In any case, a nightclub is a sui generis use, that is the use as a night club would not be covered by permission for an A4 use and a change of use would not be permitted without a further grant of planning permission. 

2.  The principle of whether an A4 use is appropriate in this location is focussed on whether the use would support the continued development of Altrincham town centre as a commercial, retail and leisure hub and enhance the vitality and viability of the town centre through diversity particularly in terms of community and cultural facilities, accessibility and environmental quality and is in accordance with Policy W2 of the Trafford Core Strategy. Altrincham as the main town centre in the Borough is the principal focus for high quality comparison shopping supported by a range of retail, service, leisure, tourism, office and other town centre-type uses including residential. The use of this property for a bar (A4) is an identified town centre use and is considered appropriate for Altrincham Town Centre. A variety of uses and a mix of bars and restaurants can be found in Goose Green and the proposed use would not be incompatible with the business character of the area nor with the character of the Goose Green Conservation Area. The applicant has indicated that the use “provides an alternative and unique independent business which contributes to the variety and choice of leisure facilities in Altrincham to enhance the cultural diversity and vibrant character of Altrincham and Goose Green”. The proposal will contribute to the variety of uses on offer in terms of the town centre’s night time economy and the success of such a use would enhance the diversity of the town centre and the vitality of Altrincham.


3.  The change of use does not involve any alterations to the external appearance of the building. The building therefore continues to contribute to the Goose Green Conservation Area as a designated Heritage Asset.

IMPACT ON RESIDENTIAL AMENITY


4.  The proposal is for a bar within a mixed use area of Altrincham Town Centre. The bar is not located near any flats or houses with the nearest residential properties (to the east at Olivier House on Denmark Street) located approximately 70m away. No representations have been received on the grounds of the impact on residential amenity.

NOISE AND DISTURBANCE

5.  The applicant has indicated that: “Live jazz music will be played at the venue inside the bar on Thursday to Sunday between the hours of 9pm and 1am only. This typically comprises a singer with a pianist or small band. At all other times, the music is background music. In order to prevent any noise spilling out, windows and doors are kept shut and patrons encouraged to leave quietly.“ “In line with our license conditions we display signage around the exit to the venue asking patrons to leave the premises quietly and respectfully. Our customers tend to be more senior and of good disposition. A doorman is in place at weekends to ensure the customers we accept are right for the standards we set for the venue and to ensure those leaving do so quietly and safely. When performances are taking place the door remains shut except for entries and exits and those do not begin till 9pm.“

6.  The business is located in a town centre location and the hours or operation are Sunday – Thursday 4pm to 1am and Friday and Saturday 2pm to 2am. These are acceptable within this location, in the absence of residential properties. It is noted that the restaurant located above the bar does not have any restrictions regarding hours of operation other than those of their license.


7.  The GMP Design for Security team has no objection to the use nor have they recommended any security measures relating to crime or disorder.


8.  Concern has been expressed about an increase in littering and in particular cigarette butts dropped in the vicinity of the site. The applicant has indicated that they provide ashtrays and a bin outside the premises. Any such problems would be typical of many A3 and A4 users and would not represent a reason for refusing this application.


REFUSE AND BIN STORAGE


9.  There has been a complaint about the disposal of refuse from an adjacent business. The applicant has indicated that waste and recycling is collected every other day by a specialist refuse contractor and that “refuse, glasses or glass bottles from the building will not be disposed of in outside receptacles between the hours of 10pm and 8am, so as to ensure no disruption is caused to our neighbours. Outside these times, refuse will be stored within the building”. 


10.  The previous occupier of the premises was not provided with any area outside the building in which to store refuse. Any occupier of the building, whether retail A1 or drinking establishment A4, is likely to generate waste. There is a shared alleyway to the rear of the property and in order to reach a satisfactory solution to this issue, Booth Estates Limited as owner of the application site and also owner of the alleyway has indicated that refuse bins can be stored in the alleyway behind nos.4,5 and 6 Goose Green. It is recommended that if the application is approved then a condition be place on it regarding a scheme being submitted for the satisfactory storage of refuse.


ACCESS AND PARKING


11.  No parking is available on the site. Policy L4 of the Core Strategy indicates that it is important that new development is located in the most sustainable locations, accessible by a choice of travel modes, including public transport, walking and cycling. Goose Green in Altrincham town centre is a highly accessible location and a change of use to A4 would be in accordance with this policy. 

RECOMMENDATION: GRANT subject to the following conditions 

1.  Permission for change of use only.


2.  Scheme to be submitted regarding bin storage.


3.  Details of any external flues should they need to be introduced in relation to the cooking of food.
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		WARD: Davyhulme East

		77474/VAR/2011

		DEPARTURE: No





		Variation of Condition 8 of planning permission ref H/62750 to increase the maximum gross retail (Use Class A1 – BULKY GOODS RETAIL WAREHOUSING) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the provision of mezzanine floor within the existing development at level 3



		Barton Square, Phoenix Way, Trafford Park





		APPLICANT:  Capital Shopping Centres Group PLC 





		AGENT: Deloitte LLP (Trading as Drivers Jonas Deloitte)





		RECOMMENDATION:  MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT
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SITE


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


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


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

PROPOSAL


Planning permission H/62750 was granted in 2005 for an extension to the time limit in relation to the original outline permission for the Barton Square development, H/UDC/OUT/43536. Condition 8 of permission H/62750 restricted the gross retail floorspace to a maximum of 18,580 sq.m. The current application seeks consent to vary Condition 8 to increase the maximum gross retail floorspace from 18580 sq.m. to 26,966 sq.m.


The new floorspace would be created by the provision of a mezzanine floor at first floor level in the existing buildings. This is referred to as Level 3 (the existing ground floor being Level 1 and the existing mezzanines within the ground floor units being Level 2). No external elevational alterations are proposed to the buildings (other than those already permitted under previous planning permissions including the formation of a roof over the central courtyards between the buildings). 


A separate application has also been submitted to vary Condition 4 of planning permission 76915/FULL/2011, which granted consent for the formation of the roof over the central courtyards. Condition 4 of that permission also restricts the maximum gross retail floorspace of Barton Square to18,580 sq.m. That application is also considered on this Committee agenda.

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


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


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

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


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


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


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


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


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


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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

PRINCIPAL CORE STRATEGY POLICIES


W2 – Town Centres and Retail


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L8 – Planning Obligations


R3 – Green Infrastructure


SL4 – Trafford Centre Rectangle


PRINCIPAL RSS POLICIES

W5 – Retail Development


RDF1 – Spatial Priorities


DP1 to DP9 – The Spatial Principles Policies


MCR1 – Manchester City Region Priorities


PROPOSALS MAP NOTATION


TCA1 – Trafford Centre and its Vicinity


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S11 – Development outside Established Centres


S12 – Retail Warehouse Park Development


RELEVANT PLANNING HISTORY

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


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


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


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


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


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


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


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


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


CONSULTATIONS


Strategic Planning: Comments incorporated into Observations section of report


LHA: Comments incorporated into Observations section of report


GM Police Design for Security: No objections.  


Manchester City Council: No comments received to date


Salford City Council: No objections. However, there are a small number of omissions in the applicant’s PPS4 report in Appendix 3 (impact on Existing, Committed and Planned Publix and Private Investment in Centres) as follows: -


Soapworks: 09/58270/HYB 


Ellesmere remodelling phase 2: 09/58247/FUL


Highways Agency: No objections as there will be a minimal impact on the strategic road network.


Urmston Town Centre Partnership: No comments received to date


Ask Property Developments: No comments received to date


Regeneration and Economic Development: No comments received to date

Manchester Ship Canal Company: No comments received to date

Transport for Greater Manchester: No comments received to date

REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Background and Planning History


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


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


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


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


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


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


4. The current application submission explains that the planning permissions that have been issued have allowed for the creation of a substantial amount of void space at first floor level in Barton Square.  The void space itself has been created lawfully, but there is no lawful use for it in planning terms, hence the need for the current applications. The applicant states that an amendment to the original permission allowed 2,980 sq.m. of the permitted 18,580 sq. m. floorspace to be provided at first floor level. This floorspace has since been built out as Marks and Spencer. A further element of the first floor is occupied by Legoland following the grant of planning permission H/70297 for the creation of a leisure unit with ancillary retail (gross internal floorspace of 4,701 sq.m.) in December 2008. However, with the exception of Marks and Spencer and Legoland, the remainder of the first floor void space is unoccupied. Utilising this unoccupied void would result in an uplift of 10,386 sq.m. of gross floorspace. 


5.
The current variation of condition applications therefore seek to utilise the void space to increase the gross retail floorspace at Barton Square by 10,386 sq.m gross, so that the maximum floorspace would increase from 18,580 sq.m gross, as currently permitted under the existing permissions, to a maximum of 28,966 sq.m gross. No external alterations would be required to the building (other than those already permitted under previous planning permissions) and the applicant states that the internal access arrangements to the proposed floorspace have been previously granted under planning permission H/71126, which would allow the circulation of pedestrians around the internal perimeter of the central courtyard space at first floor level.

6.

The existence of the void space is relevant given that the applicant argues that the application proposals do not constitute a large scale extension to the Trafford Centre, but rather the sustainable use of existing buildings. The applicant states that, through the conversion of the existing unutilised floorspace, the development would require significantly less energy, including the energy required to produce new building materials, than would be the case with the construction of new development. Notwithstanding this, there is no legal planning use for the void space which currently exists, so that it must be treated as new retail floorspace and considered in relation to the relevant retail policies in the NPPF and the Development Plan.


7.
It is important to note that, if this variation of condition application is granted, it will create a new planning permission for the Barton Square development as a whole and it would therefore be important to consider whether it is necessary to impose the other relevant conditions that applied to the previous planning permission, H/62750. The current application proposes that the additional floorspace would be subdivided into units of 1858 sq.m. (20,000 sq.ft.) or larger. The applicant states that this minimum unit size could be controlled by a further condition relating to Level 3 (the first floor). The applicant also proposes that the existing restrictions on the range of goods as set out in Condition 7 of permission H/62750 would be retained (i.e. non-food bulky goods retail warehouse use with some ancillary A3 facilities).  In terms of occupiers, the applicant states that it is seeking to attract a wider range of homeware retailers, and to introduce electrical retailers, both of which it believes will complement the existing mid to higher range homeware offer that currently exists at Barton Square. The applicant states that the existing mix of occupiers has created a specific identity with middle / upper market retailers with an emphasis on “Quality”.


The National Planning Policy Framework  (NPPF)

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


9.

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


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


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


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

plan positively for centres in decline.

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


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


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


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


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

Sequential Assessment  


13.
The applicant argues that the void space already exists, so that to build new premises (albeit on sequentially preferable sites), rather than to utilise the void space, would not represent the best use of existing land and buildings, and would result in the unnecessary use of additional resources.  However, the PPS4 Practice Guidance (which has not been replaced by the NPPF) explains that the purpose of the sequential test is to promote the most accessible locations for development, and to seek to encourage linked trips in these destinations, so as to support the vitality and viability of centres.  Thus, whilst some limited weight can be given to the sustainability argument made by the applicant, it is considered that it is essential to undertake a thorough review of sequential opportunities and it is noted that the applicant has, in fact done so.  


14.
The catchment area of the application proposal is unusually large, as a result of the influence of the adjacent Trafford Centre, the area of search for sequential sites extends across 8 local authority areas. (Likewise, the trade impacts, which are considered in the next section, will also affect centres located within a number of neighbouring local authorities).  The applicant has therefore submitted a Sequential Assessment, which lists 28 locations that would potentially be sequentially preferable. Within Trafford, these sites include the Stamford Quarter, Altair, Stretford Mall, land adjacent to Stretford Mall, Newton Street / Lacy Street car park in Stretford, and Urmston Town Centre. The list also includes sites in Salford (including Eccles Shopping Centre and Salford Shopping City) and in Manchester, Bolton, Stockport and Warrington. The assessment concludes that none of the sites identified meet all the criteria of being suitable, available, viable and sequentially preferable to the application site, even allowing for disaggregation of floorspace.   


15.
In terms of methodology, the sequential assessment has been carried out on the basis that the application proposals will be accompanied by the same bulky goods condition as was imposed on outline permission H/62750.  Thus, all of the analysis is on the basis that the additional retail floorspace will be limited to non-food bulky goods categories. Indeed, the applicant concludes, frequently, that sites are unsuitable on the basis of the absence of similar bulky goods retailers in the locality.  


16.
In seeking to demonstrate flexibility, the applicant has considered disaggregation of the proposed floorspace of 10,386 sq.m., and has considered sites and premises which are physically capable of accommodating a minimum unit size of 1,858 sq.m gross, which equates to a minimum site size threshold of 0.5 hectares.  Given the large floorspace requirements of the target operators, it is considered that this represents an appropriate level of flexibility. 


17.
Two further aspects of the applicant’s approach to the sequential test are worthy of note. Firstly, the applicant takes the stance that ‘…only town centre and edge of centre sites are to be sequentially preferable’, given that Barton Square has previously been accepted as being accessible by public transport, subject to the improvements required by the planning obligation and conditions which were attached to the Secretary of State’s original planning permission of 19th December 2001. Secondly, the applicant uses a five year period in applying the viability test to opportunities in sequentially preferable locations. This is considered to be reasonable, given the qualitative needs identified by the applicant and the fact that the void floorspace could be occupied as early as 2013. The most important sequentially preferable opportunities, which have been investigated in detail, are considered below.


Stretford Mall


18.
In its original Planning and Retail Statement, the applicant concludes that available vacant units within the Stretford Mall are too small to accommodate the minimum unit size that is being sought.  However, the former TJ Hughes unit has a total floorspace of 1,840 sq.m gross, so that only a small amount of flexibility in terms of scale would need to be demonstrated in order to accommodate one of the proposed units.  Moreover, it is understood that there is no confirmed interest in the vacant TJ Hughes unit at present, so that it can be considered to be immediately available for occupation.


19.
However, it is doubtful whether this unit, when considered on its own, would be suitable for meeting the qualitative need that the application proposal is intended to meet; that is to attract homeware and electrical retailers, which could potentially be new entrants to the UK retail market, who would prefer to locate in destinations where similar occupiers already exist. Whilst it is acknowledged that Stretford Mall already benefits from representation from homeware retailers, such as Brighthouse, this offer is limited, and is quite different to that which is intended for Barton Square.  Indeed, it is noted that potential target operators may ultimately include new entrants from Europe and the USA who have already shown interest in retail destinations in London and the South East.  Moreover, in the short term, target retailers in the middle and lower markets – such as Currys, Digital Megastore and Best Buy – are likely to require a larger unit in retail park type locations. Thus, in this context, it is considered that the vacant TJ Hughes, when considered on its own, does not represent a suitable or viable alternative for the applicant.


20.
The reconfiguration of the TJ Hughes unit to incorporate the adjacent market hall has also been investigated. This would create a larger available space, but could accommodate only around a quarter of the floorspace which is proposed at Barton Square. Notwithstanding this limitation, the market hall is currently under-used, with just 50 per cent occupancy levels, and the existing tenants of the market hall are only on short term leases. Thus, the market hall could be considered to be available within a reasonable period of time. However, in physical capacity terms, the market hall has a floorspace of approximately 950 sq.m gross, so that when considered together with the vacant TJ Hughes unit, which has a total gross floorspace of 1,840 sq.m, this amalgamated unit could still only accommodate one of the units proposed at Barton Square, albeit with a larger total floorspace of approximately 2,790 sq.m gross, compared to the applicant’s minimum unit size of 1,858 sq.m.  Thus, given the costs that would be involved in the reconfiguration of the market hall, it is not considered that this would be a viable option.  This is notwithstanding the conclusion above that this location is unlikely to be suitable for meeting the qualitative need which the application is intended to meet in terms of target operator.


Altair, Altrincham 


21.
The applicant discounts the Altair site on the basis that it does not meet any of the available, suitable and viable criteria.  However, it is considered the site is clearly available within a reasonable period of time and is physically suitable to accommodate some of the development proposed.  However, it is recognised that the site may not be a viable option for the type of retailers that the applicant intends to target.


22.
The developer of the Altair scheme, Nikal, has confirmed that the site is likely to be available for occupation by retailers within the next three to four years.  Thus, the site can be considered to be available within a reasonable period of time. So far as suitability is concerned, Nikal indicates that Altair will be a leisure and restaurant led scheme, anchored by the redeveloped ice rink.  The retail element of the scheme will comprise a 1,400 sq.m foodstore, alongside a maximum of 4,500 sq.m gross of non-food retail.  The minimum unit size for the comparison retail is likely to be around 100 sq.m, and a maximum unit size has not yet been confirmed; indeed, Nikal indicate that the layout of the scheme is flexible, so that they can meet the requirements of a range of potential occupiers.  


23.
Taking into account evidence that was submitted to the Altair Compulsory Purchase Inquiry by Nikal’s Managing Director in relation to the proposed tenant mix of the scheme, it is accepted that, whilst there is a possibility of the Altair site including a homeware operator, the maximum non-food retail component of the Altair scheme is 4,500 sq.m gross.  Therefore, even if a homeware store or stores was / were to take all of the available non-food floorspace, there would be an absence of similar bulky homeware retailers in the vicinity of the site given that the site could only accommodate a maximum of two of the units proposed at Barton Square. It is therefore recognised that the Altair scheme may not be suitable for the operators being targeted by the applicant because it is unlikely to generate sufficient critical mass and footfall to make this location a viable option for bulky homeware or electrical retailers.  


Central Street, Bolton


24. The applicant considers that this site is unsuitable for the type of retailer that it is seeking to attract to Barton Square, as the site has long been identified for the delivery of a major town centre redevelopment scheme. The applicant also points out that the site is unlikely to be available, as an application by Tesco to redevelop the site for a food superstore is imminent.


25. Bolton Council has confirmed that it is expecting Tesco to submit an application for the redevelopment of the site for a food superstore, and this is expected to have a total retail floorspace of approximately 10,700 sq.m gross.  Indeed, officers at the Council have indicated that Tesco is currently in the process of acquiring the necessary land interests, with a view to submitting a planning application later this year.  With this in mind, it is accepted that the site is not available to the Barton Square applicant. Moreover, it is understood that Bolton Council does not consider that the site would be suitable for bulky goods retailing, and that it wishes to see the remainder of the site redeveloped for small scale retail.  Such uses would ensure better integration with the adjoining retail core, and would be complementary to the surrounding uses.  It is considered, therefore, that the site is not suitable for the type of floorspace which is proposed by the Barton Square applicant.


Church Wharf, Bolton


26.
The applicant discounts this site on the basis that it is allocated for a mix of uses, and that it is not an established retail destination for bulky goods operators.  Further investigation into this site is set out in the Supplementary Retail Statement, which states that there is no certainty regarding the availability of the site within a reasonable period of time, given the likely necessity for a phased approach to redevelopment, and the lack of progress in implementing an extant permission.


27.
The Church Wharf SPD (adopted in 2008) characterises the site as being‘…a challenging one to develop in terms of topography, access, land assembly and the need to balance different land uses’.  Furthermore, the SPD states that ‘…piecemeal development will not meet the aspirations of this brief, and will be resisted by the Council’
.  However, it is not considered that the comprehensive redevelopment of this site would be a viable option for the applicant, given the bulky goods nature of its target retailers.  Indeed, the PPS4 Practice Guidance notes that in many cases, bulky goods retailing is ‘…regarded as complementary to the role of town centre retailing, and does not generate sufficient sales productivity to trade in prime town centre locations.’ Moreover, the development constraints identified by the SPD suggest, also, that site will not be available within a reasonable period of time. 


28.
Notwithstanding the above, discussions with Bolton Council officers reveal that the Council is seeking a leisure-led mixed use scheme, incorporating elements of residential and commercial uses in line with the extant permission which is not due to expire until 2023.  Indeed, it is understood that the site would not be suitable for the type of retailing proposed by the Barton Square applicant, as this would not meet the Council’s leisure-led aspirations for the site.


Bus Station, Moor Lane, Bolton


29.
This edge-of-centre site is soon to become available following the relocation of the bus station to the Railway Triangle site to the south of the town centre. Indeed, Bolton Council has confirmed that the site is likely to be available for redevelopment by 2014.  Moreover, the site is in the joint ownership of Bolton Council and Transport for Greater Manchester, so that there are unlikely to be any constraints with regard to land assembly.  Thus, contrary to the applicant’s conclusion, it is considered that the site is likely to be available within a reasonable period of time.


30.
So far as suitability is concerned, Bolton Council has also confirmed that bulky goods retail uses would be considered as an alternative use for the site. However, the applicant’s argument is accepted that the absence of similar bulky goods homeware retailers nearby means that the site is unlikely to meet the requirements of the operators that the applicant is seeking to attract.  Moreover, the site could accommodate just two units of the size being put forward at Barton Square, which means that it would not generate sufficient footfall to make this location viable.


Sainsbury’s Supermarket, Warren Street, Stockport 


31.
The applicant discounts this site on the basis that it does not meet any of the tests of availability, suitability or viability. However, it is considered that the site is likely to be available within a reasonable period of time, following the relocation of the existing Sainsbury’s store to the Knightsbridge site, which is scheduled for completion by 2015. There have been delays in the determination of the application for the relocation of the Sainsbury’s store, as a result of ongoing discussions between Sainsbury’s and Stockport Council and there is also likely to be a requirement for the Council to exercise its CPO powers in order to facilitate land assembly at the Knightsbridge site.  Nevertheless, assuming permission is granted for the relocated Sainsbury’s store, the Council has confirmed that the Warren Street site is likely to be available within the five year timeframe adopted by the applicant.


32.
In terms of suitability, it is noted that surrounding uses include the Merseyway Shopping Centre and the Peel Centre Retail Park.  The latter is characterized by predominantly non-bulky comparison retailers, including H&M, Argos, Boots and New Look, although it is noted that existing tenants at the retail park also include homeware retailers – SCS and Dunelm Mill – and several electrical retailers – Comet, PC World and Currys.  Thus, there is some overlap with the type of retailer being sought by the Barton Square applicant, which in turn would help to generate the necessary level of critical mass. However, the homeware retailers at Peel Centre Retail Park, which would provide the most complementary offer to that proposed by the applicant, are located some distance from the Warren Street site, with SCS and Dunelm Mill both located approximately 700 metres away, and access to these stores from the Warren Street site would involve crossing a number of busy roads.  


33.
It is also noted that Sainsbury’s has submitted a separate application for the reconfiguration of its existing store at Warren Street, which proposes the reconfiguration of the building into four separate retail units, the largest of which would have a floorspace of approximately 1,200 sq.m gross. Whilst this does not prevent the applicant from presenting Sainsbury’s with an alternative scheme, which could accommodate some of the floorspace proposed at Barton Square, it is understood that Stockport Council’s preferred use would be non-bulky retail with smaller floorplates, given the location of the site within the primary shopping area of the town centre.


Units 5a and 5b, Peel Centre, Stockport


34.
Both these units are currently the subject of applications to provide extensions to the units to form either two enlarged units, or a single amalgamated unit.  Considered separately, the extended units 5a and 5b would have a floorspace of 2,122 sq.m gross and 2,118 sq.m gross respectively, so that this opportunity could accommodate two of the proposed units at Barton Square.  Similarly, if the extended units were amalgamated, this would create a floorspace of 5,205 sq.m gross, which could accommodate about half of the floorspace proposed by the applicant at Barton Square. Moreover, the existing tenants on the retail park include homeware retailers – SCS and Dunelm Mill – and several electrical retailers – Comet, PC World and Currys so that there is some overlap with the type of retailer being sought by the Barton Square applicant, which in turn would help to generate the necessary level of critical mass.


35.
However, so far as availability is concerned, the applicant has confirmed that, whilst the applications for both units are yet to be determined, they have been submitted with a potential tenant in mind.  Moreover, Unit 5a is currently occupied by Next, with seven years remaining on the lease, so that this unit cannot be considered to be available to the applicant within a reasonable period of time.


Conclusions in Relation to Sequential Test


36. The assessment of sequential sites located within the Core Catchment Area of the application proposal has not identified any sites – either individually, or collectively - which meet each of the available, suitable and viable tests incorporated in Paragraphs 23 and 24 of the NPPF, and this is despite the applicant’s demonstration of flexibility with regard to disaggregation. Whilst several of the sites are available and suitable for comparison goods retailing, they are not suitable or viable, in market terms, for the specific requirements of the operators that the applicant is intending to target.  Moreover, none of the sites can provide for a sufficient critical mass of bulky goods homeware retailing.  Furthermore, some weight must be given to the PPS4 Practice Guidance (which remains in place),which states that in many cases, bulky goods retailing is ‘…regarded as complementary to the role of town centre retailing, and does not generate sufficient sales productivity to trade in prime town centre locations.’ 


37.
These conclusions in relation to the sequential assessment rely on the re-imposition of Condition 7 of the outline consent restricting the use to non-food bulky goods retail warehousing only. Without such a condition, the applicant’s sequential analysis would not be valid as it is based specifically on bulky goods retail warehousing and, in a number of cases, the applicant concludes that sites are not viable due to the absence of other retail warehouse uses or because such uses do not meet the aspirations and objectives of the relevant developer or Council. 


Impact Assessment  


38.
In accordance with the NPPF, the applicant has submitted an Impact Assessment in terms of impact on existing, committed and planned public and private investment in centres and impact on town centre vitality and viability. The assessment considers a number of centres including Altrincham (Stamford Quarter), Sale, Stretford, Urmston and centres in Salford, Manchester, Bolton, Bury, Stockport, Warrington and Wigan. The analysis concludes that the development would not have a significant adverse impact on the delivery of any of the identified investments and would not result in any significant adverse impacts on the vitality and viability of any of the identified centres. It is noted that no objections have been received from any neighbouring authorities in relation to impact, either on planned investments or on vitality and viability. 


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


39.
In terms of the centres within Trafford, of most relevance is the potential impact on the existing and proposed investment in Eden Square in Urmston Town Centre, the Altair scheme in Altrincham town centre and the Stamford Quarter redevelopment in Altrincham Town Centre. (Stretford cannot  be included within this assessment because there are currently no published proposals). The applicant has looked at the potential effect on a number of proposed schemes within centres outside of Trafford, including Manchester City Centre, Stockport, Bolton and centres within Salford. It is accepted that the application proposals will not have a direct and significantly adverse effect on any town centre schemes outside Trafford. The schemes within Trafford are considered below.


Urmston Town Centre  


40.
In Urmston Town Centre, construction of Phase II of the Eden Square project has recently started, with completion expected by the end of 2012.  Whilst a number of pre-lets have been secured for Phase II, to Aldi, Quality Save and Iceland, 4 units remain unlet, and 8 vacant units remain in the recently completed Phase I.  Moreover, the developer has recently raised concerns in relation to the impact of a proposed food superstore at the nearby Trafford Retail Park, although this was subsequently allowed at appeal on 17th May 2012 following a Public Inquiry.  


41.
However, so far as the Barton Square application proposals are concerned, the range of goods to be sold, and the operators to be targeted are quite different to those which would occupy units at Eden Square, so that neither scheme would be competing for the same market opportunity. Indeed, neither phase of the Eden Square development would have the physical capacity to accommodate the floorspace requirements of even one of the bulky goods homeware or electrical retailers that the Barton Square applicant is intending to target, so it is considered that the application proposals will have little impact on the future viability or lettability of the Eden Square scheme.  Furthermore, it is noted that there has been no objection to the Barton Square applications from ASK Developments, the investor in Eden Square.


Altair  


42.
In relation to the Altair scheme in Altrincham, it is noted that the target operator and retail mix for this scheme is quite different to that being proposed at Barton Square.  Indeed, evidence submitted by the developer Nikal, in relation to the Compulsory Purchase Order for the scheme, confirms that it will be targeting a leisure-led scheme, which will predominantly comprise restaurant operators, in addition to a small number of complementary clothing retailers.  Indeed, there is likely to be only one anchor unit in the Altair scheme, so that only one of the operators targeted in the Barton Square applications could be accommodated.  Thus, it is clear that the two schemes are not competing for the same market opportunity and therefore that the Barton Square application proposal is unlikely to prejudice the future viability of the Altair scheme.


43.
This has been confirmed through discussions with Nikal, who indicate that whilst they are concerned about the further expansion of the Trafford Centre, given that many of these retailers could be accommodated within Altrincham Town Centre, they acknowledge that the bulky homeware goods nature of the proposed floorspace at Barton Square is such that it would not pose a significant risk to the Altair investment.  In this context, Nikal do not object to the Barton Square application proposal.


The Stamford Quarter  


44. So far as the Stamford Quarter is concerned, it is noted that the investor went into receivership in January 2011 and planning permission for Phase 3 of the scheme has now lapsed. Moreover, it is understood that the agents acting for the receivers of the Stamford Quarter do not intend to implement Phase 3 and will focus instead on the consolidation of Phases 1 and 2, the latter of which still contains several vacant units. Thus, given that it is unlikely that Phase 3 of the Stamford Quarter redevelopment will go ahead as planned, there is no risk of impact as a result of the Barton Square application proposals.  Moreover, in relation to the vacant units which exist in Phase 2 of the Stamford Quarter, it is noted that the largest unit is just 501 sq.m gross, and has an open A1 retail consent, so that there is little overlap in terms of target tenants. 


Conclusion


45.
In conclusion, it is considered that there is no clear evidence that the Barton Square application proposals would have a ‘significant adverse’ impact on existing, committed or planned investment in any of the centres within Trafford.


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


46.
It is acknowledged that there are inherent difficulties in assessing the quantitative trade impact of the proposals, given the lack of survey evidence as a result of the very large catchment area and the fact that even this accounts for only 54 per cent of Barton Square’s shoppers.  The applicant has considered the impact of the proposals on a number of centres outside Trafford, including Eccles, Swinton, Chorlton and Hulme and, whilst there was shown in some case to be a cumulative impact on these centres, it is clear that very little of this can be attributed to the application proposals. It is therefore considered that there would be no significant adverse impact on the centres outside Trafford as a result of the proposed development. The centres in Trafford are considered below. 


Altrincham Town Centre


47.
In terms of Altrincham Town Centre, it is considered that the priority is to ensure that recent development, such as Phases 1 and 2 of the Stamford Quarter, and future development, such as Altair, is not threatened or undermined by competing development. It is also noted that Altrincham Town Centre has a vacancy rate of 28 per cent, against a UK national average of 13 per cent, and that the Stamford Quarter has recently gone into receivership as a result of the effects of the recession on consumer spending and retailer requirements.


48.
Nevertheless, it has already been concluded above that the Barton Square application proposal will not have a significant adverse impact on the future viability of the Altair scheme, and, it is concluded that, once this scheme is implemented, along with the other major commitments and the Barton Square application proposal, Altrincham Town Centre will benefit from an uplift in its overall comparison goods turnover.  Indeed, it is considered that this uplift will be in the region of 5.9 per cent, so that it is considered that there is no compelling evidence to suggest that the application proposal would lead to a significant adverse impact on the vitality and viability of the centre, or on in-centre trade and turnover, or on consumer choice.


49.
It is also considered that some weight should be given to the applicant’s argument that there will be little overlap in the type of goods which are intended to be sold from the additional floorspace at Barton Square, and the existing offer of Altrincham Town Centre. Whilst the latter provides a predominantly non-bulky, high street offer, Barton Square provides a specialist, predominantly bulky, homeware offer.  


Stretford Town Centre


50.
In Stretford, the applicant argues that there will be no incremental diversion to the Barton Square application proposal, as this trade would be ‘…diverted via other commitments’.  This means that trade will be diverted from Stretford to a number of other committed developments, and some of that trade will then subsequently be diverted in turn to the Barton Square application proposal; thus, the applicant argues that none of the diversion from Stretford is directly attributable to the application proposal.  


51.
It is accepted that some weight can be given to this argument, given the absence of a clear overlap in the quality and type of goods being sold at Stretford and Barton Square. However, sensitivity testing has been undertaken on the basis that there would be some level of direct incremental trade diversion from Stretford to Barton Square. It is anticipated that there may be an incremental diversion of £0.3m, equating to a percentage impact of 1.0 per cent.  The cumulative impact rises to £4.1m once the commitments are taken into account, or a cumulative percentage impact of 13.3 per cent, with most of the diversion attributable to the Tesco superstore commitment at Old Trafford.


52.
Retail and service provision in Stretford Town Centre is dominated by the Mall Shopping Centre, which benefits from representation from a number of national comparison multiples, including Argos, New Look, WH Smith and Boots.  The centre also benefits from a Tesco Metro and Iceland, in addition to a number of smaller butchers and bakers, so that there is a relatively strong convenience base. Nevertheless, the Mall has a dated appearance and is in need of refurbishment, and the prevalence of vacant units both within the shopping centre, and along Chester Road, detract from the overall vitality of the centre.  Indeed, in January 2012, there were a total of 30 vacant units in Stretford Town Centre, which equates to a vacancy rate of 25 per cent. Thus, it is considered that Stretford Town Centre is in a fragile state, and given the future competitive effects of recent committed development (in particular the Tesco superstore at Chester Road), there is a risk that further competing development will exacerbate the centre’s decline.  However, the incremental diversion that has been identified represents a ‘worst case’ scenario, and given the limited overlap in type and quality of goods at Stretford and Barton Square, it is likely that in reality, the diversion will be much less.  


53.
Stretford also serves an important convenience function, which it is considered will not be affected by the Barton Square application proposals.  Indeed, if the convenience turnover of Stretford, which is approximately £29m, is taken into account, the incremental percentage impact on the overall retail turnover of the town centre reduces to just 0.5 per cent. In this context, it is considered that there is no clear evidence to suggest that the application proposal would lead to a ‘significant adverse’ impact on Stretford Town Centre.


Urmston Town Centre


54.
In Urmston, it is anticipated that there would be an incremental comparison goods trade diversion as a result of the application proposal of £0.2m, which equates to an incremental percentage impact of 0.9 per cent.  However, following implementation of the existing commitments, the cumulative comparison goods impact is a positive 23.4 per cent; this is as a result of the uplift in turnover that would arise following implementation of Phase II of Eden Square, which is already underway (although this figure did assume the dismissal of the food superstore proposal that is proposed at the Trafford Retail Park, which has now been allowed at appeal).


55.
It is of concern that a high level of vacancies remains in Phase I of the Eden Square scheme, and that not all units have been pre-let in Phase II.  Nevertheless, given the limited overlap in the type of goods that will be sold at Barton Square and Urmston Town Centre, it is considered that the impacts will not be significant.  Indeed, neither scheme would be competing for the same market opportunity, and the incremental trade diversion that would arise as a result of the application proposal is negligible, at just £0.2m.  It is considered that there is therefore no real risk that the Barton Square proposal would undermine the vitality and viability of Urmston town centre.


Sale Town Centre


56. It is considered that there would be an incremental impact on Sale Town Centre of 0.1 per cent in 2014, rising to 8.1 per cent following implementation of the commitments.  Thus, the application proposal would make a negligible contribution to the overall cumulative impact and it is considered that this contribution would not ‘tip the balance’ of impact into the ‘significantly adverse’ category for the purposes of Paragraph 27 of the NPPF. In this context, it is noted that Sale Town Centre serves a predominantly localised role, with very little overlap with the type of comparison retail that would be offered by the Barton Square proposal.  Moreover, whilst the town centre has a higher than average vacancy rate– 14 per cent as at June 2011 – it is noted that Sale remains a popular destination for local residents, so that it is not considered that a cumulative comparison goods impact of 8 per cent is likely to represent a ‘significant adverse’ impact.


Conclusions in Relation to the Impact Test


57.
The assessment of impact in this case is unique, given the vast scale of the catchment area, and the specialist and predominantly bulky nature of the goods to be sold. Indeed, both of these factors result in a wide and dispersed pattern of impact, which, in turn, reduces the potential for significant impact on individual town centres. Nevertheless, the application proposal will still divert some trade from these centres, and of most concern are the more vulnerable centres of Stretford, Urmston and Altrincham.  It is considered that there is no clear evidence that the impacts would fall into the category of ‘significant adverse’ impact for the purposes of Paragraph 27 of the NPPF. However, it is important that the Council continues to carefully monitor the vitality and viability of these centres.  


58.
Furthermore, as in the case of the sequential assessment, these conclusions in relation to impact rely on the re-imposition of Condition 7 of the outline consent restricting the use to non-food bulky goods retail warehousing only. Without such a condition, the proposal would divert a much higher proportion of its turnover from town centres and a lower proportion from out-of-centre retail parks.


Development Plan


Regional Spatial Strategy (RSS)


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


first, the regional centres of Manchester and Liverpool;


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


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


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


60.
Paragraph 10.6 of the RSS explains that the ‘inner areas’ surrounding the regional centre of Manchester include ‘Trafford Park’ and ‘North Trafford’, and whilst these areas are not defined in the RSS itself, they are defined in Appendix 1 of the Trafford Core Strategy, which reveals that the ‘inner area’ includes the Trafford Centre and the application site.


61.
Policies DP1 to DP9 of the RSS set out the spatial principles, with Policy DP1 providing the overview of the principles, which are amplified in policies DP2 to DP9.  Thus, Policy DP1 seeks, amongst other things, to promote sustainable communities and sustainable economic development.  It seeks also to make the best use of existing resources and infrastructure, to manage travel demand, and to marry opportunity with need. In this context, it is acknowledged that the application proposals represent the best use of underused land, given that the building already exists. Furthermore, whilst it is noted that the application site has a limited walk-in catchment at present, the Secretary of State has previously acknowledged that Barton Square will be well served by public transport – subject to a planning obligation relating to the Metrolink extension and to a proposed Metrolink stop on the application site and to a planning condition requiring two new bus stops.

62.
Policy MCR1 of the RSS establishes the priorities for plans and strategies in the Manchester City Region, thus providing over-arching guidance on development priorities within the City Region.  Policy MCR1 explains that the focus for investment and sustainable development should be the regional centre of Manchester, the surrounding inner areas (which include the application site), the towns and accessible suburban centres identified in Policy RDF1 (including Altrincham), and other key locations which accord with the spatial principles policies (DP1 to DP9).  The application site is therefore in a second priority location under the terms of Policy MCR1. However, it is noted that the Council’s aspirations for the Trafford Centre Rectangle focus, predominantly, on housing provision and high quality office development, as opposed to significant additional retail floorspace. This is set out in Policy SL4 of the adopted Core Strategy.  


63.
The sustainable economy policy of most relevance to the application proposals is Policy W5 of the RSS, which is reflective of national guidance on the location of retail development.  Policy W5 seeks to promote retail investment where it assists in the regeneration and economic growth of the Region’s town and city centres, subject to three key ‘tests’ to the effect that such development should:


be consistent with the scale and function of the centre;


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


not create unsustainable shopping patterns.


64.
Given that the application proposals relate to an out-of-centre location, the scale ‘test’ does not apply.  However, insofar as the remaining provisions of Policy W5 are concerned, it is considered that the application proposals, together with other retail commitments, will not have a ‘significant adverse’ impact on the vitality and viability of centres in Trafford, or in neighbouring authorities. It is noted, however, Policy W5 envisages that Manchester and Liverpool city centres will continue to function as the region’s primary retail centres and it identifies 26 centres, including Altrincham, where comparison retail facilities are to be enhanced.


65.
It is noteworthy that the final part of Policy W5 states that:


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


66.
In relation to the above policy, it is considered that Barton Square does form part of the Trafford Centre but that the application proposals would not represent a ‘large-scale extension’ to the Trafford Centre for the purposes of Policy W5. This is discussed in more detail in relation to Policy W2 of the Core Strategy below.  Furthermore, it is considered that there is compliance with the sequential approach.  As a consequence, the application can be considered to be in accordance with the provisions of Policy W5 of the RSS.

Trafford Core Strategy and Revised Unitary Development Plan (UDP)


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


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

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


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


71. The first issue to consider, therefore, is whether the current applications constitute a ‘large scale extension’ to the Trafford Centre.  It is considered that Barton Square does form part of the Trafford Centre and therefore that the current application proposals do constitute an extension to the Trafford Centre, notwithstanding the fact that they will not involve any spatial expansion of Barton Square, with the new retail floorspace being contained within the existing building.  A judgement needs to be made, therefore, as to whether the proposed extension is “large scale”.


72. The origin of Policy W2.13 of the Core Strategy DPD is Policy W5 of the RSS, which states that there should be a presumption against large scale extensions to out-of-centre regional or sub-regional comparison retail facilities.  However, the RSS is of no assistance in defining what is meant by ‘large scale’. In the context of the Trafford Centre, however, it is considered that the words ‘large scale’ are intended for a major extension such as a new arm to the Trafford Centre – for example, a new Barton Square.  Thus, although the proposals would involve a substantial expansion of the retail floorspace within Barton Square, the uplift is relatively modest when compared against the total amount of existing floorspace in the Trafford Centre and Barton Square combined.  Moreover, providing the applications are conditioned to reflect the existing bulky goods restrictions, the scale of turnover uplift will be less than the scale of the retail floorspace uplift. As a matter of planning judgement, therefore, it is considered that the current applications do not represent a ‘large scale extension’ to the Trafford Centre, so that there is no conflict with Policy W2.13 of the Core Strategy.


73. Notwithstanding the above, the application proposals would allow for the addition of a significant amount of comparison retail floorspace, in an ‘out-of-centre’ location, so that careful consideration must be given to the impact of the additional floorspace on nearby centres and to the application of the sequential approach.  However, as explained above in paragraphs 13 to 58, it is considered that the proposals pass the sequential test and that they would not cause a ‘significant adverse’ impact on any existing centre.  Moreover, as discussed in the next section of the report, it is considered that the positive impacts in relation to employment generation, more efficient use of the existing buildings and the prospect for linked trips with the remainder of the Trafford Centre, more than outweigh the negative impacts. As a consequence, it is considered that the application proposals are in broad accordance with Policy W2 of the Core Strategy and, in particular, with Policies W2.12 and W2.13


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


Conclusion


75.
Although Barton Square is in an out-of-centre location, it is reasonably well served by public transport, which will be further improved once the proposed Metrolink extension is implemented. Moreover, it is considered that the applicant has followed the sequential approach and that there are no sites in sequentially preferable locations which are ‘suitable’ and ‘viable’ for the bulky goods retailing that would be allowed by the application proposals, with the applicant willing to accept re-imposition of Condition 7 of the outline permission (H/62750). It is considered that imposition of appropriate conditions will ensure that the application proposals do not give rise to ‘significant adverse’ impacts on existing centres.  Although it is considered that Barton Square should be considered as part of the Trafford Centre, the application proposals are not considered to represent a “large-scale extension” to the Trafford Centre for the purposes of Policy W5 of RSS and Policy W2 of the Core Strategy. As a consequence, it is considered that the application proposals are in broad accordance with the provisions of the development plan when it is considered as a whole.


Balancing of Adverse Impacts and Benefits


76.
Prior to the publication of the NPPF, the proposal would have needed to have been considered in relation to Policy EC10 of PPS4, which advised that all proposals should be assessed for their performance in terms of limiting carbon dioxide emissions and providing resilience to climate change; accessibility by a range of means of transport and the effect on local traffic levels and congestion; high quality and inclusive design; economic and physical regeneration and local employment. Whilst the Policy EC10 test no longer exists, it is considered that in order to balance the adverse impacts and benefits of the development and to assess whether the proposal would benefit from the presumption in favour of sustainable development referred to in the NPPF, it is useful to make a brief assessment of the same matters. The applicant’s Planning and Retail Statement provides an appraisal of the application against the EC10 impact tests, which provides a starting point for consideration of the positive benefits that are associated with the application proposal. The applicant identifies the following benefits:


· the productive use of existing land and buildings, ensuring that the completed development uses less energy than would be the case with the new build construction of floorspace;


· a positive impact on local employment through the creation of 116 FTE jobs; and


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


77.
The most important benefit is the job creation, which the applicant estimates to be approximately 116 FTEs.  It is considered that the method that has been used to calculate this is generally robust but does not take account of deadweight (what would happen on the application site if permission is refused), leakage (the proportion of jobs being taken by those outside the target groups) and displacement (the competitive effects of the application proposal on employment in retail facilities elsewhere in the catchment area).  


78.
Thus, taking these factors into account, it is estimated that there would be a net level of job creation in the application proposal’s core catchment area of around 60 FTEs. This represents an important benefit given that Barton Square is reasonably well served by public transport and because much of the displacement of jobs is dispersed due to the wide pattern of trade diversion.  As noted above, the Secretary of State has previously acknowledged that Barton Square will be well served by public transport, subject to an appropriate planning obligation and planning conditions, so that the jobs that would be created as a result of the application proposals would be relatively accessible (although it is recognised that jobs created within new developments within town centres would be more accessible). In terms of economic development, the applicant states that the proposals would result in additional investment and expenditure within Trafford. Whilst this must be balanced against the potential impacts on the vitality and viability of other centres, it has been concluded that there would be no significant adverse impacts on planned investment or the vitality and viability of any existing centres. 

79.
In terms of limiting carbon dioxide emissions and resilience to climate change, the applicant states that the floorspace already physically exists but is unutilised and therefore the productive use of this existing resource is clearly sustainable development. The utilisation of the existing floorspace would consume less energy than the construction of a new building both during the construction of and following the completion of the development. The applicant also states that, as the application premises is in an established retail location, this will promote linked trips by shoppers and therefore reduce car travel and carbon dioxide emissions. Whilst these arguments do not override the need for a sequential assessment, it is considered that, as that assessment has concluded that there are no sequentially preferable sites that are available, suitable and viable, some weight must be attached to these matters. It is acknowledged that the application proposals represent the best use of underused land, given that the building already exists. It is therefore concluded that the proposal would be sustainable in this respect. In relation to the issue of design, It is considered that the proposals would have no material impact in design terms, given that planning permission already exists for all the external physical works associated with the provision of the additional floorspace. 


80.
In terms of the accessibility of the site by a range of means of transport and the effect on local traffic levels and congestion, whilst it is noted that the application site has a limited walk-in catchment at present, the Secretary of State has acknowledged that Barton Square will be well served by public transport– subject to a planning obligation relating to the Metrolink extension and to a proposed Metrolink stop on the application site and to a planning condition requiring two new bus stops. The issue of traffic levels and congestion is considered further in the Traffic Impact section below but it is concluded that the proposals are acceptable in this respect, subject to appropriate conditions. 


81.
In overall terms, it is considered that the employment benefits arising from the development and the more productive use of an existing building are likely to outweigh the incremental negative impact of the proposal on levels of trade in Trafford’s town centres, but only if the levels of trade diversion are minimised through the imposition of appropriate conditions which control the range of goods to be sold, the minimum size of unit and the overall quantum of non-food bulky goods retail floorspace at the application site.  It is therefore considered that, subject to these conditions, the proposals would represent sustainable development for the purposes of the NPPF.


Conclusion


82.
It is considered that the applications accord with the provisions of the development plan, considered as a whole, subject to the imposition of conditions which limit the range of non-food goods to be sold and control minimum unit size and the overall quantum of floorspace.  As a consequence, it is considered that the applications do benefit from the presumption in favour of sustainable development which is set out in Paragraph 14 of the NPPF. It is considered that the applications – if appropriately conditioned to control the range of non-food goods and to impose a minimum unit size and the maximum overall level of floorspace – pass the sequential test set out in paragraph 24 of the NPPF and are unlikely to cause any significant adverse impacts on existing centres in relation to the factors set out in Paragraph 26 of the NPPF.


83.

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


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


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


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


84.
The reasons for these conditions are that the applications have been assessed specifically on this basis, and because of the need to protect the vitality and viability of nearby town centres. The absence of such conditions would invalidate the applicant’s approach to the sequential test and invalidate the conclusions reached in the appraisal of the applicant’s assessment.  Moreover, without a bulky goods condition, and control on unit size, it is anticipated that a much higher proportion of the turnover associated with the application proposal would be diverted from town centres, and a lower proportion from out of centre retail parks.


TRAFFIC GENERATION AND PARKING PROVISION


85. The applicant’s Transport Assessment (TA) states that significant numbers of trips to Barton Square are linked to other purposes such as visits to the Trafford Centre and therefore concludes that the uplift in traffic is likely to be minimal as a result of the proposals. The TA states that the traffic generation forecasts support this, showing no significant impact on the surrounding road network or on Peel Circle, which provides access to Barton Square. The TA states that the application site is easily accessible by private car and public transport and that the existing car parking provision has more than enough capacity to provide for the uplift in floorspace. 


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


87. The Highways Agency has raised no objections to the application proposals on the basis that there will be minimal impact on the strategic highway network. The LHA has made detailed comments on the application, which are explained below.


Data Collection


88.
The TA states that a visitor survey was undertaken during May 2011 on two weekdays and also on a Saturday and Sunday.  Pedestrians were interviewed as they entered Barton Square from both directions, i.e. approaching from the car park and also from the pedestrian footbridge link to the Trafford Centre.  The survey results indicated that of the 1053 visitors interviewed, 684 were car drivers and that of these 62% of the parked cars were in the Barton Square car park, the remaining 38% in the Trafford Centre car park.  Of the car users parked in the Barton Square car park:


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


· 42% visited Barton Square stores only;


· 4% only visited Legoland;


· 4% visited both Trafford Centre and Legoland;


· 2% visited Barton Square, Trafford Centre and Legoland


· 1% visited both Barton Square and Legoland; and


· 1% visited only Trafford Centre shops


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


89.
In addition, permanent traffic counters are located at all car park and overall site access points. Barton Square counter data was obtained for a 2 month period covering June-July 2011.  The full 2 month period had been used to compile this data and so several days fell during the school holidays.  Although this proportion is unlikely to have a huge impact on the figures, the LHA has commented that traffic surveys are not considered to be representative when undertaken during the school holidays.  In response to this, the applicant has removed the school holidays element from the submitted data summary. It is also noted that the location of the counters mean that some Barton Square service vehicles are included in the outbound flow data and that these were ignored for trip generation purposes.


Trip Generation


90. The trip generation data supplied indicates that for Barton Square the peak trip generation hour on a Sunday is very slightly greater than on a Saturday, which is probably due to the concentrated time period due to Sunday trading restrictions. However, the traffic flow summary in the TA states that the Barton Square peaks are Tuesday 3-4pm, Friday 3-4pm and Saturday 4-5pm compared to the highway peaks of Monday 5-6pm, Friday 5-6pm and Saturday 2-3pm. These averages have not included the Barton Square peak hour (Sunday 3-4pm). However, it is considered that these times tie in closer to the highway peaks in order to reflect a ‘worst case scenario’ in terms of traffic impact on the network.  The assessment undertaken considers the combined implications of the busiest aspects of the two elements which the applicant states are not coincidental in reality.


91. In assessing the likely traffic generation of the proposed development, the TA states that it is inappropriate to simply pro-rata the counter data by the Gross Floor Area (GFA) due to the visitor survey indicating that a significant proportion of Barton Square car park trips are for purposes other than solely visiting Barton Squares retail destinations. Furthermore the addition of floor space within a development of the same land use would increase comparison and linked trip opportunities rather than being an attraction in its own right.  The LHA doesn’t necessarily disagree with this standpoint on linked trips but considers that, whilst this may be true of extra floorspace for existing stores, it might not be true if the floorspace is for different stores. Therefore, the LHA does not necessarily agree that a pro-rata approach is inappropriate.


92. The applicant has used ‘alternative’ trip generation calculations based on the counter data. These have been first adjusted by the visitor survey results to produce only trips which are exclusively retail-related.  However the applicant then applies a factor of 0.8 to reflect the fact that trip rates do not increase proportionally with an increase in retail GFA. The applicant’s consultant has stated that this factor is a judgement based on considerable experience of retail developments but that the calculation can be repeated without any factor, resulting in an increase in additional parking demand.


93. Two different ‘alternatives’ have been used, 1 – which reflects 42% of drivers visiting Barton Square stores and 2 – which reflects 88% of joint Barton Square and Trafford Centre retail trips.  The LHA considers that this approach is not appropriate as neither of the alternatives proposed are representative of all the trips being made to the Barton Square car park for retail use either at the Trafford Centre, Barton Square or both. The LHA considers that the 42% Barton Square only trips should be calculated and added to the calculation of the 46% Barton Square and Trafford Centre trips. In addition, the alternative trip generation estimates only use the Friday pm peak and Saturday peak for their data. Barton Square’s accumulation and parking peak is on a Sunday between 3-4pm and the submitted evidence demonstrates that whilst the Saturday peak at Barton Square is 515 two-way trips, the Sunday peak has 537 two-way trips.


94. The operational analysis of Peel Circle indicates that the Barton Dock Road East arm is approaching capacity on the Friday PM Peak and this will marginally increase from 0.78 to 0.79 Ratio of demand flow to capacity as a result of the proposals (0.80 is stated to be approaching capacity within Arcady calculations).  In the Saturday peak it is said to increase from 0.70 to 0.72 which is under capacity. On the basis of the above assessment and notwithstanding the concerns raised in relation to the methodology in the TA, the LHA has not raised any objections in terms of impact on the local highway network.


Parking Provision

95.
Negotiations have taken place between the Council and the applicant and the LHA has reviewed the overall Barton Square development in relation to the Council’s current parking standards, which replaced the original standards earlier this year. When the original planning application was granted for Barton Square, there would have been a requirement for 743 car parking spaces in order to meet the car parking standards that were then in force.  The proposals provided 640 car parking spaces and planning permission was granted on that basis. The requirements of the Council’s current car parking standards have reduced in respect of Retail Warehousing. Where 1 space per 25 sq m was required previously, the standards now require 1 space per 40 sg m. If this standard is retrospectively applied, the provision of 465 spaces would now be required for the existing floorspace. In addition, the provision of 260 car parking spaces should be provided for the proposed floorspace. On this basis, the provision of 725 car parking spaces would be required overall. Therefore, in order for the site as a whole to meet the Council’s current car parking standards for retail warehousing, the provision of an additional 85 car parking spaces should be made within the site. On this basis, the LHA has confirmed that there would be no objections to the proposals on highways grounds subject to the car parking spaces meeting the Councils dimension standards, the provision of the additional motorcycle and cycle parking requested and the provision of an updated travel plan.


96.
The applicant has agreed in principle to the provision of an additional 85 parking spaces and has suggested that this could be achieved by the provision of a decked car park within the application site. It is therefore considered that the proposed development would be acceptable in highway terms subject to conditions, including a “Grampian” style condition preventing occupation of the additional retail floorspace unless and until the additional 85 car parking spaces and the cycle and motorcycle parking have been provided in accordance with details that shall have previously been approved by the Planning Authority. On this basis, it is considered that the proposed development would be acceptable in terms of traffic generation, parking provision and highway safety.


DEVELOPER CONTRIBUTIONS


97. If planning permission is granted, this would result in a new planning permission for the whole Barton Square development. A Deed of Variation would therefore be necessary in order to ensure that the requirements of the original Section 106 Agreement (as previously amended) are repeated (i.e. a financial contribution of £11 million towards Metrolink or other public transport improvements). 


98. In addition, in relation to the additional floorspace now proposed, the Trafford Developer Contributions (TDC) required by SPD1, Planning Obligations, are set out below: These requirements would need to be secured through a Section 106 Agreement:

		TDC category. 

		TDC required for proposed development.



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

		     £118,976.00



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

		£103,688.00



		Specific Green Infrastructure (including tree planting)

		£64,480.00






		Total contribution required.

		£287,144.00





CONCLUSION


99. In conclusion, it is considered that there is no objection to the application proposals in retail policy terms, subject to appropriate conditions limiting the range of goods to non-food bulky goods retail warehousing only and limiting the overall floorspace and the minimum size of individual units. (The restriction to bulky goods retail warehousing is considered to be of fundamental importance, given that both the impact and sequential assessments have been carried out specifically on this basis and would not be valid for other types of retail use, and in order to protect the vitality and viability of other town centres).  It is also considered that there would be no implications in design terms or in terms of the amenity of the occupiers of other premises, given that the development does not involve any new external physical works. In addition, it is considered that, subject to appropriate conditions, the proposals would be acceptable in terms of traffic generation and parking provision. 


100. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to appropriate conditions. As the permission would represent a new permission for the whole Barton Square development, a number of conditions are repeated from that original permission where they place ongoing restrictions on the development.


RECOMMENDATION: MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT

A. That the application will propose a satisfactory development for the site upon completion of an appropriate Deed of Variation in respect of the original Section 106 Agreement (requiring a financial contribution of £11 million towards Metrolink / public transport improvements) and an appropriate Legal Agreement to secure a further financial contribution of £287,144.00 in respect of the proposed additional floorspace, comprising of £64,480.00 towards Specific Green Infrastructure (off-site tree planting) and £222,664.00 towards transport improvements (comprising of £118,976.00 towards highway and active travel network improvements and £103,688.00 towards public transport improvements). 


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


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


2. The development shall be used for non-food retail warehouse purposes only, including ancillary facilities for uses within Class A3, and for no other purpose including any other purpose within Class A1. Unless otherwise authorised in writing by the LPA, the development shall not be used for the retailing of any of the following: clothing and footwear, fashion accessories including jewellery, cosmetics, toiletries and pharmaceutical products, books, newspapers, magazines, confectionary and soft drinks. 


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


4. The retail floorspace previously permitted under H/62750 shall not be divided or subdivided into smaller units of less than 929 sq.m. save that no more than 8 units of between 450 sq.m. and 929 sq.m. may be created. All retail units hereby permitted at Level 3 shall be a minimum of 1858 sq.m. gross floorspace and shall not be subsequently divided or subdivided into units of less than 1858 sq.m. 


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


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


7. Travel Plan


8. None of the new Level 3 retail floorspace hereby permitted shall be occupied for retail purposes unless or until an additional 85 car parking spaces together with 51 cycle parking spaces and 21 motorcycle parking spaces have been provided and marked out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority.  The existing car parking spaces and the additional 85 car parking spaces together with the 51 cycle parking spaces and 21 motorcycle parking spaces shall be retained thereafter and made available at all times that the retail units are open to the public
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		WARD: Davyhulme East

		77475/VAR/2011

		DEPARTURE: No





		Variation of Condition 4 of planning permission ref: 76915/FULL/2011 to increase the maximum gross retail (Use Class A1 BULKY GOODS RETAIL WAREHOUSING) floorspace at Barton Square from 18,580 sqm to 28,966 sqm to be accommodated through the provision of mezzanine floors within the existing development at level 3



		Barton Square, Phoenix Way, Trafford Park






		APPLICANT:  Capital Shopping Centres Group PLC






		AGENT: Deloitte LLP (trading as Drivers Jonas Deloitte)






		RECOMMENDATION:  MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT








[image: image21.wmf]43


Police Station


TATTON ROAD


TATTON PLACE


Oriel Court


Library


15


16


21


3


19


29


CLAREMONT ROAD


17 19


17


23


14


11


15


32


ASHFIELD ROAD


11


10a


1


War Memorial


FS


Town Hall


SCHOOL ROAD


TCB


3 5 7


9


11 to 13


TATTON ROAD


1


9


11 13


PH


36


26


17


18


2


9


1 3


42 40


3


29


Arts Centre


Ps


PH


2a


CURZON ROAD


60a


Ps


45


70


LB


62


68


41 43


19


13


44


Theatre


TCBs


School Road


54


31


WYNNSTAY ROAD


Car Park


5


15


Works


4


2


17 19


6 to 8


16


The Mall


CURZON ROAD


43


BENBOW STREET


Works


Primary School


Springfield


12


1


25


El Sub Sta


3


17


22


7


Town Square


22


15


26


5




SITE


The application relates to the Barton Square development and the site description is the same as for the report on application 77474/VAR/2011.


PROPOSAL


Planning permission 76915/FULL/201 granted consent for the formation of a roof over the central courtyards of Barton Square. Condition 4 of that permission restricted the gross retail floorspace of the Barton Square development to a maximum of18,580 sq.m. (repeating the restriction that had previously been placed on the Barton Square development by Condition 8 of permission H/62750). The current application seeks consent to vary Condition 4 to increase the maximum gross retail floorspace from 18,580 sq.m. to 25,966 sq.m.


The proposal is therefore identical to that considered in the report on application 77474/VAR/2011, except in so far as it relates to a condition on a permission for the formation of a roof over the courtyards between the existing buildings rather than on a permission for the whole Barton Square development.


The new floorspace would be formed by the provision of a mezzanine floor at first floor level in the existing buildings and no new external elevational alterations are proposed (other than those already permitted under previous planning permissions including the existing permission for the roof over the courtyards). 


As per application 77474/VAR/2011, the application submission includes a Planning and Retail Statement, a Design and Access Statement and a Transport Statement and a Supplementary Retail Statement was submitted during the course of the application


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


The relevant guidance in the NPPF is the same as in respect of application 77474/VAR/2011. .


DEVELOPMENT PLAN


The relevant Development Plan policies are the same as in respect of application 77474/VAR/2011


RELEVANT PLANNING HISTORY


The relevant planning history is the same as in respect of application 77474/VAR/2011.


CONSULTATIONS


The consultation responses are the same as in respect of application 77474/VAR/2011


REPRESENTATIONS


None


OBSERVATIONS


1.
The observations and conclusions are exactly the same as in the case of application 77474/VAR/2011 in terms of retail policy and highway implications. The only differences are in respect of developer contributions and the reference to conditions in the conclusion as set out below   


DEVELOPER CONTRIBUTIONS


2. In contrast to application 77474/VAR/2011, this application relates to the variation of a condition on a permission for the formation of a roof over the existing development rather than on a permission for the whole Barton Square development. Therefore as no new floorspace was proposed at that time, there was therefore no Section 106 Agreement attached to the original permission, 76915/FULL/2011 and thus, unlike in the case of application 77474/VAR/2011, there is no need for a Deed of Variation. 


3. In relation to the additional floorspace, the requirement is the same as in the case of application 77474/VAR/2011.


CONCLUSION 


4. In conclusion, it is considered that there is no objection to the application proposals in retail policy terms, subject to appropriate conditions limiting the range of goods to non-food bulky goods retail warehousing only and limiting the overall floorspace and the minimum size of individual units. (The restriction to bulky goods retail warehousing is considered to be of fundamental importance, given that both the impact and sequential assessments have been carried out specifically on this basis and would not be valid for other types of retail use, and in order to protect the vitality and viability of other town centres).  It is also considered that there would be no implications in design terms or in terms of the amenity of the occupiers of other premises, given that the development does not involve any new external physical works. In addition, it is considered that, subject to appropriate conditions, the proposals would be acceptable in terms of traffic generation and parking provision. 


5. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to appropriate conditions. As the permission would represent a new permission for the formation of a roof over the Barton Square development, the relevant conditions are repeated from that original unimplemented permission.


RECOMMENDATION: MINDED TO GRANT, SUBJECT TO SECTION 106 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 £287,144.00, comprising of £64,480.00 towards Specific Green Infrastructure (off-site tree planting) and £222,664.00 towards transport improvements (comprising of £118,976.00 towards highway and active travel network improvements and £103,688.00 towards public transport improvements. 


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


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


2. Materials


3. Approved Plans


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


5. The retail floorspace previously permitted under H/62750 shall not be divided or subdivided into units of less than 929 sq.m. All retail units hereby permitted at Level3 shall be a minimum of 1858 sq.m. gross floorspace and shall not be divided or subdivided into units of less than 1858 sq.m.


6. The development to be used for non-food retail warehouse purposes only, including ancillary facilities for uses within Class A3, and for no other purpose including any other purpose within Class A1. Unless otherwise authorised in writing by the LPA, the development shall not be used for the retailing of any of the following: clothing and footwear, fashion accessories including jewellery, cosmetics, toiletries and pharmaceutical products, books, newspapers, magazines, confectionary and soft drinks. 


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


8. Travel Plan


9. None of the new Level 3 retail floorspace hereby permitted shall be occupied for retail purposes unless or until an additional 85 car parking spaces together with 51 cycle parking spaces and 21 motorcycle parking spaces have been provided and marked out in accordance with details that shall previously have been submitted to and approved in writing by the Local Planning Authority. The existing car parking spaces and the additional 85 car parking spaces together with the 51 cycle parking spaces and 21 motorcycle parking spaces shall be retained thereafter and made available at all times that the retail units are open to the public
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		WARD: Davyhulme West

		77620/FULL/2011

		DEPARTURE: No





		Erection of single storey buildings to form cattery for a maximum of 24 cats. 



		Jack Lane Farm, Jack Lane, Urmston, M41 6AS





		APPLICANT:  Mr Andy Jenkins





		AGENT: Martin Taylor





		RECOMMENDATION: GRANT 









SITE


The application relates to Jack Lane Farm, which is accessed from Jack Lane, a narrow unadopted road leading off Dunster Drive.  The site comprises of a farm house, equestrian stables and fields.  Dunster Drive predominantly comprises of residential dwellinghouses.


The application site is allocated as Green Belt in the Revised UDP Proposals Map.  Flixton sewage works bounds the site to the west and a railway line bounds the site to the south.


PROPOSAL


The application proposes the erection of two single storey buildings to form a cattery, comprising of 12 units accommodating up to 24 cats.  The proposal would provide housing for cats on a short term basis.  The larger building would adjoin the existing stables and form the main cattery building.  A smaller building is proposed 5.2m away from the main cattery building to form an isolation unit.  The isolation unit would provide accommodation for an unwell cat.  The cattery is proposed to be open to the public between 08:00 and 18:00 hours on any day.

The proposal also includes the creation of a short access road off the existing farm access and hardstanding for two car parking spaces.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L7- Design


R2 – Natural Environment


R4 – Green Belt, Countryside and Other Protected Open Land


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


Green Belt


Protection of Landscape Character


Wildlife Corridor


New Open Space / Outdoor Recreation Proposals


River Valley Floodplains


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


DP7 – Environmental Quality


RDF4 – Green Belts


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

There have been numerous planning applications on the site, the most recent are: - 


H/67147 - Demolition of existing single storey side extension and erection of replacement and enlarged single storey side extension to provide farm office and additional living accommodation - Approved with conditions 13/09/2007.


H/66568 - Demolition of existing single storey side garage and erection of two storey side and single storey side extensions to create additional living accommodation - Refused 30/04/2007.


H/AGD/62742 - Erection of prefabricated steel framed barn - Deemed consent 26/08/2005.


H/58174 - Erection of a stable block - Approved with conditions 15/03/2004.


H/49229 - Change of use of vacant piggery into four stables and loose box for animal welfare - Approved with conditions 13/07/2000.


APPLICANT’S SUBMISSION

The applicant has submitted a supporting statement, which states the following: - 


· A cattery requires an on site presence 24 hours of the day and an associated residential property would be a way to do this.  The applicant does not have the funds for another residential property, hence why it is to be located at the farm.


· The general purpose of the application is to provide some additional income at the farm to allow the farm to continue.


· The units are the recommended size for cat accommodation and each unit could house two cats from the same household, but it is likely they would accommodate a single cat.


· The cattery would be run by the applicant, although it is anticipated that a person would also be employed at the cattery.


· The applicant would operate a cat collection service to pick up and drop off so it is anticipated that the generation of vehicular movements would be fairly small.


· Anyone employed at the cattery would be able to park at the farm house, which would also act to provide any additional car parking that may occasionally arise.


· The main cattery would be built onto an existing stable clock and would be of similar proportions.


· Foul water from the development would be dealt with by the inclusion of a septic tank.


CONSULTATIONS


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

Greater Manchester Ecology Unit – The application site is adjacent to a Grade B Site of Biological Importance, however the proposals should not have any impact on the SBI and therefore no objections.


Electricity North West – The development is shown to be adjacent to of affect Electricity North West operational land or electricity distribution assets.  The applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.


Network Rail – No objections in principle.  The developer / applicant must ensure that both during construction and after completion, the proposal does not encroach onto Network Rail land.

REPRESENTATIONS


Four letters of objection have been received from neighbouring residents of Dunster Drive, one signed by seventeen residents, which raise the following concerns: - 


· Increase in traffic on Dunster Drive.  Vans regularly go to and from the farm on a daily basis, often driving too fast down a residential street.  There are a lot of children living and visiting the area and there is a children’s play area at the access to Jack Lane, concern that the proposal would add to the risk of an accident.


· The increase in traffic would result in noise on a quiet residential street.


· It is no longer just a farm, it also garages vehicles that have nothing to do with the farm.  They have a lot of horse riders cutting through the estate, messing on the roads.


· Jack Lane is unsuitable as a public highway and as such the lane would need to be reclassified and upgraded.


· There is an alternative access point to the farm on Irlam Road which should be reinstated to divert traffic away from the estate.


One letter of support has been received from a neighbouring resident of Dunster Drive, which states that they are pleased that they continue to use the land for the good of the community.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within the Green Belt, the policies for which include a general presumption against inappropriate development, which should not be approved except in very special circumstances. The NPPF states that the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open.  The NPPF further states that substantial weight should be given to any harm to the Green Belt.  ‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and other harm, is clearly outweighed by other considerations. The erection of a building for use as a cattery is considered to be inappropriate development in the Green Belt, so the applicant needs to demonstrate that there are very special circumstances present which warrant an exception being made to normal Green Belt policy.

2. The NPPF also states that support should be given to economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development.  It further states that to promote a strong rural economy, Council’s should promote the development and diversification of agriculture and other land-based rural businesses.


3. Policy R4 of the Core Strategy states that in order to support Trafford’s agricultural community, the Council will consider appropriate farm diversification proposal where it can be demonstrated that the proposal would not replace the existing agricultural use, have a detrimental impact on the existing ecology and landscape of the area.  The applicant has submitted a supporting statement which outlines that the proposed cattery is part of a farm diversification proposal.  As a result of this it would not be a viable option to buy premises elsewhere outside of the Green Belt to operate the cattery from.  The proposed cattery would also not replace or reduce existing agricultural uses on the site.  


4. The proposed building that would house the main cattery would be adjoining an existing stable building and would be situated within the main cluster of buildings within the site.  A smaller building is proposed 5.2m away from the main cattery building to form an isolation unit.  The isolation unit would provide accommodation for an unwell cat.  This second building is very small in size. It is therefore considered that the proposed development would not affect the openness of the Green Belt to any significant degree. 


5. In this particular case it is considered that the farm diversification benefits of the proposed development should carry more weight than the harm to the Green Belt by reason of inappropriateness, and any other harm. The very special circumstances required to permit the development in the Green Belt therefore exist and so the principle of the development is considered acceptable.


IMPACT ON THE CHARACTER AND APPEARANCE OF SURROUNDING AREA


6. The proposed main building would measure 5.1m wide and 19m in length and would adjoin the rear elevation of an existing stable building.  The building would have a shallow mono-pitched roof, with a maximum height of 3m.  The proposed isolation unit would be situated 5.2m away from the main cattery building and would measure 4.4m wide and 1.5m in length, with a maximum height of 2.8m.   The design of the proposed buildings is considered acceptable and that the proposed buildings would not appear prominent amongst the existing stables, cow sheds and farm house that occupy the site.


7. The proposed buildings would be situated a minimum distance of approximately 290m from the entrance to Jack Lane from Dunster Drive and thus would not impact on the character of Dunster Drive.  As the proposed buildings would be situated to the north of an existing building, it is considered that the proposed buildings would not be very visible from the adjacent railway line to the south of the site.


IMPACT ON RESIDENTIAL AMENITY


8. The proposed buildings would be situated a minimum distance of approximately 203m away from nearby residential properties on Dunster Drive and therefore it is considered that the proposed development would not have an overbearing impact on residential properties.


9. Concerns raised by neighbouring residents in relation to an increase in traffic on Dunster Drive are noted.  Due to the nature of the proposed development, a maximum of twelve customers would be using the cattery at any one time as twelve units are proposed, each housing up to two cats, though in order for two cats to be accommodated together they would have to be from the same household.  It is also recognised that due to the nature of the proposed business, it is unlikely that all of the customers would visit the site at the same time and are only likely to visit once to drop off and then again to collect.  The applicant has also stated that they intend to operate a cat collection service to prick-up and drop off service.  It is therefore considered that the proposed development would not result in an undue increase in traffic in the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


10. The applicant has confirmed that there would be one member of staff.  The application proposes the provision of two car parking spaces to serve the cattery, if additional car parking spaces are required, they could be achieved within the farm and due to the long distance of the cattery from Dunster Drive it is considered that it would be very unlikely that customers would park on Dunster Drive.  The proposed parking layout and access road is considered acceptable and the proposal is thus considered acceptable on highways grounds. 


IMPACT ON ECOLOGY AND NATURE CONSERVATION


11. The site is designated as a Wildlife Corridor and an Area of Protected Landscape Character in the Revised UDP Proposals Map.  Policy R2 of the Core Strategy states that the Council will ensure the protection and enhancement of the natural environment of the Borough. The proposal is relatively small in size and would not result in the loss of any trees or hedgerows.  The proposed new hardstanding to form the access road and car parking would cover a small area in relation to the surrounding open fields.  It is considered that the proposed development would not unduly impact on the integrity of the Wildlife Corridor or adversely impact on existing landscape character.  

CONCULSION


12. The proposed single storey buildings to form a cattery are considered acceptable as the proposal forms a minor development on the site that would form part of a diversification of the existing farm.  It is also considered that due to the scale of the development, the proposal would not affect the openness of the Green Belt. Whilst the proposed development is considered to be inappropriate in Green Belt policy terms, very special circumstances exist which allow an exception to Green Belt policy to be made. The proposed development is also considered to be acceptable in terms of design, visual amenity, highway safety and would not unduly impact on the amenity of neighbouring residents.  As such it is considered that the proposal complies with the relevant Polices of the Trafford Core Strategy and NPPF and therefore it is recommended that planning permission be granted

RECOMMENDATION: GRANT subject to the following conditions 


1. Standard


2. List of Approved Plans including Amended Plans


3. Materials 


4. The cattery hereby approved shall accommodate no more than 24 cats at any one time.


5. The cattery hereby approved shall not be open to the public outside the hours of 08:00 and 18:00 on any day.


6. Provision and retention of parking and access.

7. Permeable surfacing


VW





		WARD: Gorse Hill

		77782/FULL/2011

		DEPARTURE: No





		Erection of low bay warehouse (max height of 9.1m) to create 10,878  sqm of floor space and associated development thereto.



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





		APPLICANT:  SCA Hygiene Products 





		AGENT: N/A





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site comprises of 2.94ha of land within Trafford Park.  The site forms part of the SCA Hygiene Products Trafford Park site.  The overall site is split into two by Trafford Park Road, though is linked via a product bridge.  The SCA site is bound to the north by Manchester Ship Canal and Salford district beyond, with industrial/warehouse buildings on all other sides.  Centenary Way also bounds the site to the south and west.  The site was formally part of a 20ha site occupied by Procter & Gamble, which manufactures similar products to SCA.


The site comprises of a mix of production, storage and office buildings, including an existing high bay warehouse.  There are also internal access roads and HGV parking bays, car parks and landscaping within the SCA site.  The site which is the subject of this application previously comprised of a highbay warehouse, which was demolished in 2009.


PROPOSAL


The application proposes the erection of a low bay warehouse, with a maximum height of 9.1m, to form 10,878sqm of floor space for storage and distribution.  Office accommodation would also be provided within the building, which would be ancillary to the storage and distribution operations.  The proposed warehouse would measure 74m wide and 147m in length.  The development would generate 30 new jobs.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L7 – Design


L7 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


Trafford Park Core Industrial Area


Main Industrial Area


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


E7 – Main Industrial Areas


PRINCIPAL RSS POLICIES

DP3 – Promote Sustainable Economic Development


DP7 – Promote Environmental Quality


W1 – Strengthening the Regional Economy


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


MCR1 – Manchester Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

74190/FULL/2009 - Installation of a canopy to the front of the main production building facing Trafford Park Road – This application is currently under consideration.


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

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


APPLICANT’S SUBMISSION

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


· The application will replace the existing outline planning application H/OUT/71812 which was granted for a 42m high-bay automated warehouse on the same plot of land and demolition of the redundant high-bay warehouse and associated buildings.


· SCA are currently using rented warehouses elsewhere in Trafford Park and further a field, this is an unsuitable solution in the long term.  The global economic climate has meant that a fully automated high-bay warehouse is no longer a viable solution.


· The existing bridge will be reused to house an automated conveyor and lift system.


· The form of the warehouse is a result of the function it carries.  The warehouse and canopy will be clad in a profiled metal cladding to match SCA’s other buildings.  The colour is proposed to match SCA’s other buildings in the area (Magnolia BS 08.B.15).


· SCA intend to implement the planting of additional trees and shrubs.  This will be done in accordance with The Red Rose Forest and the Council’s Development Plan.


· The boundary of the site is already surrounded by security fencing of varying heights with strips of vegetation between the site and Centenary Way.  The boundary treatment is to be retained providing visual shelter of the proposed warehouse from Centenary Way.


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


CONSULTATIONS


LHA – No objections, a Transport Assessment and a Travel Plan are requested by way of condition.

Pollution & Licensing – No objections, contaminated land condition recommended.


Drainage – No objections.


Salford City Council – No objections


Environment Agency – No objections providing surface water drainage design follows the principles outlined in section 4.0 of the FRA.  A condition is recommended requiring the submission of a scheme to regulate surface water run-off to reduce the risk of flooding.

REPRESENTATIONS


None received. 

OBSERVATIONS


BACKGROUND


1. The application site has an extant outline planning permission for the erection of a high and low bay warehouse (45m and 15m respectively), associated car parking, access, scale and layout with all other matters reserved for subsequent approval.  The applicants have stated that a fully automated high-bay warehouse is no longer a viable option.  This application seeks full planning permission for a low-bay warehouse to provide 10,878sqm of floor space for storage and distribution, which the applicants intend to build as a viable alternative to the previously approved high-bay warehouse.


PRINCIPLE OF DEVELOPMENT


2. The application site is situated within the Trafford Park Core Industrial Area and is designated as being within a Main Industrial Area on the Revised Trafford Unitary Development Plan.  Policy W1 of the Core Strategy lists Trafford Park as one of the places that the Council will focus employment uses and states that B1 office development will be appropriate within the Trafford Park Core.  W1 further states that Trafford Park Core will be a key location for industry and business activity within the Manchester City Region Inner Area and will be the principle location for employment development in the Borough.  The focus will be on the provision of modern industrial, storage and distribution and office development.  The proposed development is therefore considered to comply with the aims if W1 and is thus considered acceptable in principle.  It is also recognised that there is an extant planning permission on the site for a larger warehouse than that which is proposed within this planning application.  The main areas for consideration are therefore the visual impact of the proposed development and the impact on the highways.

DESIGN AND VISUAL AMENITY


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


4. The proposed building would be situated to the western side of the site and a minimum distance of approximately 24m would remain between the proposed building and the southern boundary with Guinness Road.  The design of the proposed warehouse is functional in appearance and typical of a low-bay warehouse.  The building would be clad to match the existing buildings within the SCA site.  The applicants have also demonstrated that they intend to provide new landscaping along the southern boundary of the site with Guinness Road, which would help to soften and partially screen the development from Guinness Road.  The design of the proposed warehouse is therefore considered acceptable and to not have a detrimental impact on the existing street scene or character of the surrounding area.


HIGHWAY SAFETY AND PARKING PROVISION


5. The proposed development would result in an additional 20 staff, on a 4 shift rota and 10 day staff to operate the proposed warehouse (30 new employees in total, though only 15 would be on the site at any one time).  The applicant has detailed that the existing car park, which contains 145 spaces, is currently occupied to only 55% of its capacity.  This is due to the existing staff working a 5 shift system.  It is therefore considered that the applicant has sufficiently demonstrated that the additional 30 staff that would be generated by the proposed development could be accommodated within the existing car parks.

6. The proposed development would use existing vehicular accesses and egresses.  Separate pedestrian access is proposed, thus preventing conflict with vehicles and pedestrians.  The proposal is therefore considered acceptable on highways grounds.

DEVELOPER CONTRIBUTIONS


7. The proposed development would provide 10,878sqm of new floor space and therefore is subject to developer contributions as set out in SPD 1: Planning Obligations.  The Trafford Developer Contributions (TDC) are set out in the table below:

		TDC category. 

		Gross TDC required for proposed development.



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

		£10,791.00



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

		£18,530.00



		Specific Green Infrastructure (including tree planting)

		£42,160.00



		Total contribution required.

		£71,481.00





8. The contribution for Specific Green Infrastructure is based upon the requirement to provide 136 trees.  The applicant has indicated that they wish to provide some of these trees within the site.  For every tree planted on the site as part of an agreed landscaping scheme, £310 per tree will be deducted off the Specific Green Infrastructure sum. 


CONCLUSION

9. The proposed low bay warehouse and associated development is considered acceptable given the location of the site within the Trafford Park Core Industrial Area.  Due to the location of the site, the positioning of the proposed warehouse within the site and the other surrounding industrial buildings, it is considered that the proposal would not have an unduly detrimental visual impact.  The applicant has also demonstrated that adequate off road car parking would also be provided to serve the proposed development alongside the existing site.  As such it is considered that the proposal complies with the relevant Polices of the Trafford Core Strategy and therefore it is recommended that planning permission be granted subject to the signing of a Section 106 Legal Agreement for the financial contributions and subject to suggested 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 a total financial contribution of £71,481.00  split between contributions towards Highways Infrastructure £10,791.00; Public Transport Schemes £18,530 and Specific Green Infrastructure £42,160.00 (less £310 per tree planted on site as part of an agreed landscaping scheme). 


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

1. Standard


2. List of Approved Plans


3. Materials including colour of cladding


4. Contaminated Land


5. Submission of a Travel Plan


6. Submission of a Transport Statement


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


8. Sustainable urban drainage scheme


9. Landscaping

VW





		WARD: Bucklow St. Martin's

		78583/RM/2012

		DEPARTURE: No





		Approval of Reserved Matters of appearance, landscaping, layout and scale for the demolition of existing shopping centre and erection of new shopping centre comprising Class A1 (Retail), Class A2 (Financial and Professional Services), Class A3 (Restaurants and Cafes), Class A5 (Takeaways), Class B1 (Offices) and Class D1 (Non Residential Institutions) and provision of associated car parking, village square, improvements to public open space and other associated highway works.



		Partington Shopping Centre, Central Road, Partington. (M31 4EL)






		APPLICANT:  Peel Investments (North) Limited






		AGENT: Chapman Taylor






		RECOMMENDATION:  GRANT 










SITE


The application relates to an area of land of approximately 1.6 hectares in area which incorporates much of Partington Shopping Centre. This includes the existing retail units and the land of the former shopping parade which has been demolished together with the public square and car parking area to the front of this, which fronts onto Central Road, as well as existing open land to the rear of the retail units extending back to the boundaries with the gardens of houses on Moss Lane. It also includes the area of open space with grass and trees to the north of the shopping centre, fronting Manchester New Road, part of which is currently occupied by the market and associated steel containers and stalls. The application site also includes the existing Co-op store and adjacent retail units to the south-east of the shopping centre. The overall site slopes down gently from the south-east to the north-west.


The existing and former buildings in the shopping centre were laid out around two sides of the area of open space and are/ were predominantly two storey, although single storey buildings were at the northern end, backing onto Smithy Lane. The remaining retail units within the shopping parade are partially occupied and the buildings generally have a dilapidated and rundown appearance. The majority of the land to the front of the retail units is occupied by an area of public open space, which is largely paved but also includes some small grassed areas and a number of trees and seating areas. This area is generally set lower than Central Road, with steps leading down into the main paved area. To the front of this open space, there is a small parking area that fronts onto Central Road.


To the north of the centre there are predominantly residential areas with the street scene being dominated by the tower of the Grade II listed St. Mary’s Church. Directly on the opposite side of Manchester New Road from the application site lies the now vacant and cleared former Greyhound public house site, where the Committee has previously resolved to grant planning permission for a three storey building of 24 apartments (subject to a Section 106 Agreement) and for which there is a current application proposing an A1 convenience retail store on the site. Immediately to the east of the application site there is a petrol filling station and a motor repair garage with residential areas beyond this. To the west of the application site, on the opposite side of Central Road, is the vacant, former Primary Care Trust building and the existing library. To the south of this are the recently constructed buildings of the Partington Children’s Centre and Healthy Living Centre. To the south-east, the area of open land at the rear of the existing retail units merges into the existing Council car park, which is still relatively well used. To the east of this, there are residential properties fronting onto Moss Lane.


PROPOSAL


The application seeks approval of the reserved matters relating to the outline permission 78413/VAR/2012 (amendment to H/OUT/68618) for redevelopment of the existing shopping centre which was considered by the Committee at their last meeting in May. The reserved matters subject of this application are; layout, scale, appearance and landscaping. 

The proposal follows the development principles established as part of the outline consent, and as amended by application 78413/VAR/2012 in relation to the siting of the anchor units. 


The detailed application seeks permission for 8 retail units with offices at first floor. The mix of floorspace proposed within the floorspace levels approved at outline stage as follows; 


· Parade of 6 smaller units ranging from 89 sq.m gross floor area to 132 sq.m (total of 651 sq.m)


· First floor offices, gross floor area of 618 sq.m


· Anchor food retail unit, gross floor area of 1, 320 sq.m  


· Large retail unit, gross floor area of 837 sq.m. 


The layout proposed shows the anchor food store and another large retail unit (Units 7 and 8) in the south east corner of the site with service yard to the rear. The anchor units are proposed to be turned to face towards Central Road. The service yard at the rear of the units backs onto the gardens of residential properties on Moss Lane and a 2.5m acoustic fence is proposed along this boundary. 


The smaller parade of mixed use units (Units 1 – 6) are positioned in the centre of the site, with B1 (office) uses above on the first floor, accessed from between ground floor Units 2 and 3.  


All units are proposed to be serviced from the service road taken from Smithy Lane to the rear of the smaller parade. The service road leads to the service yard to the rear of the larger units which will be gated and access controlled by traffic lights within the site. 


A surface car park with 80 spaces is proposed to the front of the retail units accessed from Central Road. The car park is re-graded to provide a single level between Central Road and the car park. 


A ‘village square’ is proposed in the north western corner of the site at the junction of Manchester New Road and Central Road. The village square is proposed to be surfaced with tegula paving and will accommodate the market on market days and a store area for market stalls is provided to the rear of Unit 1. The village square is also proposed to be marked out with parking bays for use as overspill car parking for the centre with an additional 52 parking spaces. 


The ‘village green’ between Manchester New Road and Smithy Lane forms part of the development; the initial landscape proposals indicate planting of 20 ornamental pear trees around the perimeter of the village green. Clarification is awaited from the applicant regarding retention of existing trees at the village green. 


The design of the retail units and parade of shops is a contemporary design approach using a mixture of brick and glazing at ground floor and multi coloured cladding panels at upper levels. The smaller retail parade is two storey with a pitched roof with coloured cladding panels at first floor. The anchor food store and additional large retail unit at the south east corner of the site towards Central Road is the tallest part of the development and is proposed to have a flat roof with a mixture of plain cladding panels and coloured cladding panels with brick double storey height corner entrance feature, 11m in height. The corner feature of the large retail unit has glazing which turns the corner to the southern elevation and a further two large window features at ground floor are incorporated into the southern elevation facing Central Road. 


The development is proposed to be carried out in three phases. Phase 1 is the construction of the large anchor stores together with the parade of smaller retail units with offices above. Phase 1 also includes the lock up store and toilets for the market, together with the market square, car park and public realm. Phase 2 consists of the demolition of the existing Co Op store (after relocation of the Co Op into the new anchor store building) and associated retail units. Phase 3 is a potential extension to the retail parade of smaller units with business/ community uses above, subject to demand.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


SO2 - Regenerate 


SO4 - Revitalise town centres 

Place Objectives for Partington;


PAO10 - To improve and enhance the existing retail offer within the local shopping centre to create a more vital and vibrant centre. 


PAO11 - To maximise employment opportunities within a redeveloped local shopping centre


L3 – Regeneration and reducing inequalities

L4 – Sustainable transport and accessibility

L5 – Climate change


L7 – Design


W1 – Economy


W2 – Town centres and retail


R2 – Natural Environment


PROPOSALS MAP NOTATION


Priority Regeneration Area


Neighbourhood Shopping Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S10 Local Shopping Centres


S14 Non shop uses within local and regional shopping centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP7 – Promote Environmental Quality


RDF1 – Spatial Priorities


W5 – Retail Development


RT2 – Managing Travel Demand


MCR1 - Manchester City Region Priorities 


MCR3 – Southern Part of Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

This Site


78413/VAR/2012


Variation of Conditions 3, 6, 8, 9 and 10 of planning permission H/OUT/68618 (outline application for erection of new shopping centre) to vary approved layout plan.


Approved with conditions 11th May 2012


H/OUT/ 68618

Outline application (including details of access) for erection of new shopping centre (use classes A1 (retail), A2 (financial and professional services), A3 (restaurants/cafes), A5 (takeaways), B1 (offices), and D1 (non residential institutions).  Provision of associated car parking, new village square, improvements to public open space and associated highway works. 


Approved with conditions 30th July 2010. 


H/56035 – Demolition of existing shopping centre and erection of new shopping centre of 2769 square metres floor space. Formation of associated service areas and car parking – Permitted – 29th April 2004 


Nearby Sites


The Greyhound


77914/FULL/2011


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


Application undetermined. 


H/67376 – Erection of three storey block of 24 apartments with provision of 26 car parking spaces and access from Manchester Road – Approved following completion of Section 106 Agreement 6th September 2010.


The Market


H/LPA/67556 – Renewal of planning permission for use of land as market for temporary period of three years, retention of stalls, steel storage containers and mobile toilet – Land at Smithy Lane – Approved – 17/09/2007


H/LPA/64801 – Use of land as market for temporary period of one year – Land at Smithy Lane – Approved - 7/8/2006


H/LPA/56090 – Use of land as market for temporary period of three years – Land at Smithy Lane – Approved – 17/04/2003


CONSULTATIONS


GM Police Design for Security -  recommend that a condition is attached to require the development to be built to secure by design standards. 


Land Drainage – No objections subject to informatives re Land Drainage (attached to outline consent). 


Pollution & Licensing – conditions recommended regarding contamination (attached to outline) and condition regarding ventilation/ extraction systems/ air handling units. 

Local Highway Authority


Parking provision and layout;

The outline planning permission was granted the parking provision of 89 spaces which was already below the Councils standards for both the anchor retail store and the proposed B1/D1 uses.  


The new reserved matters proposals amend the floorspaces within the retail elements of the building, a total decrease of 18.6% reduction in floorspace is now proposed with a corresponding percentage reduction in parking within the site. Therefore, the parking proposed in the main car park is now 80 car parking spaces for the site, in addition to the 54 car parking spaces proposed to be located in the overspill car park/market square.  The village square will be used to house the market twice a week and therefore, on the days where there is the most demand for parking, the overspill car park will be unavailable.


The car parking layout is considered acceptable, disabled parking spaces should be clearly marked out as such and the proposed hackney carriage rank should be resited to within the main car park area where it will be well overlooked. It is considered that this will result in the loss of 7 car parking spaces to provide an 18m long parallel bay for hackney carriages. The loss of the 7 car parking spaces would be an overall 18.6% reduction in car parking from the previously approved car parking figures.


The applicant has submitted a car parking management strategy which states that Peel reserve the right to introduce a charge or time restriction should there be availability problems. A condition should require that the LPA have input into any changes to the management of the car park. 


In relation to cycle parking, there are concerns regarding the location of the staff and short stay ‘sheffield’ type hoops proposed to the side of Units 1 and 8 as natural surveillance is limited.   The proposals require the provision of 22 cycle parking spaces and 15 motorcycle parking spaces, these spaces should be spread across the site geographically and provided in locations that have continuing natural surveillance.


Access arrangements;

The access to the car park will be through a newly created access point off Central Road, located just south-east of Smithy Lane.  


The servicing is proposed to be accessed via Moss Lane and Smithy Lane to the east of the site.  As part of the proposals the westerly end of Smithy Lane will be closed to vehicular traffic and servicing vehicles will turn in the turning head created.  Smithy Lane will require either a prohibition of driving order or stopping up to allow these amendments to be made at the developers cost.  Some of the proposed buildings encroach onto the adopted highway and therefore will require stopping up.


The LHA is now generally happy with the proposed servicing routes, but would reiterate that the proposed signal heads within the service yard need to be clear of the gates.  The proposed acoustic fence should not restrict access to the existing petrol station and MOT garage and the visibility around the petrol station site should be maintained.  Planning permission would be required for any fence/wall proposed over the height of 1m. 


It is recommended that a condition should require servicing in accordance with the submitted Service Management Plan. 


Off site highway improvements/ modeling;

A number of highway roundabout improvements were detailed as part of the outline application relating to the junction at Manchester New Road and Central Road as well as Manchester New Road and Moss Lane. These works are to deal with traffic increases as a result of the development and the detailed works and implementation are a condition of the outline consent (condition 13). 


REPRESENTATIONS


1 letter of objection from a Partington resident has been received on grounds that the proposals only include the Co Op as the main store which is what is available at present. A Tesco or Asda medium sized store is required as well as a Wilkinson store, a butchers, a freezer shop and the market. The plans should be rejected on the basis of failing to meet the town’s needs. The objection letter suggests that a free bus service to existing shopping centres in Urmston, Sale and Stretford should be provided by Peel and Trafford MBC if the proposals are passed and a Parish referendum be held. 

OBSERVATIONS


1.
The reserved matters for which this application is seeking approval are layout, scale, appearance and landscaping. Access to the site was approved at outline stage. The reserved matters application follows the development principles established as part of the outline consent for the key aspects of layout, scale and appearance. 

Layout


2. 
In relation to the layout of the proposed development this follows the indicative layout approved at outline (as amended by the recent s73 application in relation to the anchor retail unit orientation). 


3. 
The layout follows the principle of the approved indicative layout with two main components to the development, the retail parade and the large stores, laid out in an L-shape on a similar footprint to the existing buildings, with an 80 space car park to the front of them in the area currently occupied partly by car parking and partly by an area of hard surfaced public open space. The service yard to all retail units is to the rear of the anchor unit and therefore screened from the main roads. The anchor retail unit, expected to be occupied by a food retailer, and the adjacent large retail unit turn at a 45 degree angle facing towards Central Road. 


4.
The proposed village green adjacent to Manchester New Road and ‘village square’ at the junction of Manchester New Road and Central Road are included as detailed in the approved indicative layout plan.  Proposals for the market on the village square shows the market stalls laid out around a central pedestrian axis. Storage for the market stalls is provided to the rear of Unit 1 together with toilet facilities for the market traders provided to the rear of Unit 2. The proposals include the provision of resin bonded gravel footpaths across the village green to provide better pedestrian linkages across the site. 


5.
In terms of the layout of the scheme and the parking provision, there is a reduction in parking spaces from the 89 spaces shown to be achievable in the Transport Assessment submitted with the outline application. The applicant has provided a layout which shows 80 parking spaces, however it is considered that a hackney carriage taxi rank should be provided within the site to the front of the retail units rather than to the south east corner as proposed by the applicant where there are concerns that it would not be used. It is considered that the provision of 3 taxi waiting bays within the car park would result in a loss of 7 parking spaces, therefore reducing the overall parking provision in the main car par to 73 spaces. It is however recognised that there is a reduction of 18.5% of retail floorspace from the upper limit approved at outline stage and therefore the reduction in parking provision is proportionate to this. The details regarding the taxi waiting facilities are a requirement of condition 12 of the outline permission. 


6.
It is also recognised that the overspill car park on the village square will be available apart from on market days. 


7.
Servicing arrangements for the smaller parade of retail units and the two larger units have been set out in a number of tracking diagrams to demonstrate that there will be no conflict when vehicles are arriving or leaving the site and whilst vehicles are waiting during servicing times. 

8.
It is considered that provided a condition requires that servicing is managed in accordance with the submitted servicing management plan for all of the units, the proposed arrangements to share the service yard to the rear of Units 7 & 8 will be acceptable. 


9.
In terms of the layout and the relationship to residential properties, this was assessed at the time the outline consent was granted in terms of the potential for noise and disturbance to the occupiers of these dwellings as a result of this relationship

10.
The noise report submitted at outline stage recommended the provision of a 2.5m high acoustic close boarded fence around the perimeter of the access road and service yard to provide attenuation from any detrimental noise impact on nearby residences and a condition is attached to the outline consent for the provision of the acoustic fencing. The proposed layout includes a 2.5m acoustic fence along the service road and around the service yard to the boundaries of the site to the rear of residential properties. This is set in from the rear boundary of the residential properties to allow a footway for access for residents to their rear gardens for maintenance etc. 


11.
The proposed layout is considered acceptable in relation to the development principles for the site that were established at outline stage, in relation to highway requirements and also in terms of residential amenity. It is considered that the detailed layout is in accordance with policy L7 of the Core Strategy. 


Scale and appearance


12
The scale of the development follows the scale established at outline stage. The larger retail units are essentially single storey with a parapet wall to give a sense of scale and with a brick corner feature with double height glazing. Condition 8 of the outline consent requires that the anchor store be 11m in height and this is achieved at the corner of Unit 8 at the closest point to Central Road with double height glazing and brick corner feature to this end unit dropping to 9.5m for the remainder of the roof height of units 7 and 8. Unit 8 has windows facing towards Central Road to turn the corner of this unit and provide surveillance opportunities to the space to the south east of the unit. 


13
Across the rest of the development, the smaller parade of units has a roof height of between 10.8m to 11.5m to the ridge (due to changes in levels). The smaller parade of units has a pitched roof with gable end elevation facing towards New Manchester Road. 

14.
In terms of the design of the retail units, there are two elements to the proposal. The smaller parade of retail units is two storey with pitched roof. Each unit has a glazed shop front to ground floor with brick plinth and vertical brick pillars between units. The end gable elevation facing Manchester New Road continues the glazing at ground floor. At first floor the retail parade has multi coloured metal cladding panels which are broken up by the vertical brick pillars extending from ground floor and again this is continued to the northern elevation facing Manchester New Road. 


15.
The second part of the scheme is the anchor food store and large retail unit to the south east of the main car park. These units include a double storey brick corner feature with double height glazing around the entrance of the larger retail unit (Unit 8). The entrance glazing and brickwork continues around the corner towards Central Road and additional ground floor feature windows are included on this southern elevation. 


16.
Although the larger units are single storey the scale of the units is similar to the ridge height of the smaller parade with cladding and parapet wall at first floor creating the appearance of a flat roof. The cladding is a continuation of the cladding proposed at the first floor of the smaller parade, although the cladding is predominantly white panels interspersed with the multi coloured panels. The mixture of materials achieves and the landmark brick corner feature to the anchor units creates a contemporary appearance to the centre and it is considered that the proposal will result in a modern shopping centre which will enhance visual amenity in the vicinity of the site. 


17.
In terms of the scale and appearance of the development and relationship to neighbouring properties on Moss Lane, the first floor of the retail parade includes office space with first floor rear windows facing towards the gardens of 2 – 6 Moss Lane, separated by the service road. These windows will be a distance of 12.5m from the boundary with the bottom of these gardens which are lengthy gardens at over 40m in length from the houses. It is considered that these windows will not create any unacceptable loss of privacy from potential occupiers of the offices and the distance from the boundary with these gardens is similar to what would be deemed acceptable between habitable windows for two storey dwellings facing each other. 

18.
The rear elevation of the retail parade facing the gardens is proposed to be brick at ground floor (which will have limited visibility above the 2.5m acoustic fence, and white cladding panels to the upper floor with the multi coloured cladding only used where the rear elevation faces commercial uses (PFS and MOT garage). The retail parade has a pitched roof with eaves height of approx 7m. The use of white cladding panels at first floor opposite residential gardens is more recessive and it is considered that the scale and appearance of the smaller retail parade will not unduly affect visual or residential amenity to these properties. 


19.
The anchor food store unit comes within 20m of the rear boundary with no. 16 Moss Lane. The unit is single storey and no windows are proposed within the elevations facing into the service yard. The lower part of the unit is red brick with predominantly white cladding panels at first floor. The height of the unit facing the service yard ranges from 10m to 10.8m due to differences in levels. Given the distance and orientation of the unit to the boundary with residential properties it is considered that the anchor units will not result in any harm to visual or residential amenity in relation to the design and appearance of the units or the scale and dominance when viewed from neighbouring gardens and properties. 


Landscape 


20
Landscaping is one of the reserved matters for which approval is sought. Further information is required from the applicant regarding proposals for the Village Green and village square and around the main car park. The applicant is to provide a tree survey and clarify the extent of existing trees at the Village Green that are proposed for retention together with new planting. The indicative proposals show 20 ornamental pear trees around the perimeter of the green together with one focal tree. It is considered that a more robust landscaping proposal is required to compensate for loss of existing trees on the village green and in the vicinity of the village square and main car park. Details of the landscape proposals will be provided in an Additional Information Report. 


RECOMMENDATION: GRANT subject to the following conditions 


4. Development in accordance with approved plans at reserved matters stage.


5. Unless otherwise agreed in writing, car parking within the main car park shall be laid out in accordance with the approved plan (including disabled parking bays) and available for use by the public prior to operation of any of the retail units. 

6. The car park shall be managed in accordance with the car park management plan submitted, unless otherwise agreed in writing. 

7. Servicing of all units shall be in accordance with the submitted Service Management Plan for the site, unless otherwise agreed in writing. 

8. For the avoidance of doubt a Travel Plan for both Units 7 and 8 shall be submitted and approved in writing prior to the occupation of the relevant unit. 

9. The gross floorspace within the development shall not exceed; 


Units 1 to 6 - 651 sq.m 


Unit 7 - 1, 320 sq.m 


Unit 8 - 837 sq.m


First floor B1 offices (above Units 1 – 6) 692 sq.m


10. Notwithstanding the provisions of Section 55 (A) of the Town & Country Planning Act 1990 (as amended) and the DMPO 2010, there shall be no insertion of mezzanines to Units 7 and 8 without first applying for planning permission.


11. Tree Protection of retained trees in accordance with BS5837:2012


MH






		WARD: Sale Moor

		77926/FULL/2012

		DEPARTURE: No





		Demolition of existing building and erection of a part three storey AND part SINGLE storey residential care facility (9 beds).



		448 Northenden Road, Sale, M33 2RB






		APPLICANT:  Caritas Services Ltd






		AGENT: Jennings Design Associates






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


The application site is located within a predominantly residential area on the western side of Northenden Road, near to its junction with Norris Road. The site comprises a two storey detached property which is currently vacant and the windows boarded up; previously it was occupied as two apartments. Vehicle access to the site from Northenden Road is currently to the left-hand side of the site frontage. There are a number of trees within the site, mainly to the rear and in the vicinity of the side boundaries. 


The site is surrounded on all sides by residential properties of various age and styles including Victorian terraced and semi-detached properties, 1930’s semi-detached and later 20thC detached and semi-detached houses. To one side of the site is a pair of two storey semi-detached Victorian dwellings fronting Northenden Road and to the other there are two storey Victorian terraced dwellings fronting Norris Road and which back onto the site. To the rear there are two storey semi-detached dwellings on Boundary Grove.


PROPOSAL


The application proposes demolition of the existing building and erection of a part three storey and part single storey building (and with part basement) to provide a 9-bed care facility for adults with learning disabilities and mental health needs. The accommodation includes 9 bedrooms, communal lounges on each floor, kitchen, dining room, clinic, day/training room, laundry room and reception/office. The application indicates there would be 10 full-time members of staff.

The three storey part of the building would occupy the front part of the site and the single storey part would be to the side (set back from the front) and also extending deeper into the site.  The entrance to the building would be to the side in the ground floor section.  The building would be constructed predominantly in red brick and white render with sections of zinc cladding to part of the front elevation. The roofs to each part of the building would be pitched and with a natural slate covering.


Access to the site is proposed to be repositioned to the right-hand side of the frontage and would extend alongside the north west side boundary and to the rear of the site where 8 car parking spaces are proposed. The layout includes a garden to the rear between the car park and the side boundary with 450 Northenden Road providing outside amenity space for the residents.

Amended plans have been submitted since the original submission which seek to address some of the concerns raised regarding impact of the development on the Norris Road properties and the design. In summary the amended plans omit first floor accommodation from the rear section of the building so this section is reduced in height and single storey only and the building does not extend as far back into the site as originally proposed. The amended plans also provide more amenity space within the site, increase the width of the access and add parking for motorcycles and bicycles (in response to the original comments of the LHA) and reduce the number of parking spaces by one.


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


L2 – Meeting Housing Needs 


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 - Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


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


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

None


APPLICANT’S SUBMISSION


A Design and Access Statement and bat survey have been submitted. Key points summarised as follows: -


· The home will provide care for adults with learning disabilities, and or mental health needs, who require care and support in a suitable and homely setting.  It will deliver a modern and appropriate building designed especially for the service users and staff.


· The development is within easy reach of local amenities, transport links and leisure facilities.


· The development will provide much needed employment opportunities.


· The development will combine a contextual approach with contemporary design internally and externally. 


· The traditional pitched roof building sits comfortably within its context, whilst other aspects of the design offer a contemporary level of detail. 


· The design details are achieved through carefully considered composition and material selection, allowing the facility to stand alone in the varied yet domestic street scene of Northenden Road. 


· The materials include red brick and render as seen in the neighbours to the north and south and the metal cladding brings a level of modernity and detail.


· Externally the development will have landscaped grounds and a sensory garden and there will be on-site parking for staff and visitors.


CONSULTATIONS


LHA – No objections on highways grounds. Comments are included in the Observations section below.



Pollution and Licensing – No objections


Greater Manchester Police (Design for Security) – No objections subject to a condition requiring the development to meet Secured by Design standard.


Greater Manchester Ecology Unit – No objection subject to conditions: 1) further bat survey immediately prior to demolition and the results and any necessary mitigation measures be submitted and implemented in full and 2) no clearance of or works to any trees and scrub on site during the main bird breeding season (March to July inclusive), unless an inspection by an ecological consultant has taken place before the work commences.

Electricity North West – Comment that the application could have an impact on their infrastructure. The applicant must ensure the development does not encroach over either the land or any ancillary rights of access or cable easements. The applicant should contact ENW and be referred to relevant guidance.


Drainage – Applicant to be advised that 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 also 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 – 13 letters received in response to the originally submitted plans, 10 of which are objections and the others raise no objection in principle subject to clarification/further information. Any further comments received in response to the amended plans will be included in the Additional Information Report. Comments are summarised as follows: -


· Loss of light to properties on Norris Road where sunlight is already limited and would be even more restricted by such an imposing building in close proximity. 


· Overlooking and loss of privacy of private gardens and the rear of properties on Norris Road. Windows on this side should be opaque if the application is approved.


· Loss of outlook from houses which currently look on to a garden and trees.


· Increase in noise due to the access being directly behind properties on Norris Road and also vibration, smells and exhaust fumes. The main entrance and bin store would also be behind these properties.


· Disturbance from the proposed lighting given proximity to neighbouring houses and indicated as being continuous. Lighting should be restricted to low level only and sensor-controlled.


· The contemporary design is inappropriate and the materials not in keeping with the traditional Victorian houses in the area, particularly the metal cladding.


· Overdevelopment of the site. The building, driveway and parking areas fill approx 90% of the site and minimal area is set aside for garden.


· No details of fencing / boundary treatment provided. Request that the boundary is supplemented with shrubbery and a 2m high wall or fence is constructed.


· Increase in traffic on an already busy road and accident black spot. 


· Site entrance so close to the Norris Road junction will increase the risk of accidents, particularly cars turning right from Norris Road and then entering the site. Site entrance will also be too close to bus stop. 


· Difficulty for cars turning into and out of the site due to volume of traffic on the road.


· Crossing the road on foot will become increasingly more difficult and put the vulnerable residents at risk.


· Insufficient car parking provided, resulting in parking on this dangerous part of the road.


· Impact on wildlife. The site is inhabited by nesting birds that return every year.


· Uncertain what problems the use will bring to the area. Can the provider assure safety inside and out and no impact on the wellbeing and safety of local residents?


· Safety concerns for the proposed occupiers given its location on a major main road and close to bus stop and proposed tram line. The building may also be targeted by people with intentions of criminal damage. 


· Residents will suffer traffic noise when bedroom windows at the front are open.


· Concerns over the effect on the foundations of Norris Road properties.


· Proposed trees may have detrimental impact due to size, proximity to houses and effect on natural light. Tree species needs to be carefully considered.


· Height of building may impact on satellite dish signal.


· The site is unsuited to such a large development and other sites in the area may be more suitable.


· Concern over potential change in the future in its purpose or type of residents. If approved a condition should restrict the use to that being applied for to safeguard the amenities and quiet enjoyment of adjacent residential property.


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1.
The NPPF includes within its core planning principles the need to deliver the homes that are needed and states that housing applications should be considered in the context of the presumption in favour of sustainable development. Policy L2 of the Core Strategy (Meeting Housing Needs) requires all new residential development to be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure.

2.
The site is previously developed land within a predominantly built-up area and a relatively sustainable location. It is approximately 1.1km from Sale Moor District Centre where local services and facilities are available and the centres of Northern Moor and Northenden are approximately 1.1km and 2.4km away respectively. The site is also close to Northenden Road Neighbourhood Centre which is north west of the site. There are bus stops on Northenden Road, including one directly outside the site, providing regular services to and from Sale Moor, Sale, Altrincham, Manchester and other routes.


3.
To deliver a wide choice of high quality homes, widen opportunities for home ownership and create sustainable, inclusive and mixed communities, the NPPF states local planning authorities should plan for a mix of housing based on current and future demographic trends, market trends and the needs of different groups in the community, including for people with disabilities. Policy L2 also states that all new residential development proposals will be assessed for the contribution that will be made to meeting the housing needs of the Borough and the wider aspirations of the Council’s Sustainable Community Strategy.


4.
In relation to the above the Design and Access Statement states that the applicant, Caritas Services Ltd, provides nursing and residential care homes for adults with learning difficulties and mental health needs and they are a preferred supplier of care for Trafford MBC and Trafford PCT. Currently Caritas has no available accommodation within the Borough and they have stated that currently the provision of care home homes for adults with Learning Disabilities is insufficient, therefore Caritas has not been able to fulfil the requirements Trafford has for care and accommodation in this area. The proposed development aims to fulfil these requirements, and will go further to address other issues, as follows: 1) Friends and family of the service users will be greatly advantaged by a care home within area.  Close and regular contact with friends and family is an essential part of daily life and greatly impacts the individual in terms of their emotions and general wellbeing; 2) Trafford will benefit from value for money by using a preferred service provider within area; 3) Further, that the importance of the above is referenced in the White Paper ‘Valuing People’2001;  ‘living in ordinary houses, adapted if necessary, making use of community facilities, being able to stay close to family and friends, and above all having reasonable choices available.’  Having regard to the above it is considered the proposal complies with the NPPF and Core Strategy in terms of the accommodation it would provide and in this proposed location.

DEMOLITION OF EXISTING BUILDING


5.
The existing building is a relatively plain post-war dwelling of no intrinsic architectural merit and is not considered to be of any architectural or historical interest. Its demolition and replacement is therefore considered acceptable in principle, subject to the replacement building being appropriate to the area in terms of its size, height and design and its impact on the surrounding dwellings.


IMPACT WITHIN THE STREETSCENE AND CHARACTER OF THE AREA


6.
Policy L2 of the Core Strategy requires new development to be on a site of sufficient size to accommodate adequately the proposed use and all necessary ancillary facilities for prospective residents; not be harmful to the character or amenity of the immediately surrounding area; and be in accordance with Policy L7 and other relevant policies within the Development Plan. Policy L7 requires development to be appropriate in its context; make best use of opportunities to improve the character and quality of an area; enhance the street scene or character of the area by appropriately addressing scale, density, height, massing, layout, elevation treatment, materials, hard and soft landscaping works, and boundary treatment. The NPPF also states as one of the core planning principles to always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings.

7.
The overall size of the proposed building, in terms of its footprint, width and height, would be greater than the building to be replaced and would have greater impact within the street scene. It would be positioned further forward than the existing, retaining 3.4m to the front boundary, which would be on a similar alignment as Nos. 450 and 452 Northenden Road to the side of the site and only slightly forward of No. 444 Norris Road on the other side. The building would be 12.4m wide at the front and wider than the existing, however the distances retained to the sides (approximately 11.3m to the northern side boundary and 1.7m to the southern boundary) ensure sufficient space would be retained around the building so as not to overdevelop the site. The building would extend to a maximum depth of approximately 23m into the site which would be deeper than most buildings in the immediate vicinity, although the rear section extending furthest into the site would be single storey only. The main three storey part of the building has an overall depth of 14m which would still retain almost 30 metres to the rear boundary.

8.
In terms of its height the main part of the building would be 7.8m high to eaves and 11.2m to ridge. This would be higher than nearby buildings, which are predominantly two storey terraced or semi-detached dwellings.  It is acknowledged this would be a large building which would have greater presence within the street scene than the building it would replace, however the space retained around the building and its height relative to others on Northenden Road are considered to result in a building that would not be over-dominant or incongruous in the street scene. Although it would be three storey’s it would not be significantly higher than many two storey buildings and this is a relatively large site compared to others in the immediate vicinity which it is considered can accommodate a larger building than surrounding buildings. The design of the proposed building also seeks to reduce its apparent scale in the range of materials which successfully break up the built form.


9.
The design of the building is contemporary in style, comprising elevations in a mix of red brick, white render and zinc cladding, and the roof would be slate.  Brick would be the predominant material. The surrounding area comprises predominantly two storey residential properties of brick construction, the nearest of which are of Victorian origin (though there are also examples of render in the vicinity and also more developments). In this context the design and palette of materials would differ from the style of other buildings in the immediate vicinity, nevertheless the surrounding area is not exclusively traditional brick and Victorian properties and there is variation in the wider Northenden Road street scene. It is considered there is no reason in principle why a different and more contemporary approach wouldn’t be acceptable in this location, particularly given that the proposed development is for a form of sheltered accommodation as opposed to a single dwelling which by its nature will be a different form of building. The architectural style, roof form, palette of materials and fenestration are considered an appropriate response for the type of building and location rather than attempt to copy one of the surrounding styles and the resulting building would not detract from the character of the area. Care would need to be taken in the choice of brick, render, cladding and roof tiles to ensure these are of suitable quality and a condition can be attached requiring submission and approval of samples of these materials.

IMPACT ON RESIDENTIAL AMENITY


10.
Policy L7 of the Core Strategy also requires development not to prejudice the amenity of occupants of adjacent properties, including by reason of overbearing, overshadowing, overlooking, visual intrusion, noise and/or disturbance. The principle of providing a residential care facility within a residential area is considered to be acceptable, subject to the impact it would have on neighbouring dwellings. The impact on neighbouring dwellings is considered in the light of the Council’s Planning Guidelines for New Residential Development, particularly the requirements to retain distances of 15 metres between buildings with a main elevation facing a two storey blank gable, 21 metres across public highways (24m in the case of three storey buildings), 27 metres across private gardens where there are major facing windows and 10.5 metres to rear garden boundaries from main windows.

11.
To the north of the site are two storey terraced dwellings on Norris Road which back on to the site. These properties and the site are separated by an alleyway and the side elevation of the three storey part of the building would retain between 11.3m and 11.8m to this boundary. The terraced properties all have two storey outriggers to the rear which would be between approximately 15.5m and 15.8m from this elevation. All but two of these dwellings have ground floor extensions to the outriggers and don’t have a window to a habitable room in the ground floor, whilst the first floor windows in the outrigger of all the properties appear to serve bathrooms. Only Nos. 442 and 436 have rear windows to habitable rooms in the outriggers at ground floor and No. 444 also has a ground floor rear window in an extension adjacent to the outrigger.  The nearest of these windows would be approximately 15.6m from the three storey part of the building. The main habitable room windows in the rear elevation of the Norris Road properties are in the section furthest back from the site i.e. set further back than the outriggers, and these windows would be over 18.5m from the proposed building. This distance would comply with the Council’s guideline of 15m where main windows would face a blank gable. It is acknowledged the guidelines only refer to a two storey gable rather than three storey as proposed here, however an additional 3.5m above the guidelines is considered sufficient separation to avoid it being unduly overbearing and/or resulting in unacceptable overshadowing. The existing fence and proposed tree planting would also obscure the lower part of this elevation and limit views to the upper section of the gable. Details of the proposed tree planting and other landscaping proposed along this boundary can be required by condition to ensure they are suitable.

12.
The single storey part of the proposed building would extend closer to the side boundary, retaining between 8m and 8.7m to the boundary and between 10.4m and 10.9m to the properties on Norris Road. This would be no closer than the existing two storey building on the site and at this distance and being single storey it is considered this element of the scheme would not be visually obtrusive or affect light to the properties on Norris Road. 

13.
No main windows to habitable rooms are proposed in the side elevation facing the properties on Norris Road, therefore there would be overlooking from the building towards these properties. The side elevation includes a zinc clad projection on the main gable wall with windows only to the front and rear.


14.
To the southern side of the site is a pair of semi-detached dwellings (No’s 450 and 452 Northenden Road). In relation to No. 450, the nearest part of the proposed building would extend approximately 2m beyond its nearest rear facing windows and would be over 1m from the shared boundary. Further away from the boundary, the outrigger part of the proposed building would extend 5.5m beyond the rear windows of No. 450 and would be positioned over 5m to the boundary. The single storey part of the building would extend approximately 14.5m beyond No. 450 but this would be 8.3m from the boundary.  Taking into account the distances retained between each of these elements and the boundary, the extent the building would project to the rear complies with the Council’s guidelines and it is considered the building would not be overbearing or significantly restrict light to No. 450.

15.
At its closest the proposed building would retain over 20m to the boundary with properties on Boundary Grove to the rear and some 30m to the dwelling directly behind the site (No. 20).  The building would extend further into the site than the existing and includes first floor and second floor windows in the rear elevation; however at these distances it complies with the Council’s guidelines for residential development and would not be visually obtrusive or result in loss of privacy.


16.
In relation to the properties on the opposite side of Northenden Road the proposed building would retain approximately 25m to their boundaries and 40m to the nearest facing windows, thereby complying with the Council’s guidelines and ensuring there would be no loss of privacy.


17. 
Some concerns have been expressed that the number of comings and goings to the site would result in noise and disturbance to the Norris Road properties given the access would run alongside this boundary. Whilst this would be more intensive than the existing use as two apartments, it is considered unlikely that a care facility on this scale would generate levels of traffic from staff or visitors that would affect residential amenity to any significant extent.


18.
The application also indicates that external lighting is proposed within the site although no details have been provided. Depending on the location, height, level of illumination and hours of use, this lighting could disturb adjacent properties, therefore only a limited amount of low level lighting is considered appropriate. In the absence of details at this stage it is considered a condition could be attached to any permission requiring full details of the lighting to be submitted and approved prior to being installed to ensure it would have acceptable impact on residential amenity.


VEHICLE ACCESS AND CAR PARKING


19.
The proposal would result in an increase in the amount of traffic compared to the existing use of the property, however it is considered that a care facility on this scale would not generate traffic levels that would have adverse impact on highway safety.  The application proposes repositioning the existing access from the left-hand side of the site frontage to the right-hand side and a new access constructed alongside the north western side boundary extending to the rear of the site where car parking is proposed. The width of the access has been amended to 4.5m and the proposed gates widened to allow for simultaneous access and egress, as recommended by the LHA and the LHA has raised no objections to the proposal on highways grounds.


20.
To meet the Council’s car parking standards for this type of development, the provision of 3 car parking spaces should be made for visitors and 5 for staff, therefore the provision of 8 car parking spaces are required overall. The proposals include the provision of 8 car parking spaces therefore meeting the standards. Provision has also been made for 2 motorcycle and 2 cycles as required to meet the Council’s parking standards.


TREES AND LANDSCAPING


21.
The site contains a number of trees, some of which would need to be removed to make way for the development. None of these are considered to be significant in amenity terms and they are not the subject of a Tree Preservation Order. The site layout indicates trees and soft landscaping to be planted along the side and rear boundaries and there would also appear to be scope for tree planting between the front elevation of the building and the front boundary of the site. Any permission would be subject to a condition requiring submission and approval of a landscaping scheme which would ensure details of this planting is agreed and subsequently carried out.


IMPACT ON ECOLOGY


22.
The application includes a bat survey concluding that at the time of the survey the building was not being used by roosting bats, although occasional bat occupation cannot be discounted and the recommended precautions must be taken. It states that the building is considered to have moderate bat roosting potential and that the site and immediate area is considered to be of low–moderate value for foraging bats. GMEU initially raised concern over the survey methodology used for part of the bat survey (relating to the evening emergence survey).  An updated bat survey has since been submitted and GMEU comment that although some of the explanations in the amended report are unsatisfactory, they do not think it would be reasonable to ask the applicant to undertake a further bat survey at this stage. They recommend that as a precaution a condition is attached to any permission requiring a bat survey to be undertaken immediately prior to the demolition.  This should be undertaken by a licensed bat consultant and the results, and any necessary mitigation measures, submitted to the Council and implemented in full. 


23.
GMEU also comment that there should be no clearance of or works to any trees and scrub on site during the main bird breeding season (March to July inclusive), unless an inspection by an ecological consultant has taken place before the work commences. They have recommended a condition to this effect should be attached to any permission.


DEVELOPER CONTRIBUTIONS


24.
It is appropriate for this form of development to seek the Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations as set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

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

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		n/a

		n/a

		0



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

		£1,818.00

		£106.00

		£1,712.00



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

		£7,821.00

		£402.00

		£7,419.00



		Specific Green Infrastructure (including tree planting)

		£7,130.00

		£620.00

		£6,510.00



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

		n/a

		n/a

		0



		Education facilities.

		n/a

		n/a

		0



		Total contribution required.

		

		

		£15,641.00





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


A. That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and that such legal agreement be entered into to secure a maximum total contribution of £15,641. This comprises £1,712 towards Highways and Active Travel Infrastructure, £7,419 towards Public Transport Schemes and £6,510 towards Specific Green Infrastructure, less £310 per tree planted on site.


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


1. Standard 3 year time limit


2. List of approved plans


3. Materials to be submitted and approved


4. Landscaping scheme to be submitted and approved, including full details of hard and soft landscaping, boundary treatment and the gates to the site entrance


5. The premises to which this permission relates shall be used to provide residential care for adults with learning disabilities or mental health needs and a maximum of ten residents and for no other purpose (including any other purpose within Class C2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification).


6. Immediately prior to the commencement of demolition, a further bat survey shall be undertaken. This survey should be undertaken by a licensed bat consultant and the results, and any necessary mitigation measures, submitted to the Local Planning Authority.  If any mitigation measures are required, these should be implemented in full. 


7. There shall be no clearance of or works to any trees and scrub on site during the main bird breeding season (March to July inclusive), unless an inspection by an ecological consultant has taken place before the work commences.


8. No development shall take place until details of the type, position, level of illumination and hours of use of the external lighting have been submitted to and approved in writing by the Local Planning Authority.  The external lighting shall be installed in accordance with the approved details and thereby retained as such unless a variation is subsequently submitted to and approved in writing by the Local Planning Authority.

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


10. All areas for the movement, loading, unloading and parking of vehicles and the cycle parking provided in accordance with this permission, shall be made available for those purposes at all times when the premises are in use; notwithstanding the provisions of any General Development Order, no development (other than that carried out in accordance with this permission) shall take place on any of the areas so provided.

11. No development shall commence until details of the measures to be incorporated into the development which seek to achieve secure by design accreditation have been submitted to and approved in writing by the Local Planning Authority. The development shall only be carried out in accordance with these approved details. 

RG






		WARD: Broadheath

		77944/FULL/2012

		DEPARTURE: No





		New residential development comprising 23 no. dwellings with associated detached garages and landscaping. Formation of new vehicular access from Barlow Road with closure of existing access.



		Former Brookside Elderly Care Home, Barlow Road, Broadheath





		APPLICANT:  Arley Homes North West Limited





		AGENT: 





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is located at the junction of Sinderland Road and Barlow Road in Broadheath and measures approximately 0.6ha in size.  The site is currently vacant having previously been occupied by a Council owned elderly care home which has since been demolished.  Access to the site is from Barlow Road, to the north of the site is Sinderland Road, to the east side is Barlow Road to the south are the rear gardens of Teal Close and to the west of the site are the rear gardens of Mandarin Green and also a communal area of car-parking for residents of Mandarin Green.


The site is located within a predominantly residential area with the recently developed Stamford Brook housing development to the north of Sinderland Road and which also includes a new local centre with a Waitrose store and other retail units.


The site has recently been put up for sale by the Council following the closure of the elderly care home.


PROPOSAL


This application seeks the erection of 23 dwellings as part of a complete redevelopment of the site which will include the provision of a new access from Barlow Road and a full landscaping scheme as part of the works.  The housing mix will include 9 x 4 bedroom units; 11 x 3 bedroom units and 3 x 5 bedroom units.   The house types proposed are as follows:-


Hale – Plots 1, 5, 6, 10 & 23 – Detached two storey dwellings with 4x bedrooms


Hampton – Plots 2, 3, 7, 8, 9, 12 & 13 – Semi-detached and terrace two storey with 3x bedrooms.


Durham – Plot 4 – Detached two storey with 4x bedrooms.


Prestbury – Plots 11,14 & 21 – Detached two storey with 4x bedrooms


Aldgate – Plots 15, 16, 17, & 18 – Semi-detached three storey (includes accommodation within roof void) with 3x bedrooms.


Newbury – Plots 19, 20, & 22 – Detached three storey (includes accommodation within roof void) with 5x bedrooms.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – promote Environmental Quality


L4 - Regional Housing provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

None

APPLICANT’S SUBMISSION

The applicant has submitted the following information in support of the proposal:-


· Planning Statement


· Transport Statement


· Design & Access Statement


· Transport Statement


· Phase 1 Desk Study, GeoEnvironmental Site Assessment


· Tree Survey Report


· Flood Risk Assessment


CONSULTATIONS


Local Highways Authority (LHA) – No objections in principle – Alteration required to plot 1 to reduce amount of dropped kerb.  Update regarding amendment which was still under consideration by the LHA at the time of report preparation, to be reported on additional information report.


Pollution and Licensing (Environmental Health) – No objections – It is recommended that an informative is added to the planning permission advising that a suitable ‘considerate constructor’ scheme be adopted and to consult this service on site working hours prior to commencement of works, in order to minimise construction impacts on residents.


Pollution and Licensing (Environmental Protection) – The application is situated on brownfield land – Standard contaminated land survey submission condition to be attached to any grant of planning permission.


Environment Agency – The proposed development will only be acceptable if a planning condition is imposed requiring the following drainage details as stated in the Flood Risk assessment (FRA from RSK (document Ref.880245 R1 dated February 2012.


Condition: Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and the Flood Risk Assessment (FRA) from RSK (Document Ref.880245 R1) dated February 2012, has been submitted to and approved in writing by the local planning authority.  The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.  The scheme shall also include:-


· details of exceedence event up to a 1 in 100 year including climate change allowance.


· details of how the scheme shall be maintained and managed after completion.


Reason: To prevent the increased risk of flooding and ensure future maintenance of the surface water drainage system.


Standard informative also suggested to be attached to any grant of planning permission relating to surface water run-off and SUD’s.


Electricity North West – We have considered the application and find it could have an impact on our infrastructure.  The development is shown to be adjacent to or affect Electricity North west operational land or electricity distribution assets.  Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.  If planning permission is granted the applicant should verify such details by contacting Electricity North West.


United Utilities – No objection to proposal – standard condition to be attached to ensure no surface water discharge to foul/combined sewer also condition to be attached that site must be drained on a separate system.


Greater Manchester Police (Design for Security) – No objection to residential use of the site, as such we would like to see a detailed plan of crime prevention measures submitted in support of the application, ideally a Crime Impact Statement.  If the Local Planning Authority are of a mind to approve the application, it is recommended that a condition be included requiring the development to achieve Secured by Design accreditation.


REPRESENTATIONS


Neighbours:- 5 letters of objection have been received from local residents, points raised as follows:-


· Proposal will result in destruction of many mature trees on site


· Proposal will add to traffic problems caused by recent developments.


· The number of amenities in the area does not mirror the expansion of residential homes (the prices for the supermarket Waitrose are to high for many local residents)


· Proposal reflects a shocking lack of planning and foresight on behalf of the Council in that it is likely to result in further disruption and road building at the Sinderland Road/Barlow Road junction (additionally there appears to be a number of vacant properties already amongst the new development in the area).


· The proposed houses are not in keeping with the character of the existing (Barlow Road) estate.


· Plots 15-18 are not in keeping with the other proposed housing, will overlook many properties, will block sunlight and are higher.


· Plots 15 – 18 have been squeezed in, could have been resited at an angle.


· Concern that enough parking proposed as most owners will have two cars or more.


· Plot 1 may cause problem with access as being close to roundabout.


· Concern that access from plot 15 rear garden would be made to the communal area for refuse collection for Mandarin Green residents.


· Surrounding properties already suffer form low water pressure, proposal will exacerbate that problem.


· Concern over wildlife in existing trees on site


· When care home was demolished local homes had problems with mice infestation, do not wish for this problem to occur again if plans go ahead as they are a health hazard


· Proposal will result in further vehicle pollution


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The site as previously indicated is unallocated within the UDP proposals map and is located in an area comprising both predominantly residential development and some recent retail development.  One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.


2. Policy L2 of the Core Strategy (Meeting Housing Needs) 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. 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 and visual amenity, car parking and access.


RESIDENTIAL AMENITY


4. The proposed site layout of the 23 dwellings has undergone a number of amendments in order to overcome concerns from this service regarding perceived impacts on residential amenity.  Each unit has been considered with regards their specific siting within the overall site and their relationship with other dwellings within the development and existing surrounding dwellings to the application site.


5. Plot 1, this plot contains a detached two storey dwelling, house type Hale which contains 4 bedrooms.  The property will be located to the north east corner of the site with its main front elevation facing towards Sinderland Road, vehicular access is from a new access onto Barlow Road.  To the rear of the dwelling is a part attached single garage and driveway leading to the new access onto Barlow Road.  This property has been designed to the main habitable room windows at ground and first floor level are on the front and side elevations, with one first floor bathroom window on the south facing rear elevation.  The purpose for this arrangement is that the main garden area of the site is to the east side of the house with the driveway to the rear in effect the only space to the rear of the dwelling.  Habitable room windows on the rear elevation would therefore not meet minimum privacy distances.  By locating them to the side a distance of 12m is achieved on the east facing elevation to the side of the plot with plot 7, a distance of 10.5m is the minimum distance recommended from first floor habitable room windows to residential boundaries as stipulated within the Council’s New Residential Development  supplementary planning guidelines (SPG).   The west facing windows will look directly onto Barlow Road.  The first floor rear bathroom window to be conditioned to be obscured glazed.


6. Plot 2, this plot contains one half of a pair of semi-detached two storey dwellings, house type Hampton which contains 3 bedrooms.  This property will have a new vehicular access onto Barlow Road with a front hardstanding for two cars.   The first floor rear facing bedroom windows will retain a distance of 10.5m to the rear boundary with plot 7; this distance complies with the Council’s SPG.  No windows are proposed to flank elevations.


7. Plot 3, this plot contains the other half of the pair of semi-detached two storey dwellings with plot 2, house type Hampton, which contains 3 bedrooms.  This property will have a new vehicular access onto Barlow Road with a front hardstanding for two cars.  The first floor rear facing bedroom windows will retain a distance of 10.4m to the rear boundary with plot 6 & 7; this distance is marginally below the recommended parameter and not considered to result in any disamenity to neighbouring occupants.  No windows are proposed to flank elevations.


8. Plot 4, this plot contains a detached two storey four bedroom dwelling, house type Durham.  The property has an integral single garage and hardstanding to the front for two cars, vehicular access onto Barlow Road.  A distance of 10.4m is retained from the first floor rear facing windows to the boundary with plot 6; a section of the rear boundary is splayed to allow for the positioning of plot 5’s detached garage.  No adverse impact on neighbouring occupants given marginal shortfall in privacy distance.  No windows are proposed to flank elevations.


9. Plot 5, this plot contains a detached two storey four bedroom dwelling, house type Hale.  This property is located at the junction of the new access road within the site and has a detached single garage to the west side of the plot with a hardstanding for two cars to the front of the garage.  Like plot 1, this house type has been designed with main habitable windows on the flank elevations and front elevation.  A distance of 11.8m will be retained to the western boundary with plot 6 which complies with the Councils SPG.  A bathroom window on the rear elevation at first floor level will be obscured glazed by condition.  Windows on the western elevation will face towards Barlow Road and therefore will not result in overlooking to residential properties.


10. Plot 6, this plot contains a detached two storey four bedroom dwelling, house type Hale.  This property has a part attached single garage on the west elevation and a hardstanding for two cars to the front of the garage.  Unlike the other Hale house type properties on plots 1, 5, 10 & 23 this particular dwelling has its main habitable room windows on the front and rear elevation.  10.5m is retained from the first floor rear windows to the rear boundary with plots 7 & 8; beyond the boundary is a pedestrian path providing access to these two plots from the rear.


11. Plot 7, this plot contains the end property in a terrace of three, the dwelling is two storey, with 3 bedrooms house type Hampton and will have its main front elevation facing towards Sinderland Road.  Parking provision will be provided within one half of a detached double garage located to the rear of the plot, the other space occupied by plot 8, an additional parking space for both plots 7 & 8 is provided to the front of the garage with access onto the new internal access road of the development.  A distance of 10.5m will be retained from the first floor rear bedroom windows to the rear boundary with plot 6.


12. Plot 8, this plot contains the mid property within a terrace of three, the dwelling is two storey, with 3 bedrooms house type Hampton with the front elevation facing towards Sinderland Road.  Parking arrangement and access as plot 7 above.  A distance of 10.5m is retained from the first floor bedroom windows to the rear boundary with plot 6.


13. Plot 9, this plot contains the end property within a terrace of three, the dwelling is two storey, with 3 bedrooms house type Hampton with front elevation facing towards Sinderland Road.  Parking arrangement is provided within one half of a detached double garage located to the west side of the plot, the other half of the garage occupied by plot 10.  An additional parking space is provided for both plots to the front of the garage block, vehicular access is via the new internal access road.  A distance of 10.5m is retained from the first floor bedroom windows to the rear boundary, beyond which is the detached garage block serving plots 7 & 8.


14. Plot 10, this plot contains a detached two storey dwelling, house type Hale with four bedrooms, the front elevation of which faces towards Sinderland Road.  The parking provision is located within one half of the detached double garage block located to the east side of the dwelling, the other half of which allocated to plot 9, an additional two spaces are provide to the front and side of the garage for Plot 10.  This property type which is also located at plots 1, 5 & 23 has its main habitable room windows at ground and first floor on the front and side elevations.  The first floor windows on the east elevation facing within the site retain a distance of 8m to the east side of the site, beyond the boundary is the garage and hardstanding for plot 9 and therefore not an area of private amenity space of plot 9, as such it is considered no undue overlooking would occur to neighbouring occupants.  A first floor bathroom window on the rear elevation would be obscured glazed by condition.  To the west side of the dwelling is a residential boundary of 14 Mandarin Green, the garden plot of this property is substantial in comparison to other plots within the Mandarin green cul-de-sac.  The garden has an ‘L’ shaped layout extends back to the boundary with Sinderland Road for a distance of 28m from the rear of the property, it then extends eastwards towards the boundary of the site for a distance of 14m.  The two first floor bedroom windows on the proposed new dwelling on plot 10 will retain a distance of 10m to the shared boundary with 14 Mandarin Green.  Whilst this is marginally below the recommended distance of 10.5m as stated with the Council’s SPG for New Residential Development, it is considered acceptable in this context given the substantial garden area to the neighbouring site.


15. Plot 11, this plot contains a detached two storey dwelling, house type Prestbury, with four bedrooms   The property has an integral garage and a hardstanding to the front of the dwelling for two cars to park.  To the rear elevation are two first floor bedroom windows, these windows will retain a distance of 10.5m to the rear western boundary which includes a section of 14 Mandarin Green’s rear garden and an area of communal parking for properties on Mandarin Green.  No side windows proposed to this house type.


16. Plot 12, this plot contains one half of a pair of semi-detached dwellings which is two storey with three bedrooms, house type Hampton.  Parking provision is located to an area of hardstanding to the front for two cars.  To the rear of the dwelling at first floor level are two bedroom windows, a distance of 10m is retained to the rear boundary.  Beyond this boundary is a communal area for car-parking of properties on Mandarin Green and therefore there will be no overlooking to private residential garden/amenity area.  No side windows proposed to this house type.


17. Plot 13, this plot contains the other half of a pair of semi-detached dwellings with plot 12 which is two storey with three bedrooms.  Parking provision is located to an area of hardstanding to the front for two cars.  To the rear of the dwelling at first floor level are two bedroom windows, a distance of 10.4m is retained to the rear boundary with the parking area at Mandarin Green, no undue overlooking to private garden area or amenity space will occur from this dwelling.  No side windows proposed to this house type.


18. Plot 14, this plot contains a detached two storey dwelling with four bedrooms.  Parking includes one space within an integral garage and two spaces to an area of hardstanding to the front of the dwelling.  At first floor on the rear elevation are two bedroom windows a distance of between 10m – 10.4m is retained to the rear boundary due to its configuration.  To the rear of the site is the communal parking area at Mandarin Green and therefore no undue overlooking will occur to private amenity gardens or amenity space.


19. Plot 15, this plot contains one half of a pair of semi-detached dwellings positioned with its rear elevation facing southwards.  The property is three storey with three bedrooms, house type Aldgate and will incorporate an integral garage and hardstanding for two cars to the front of the dwelling.  At first floor level is two windows serving bedroom 3 a distance of 11m is retained to the rear boundary with 9 & 11 Teal Close.  At first floor are two roof lights serving bedroom two, both these roof lights are positioned 1.7m above internal floor level to prevent any overlooking to the rear.  On the west facing flank elevation is a stairwell window at both first and second floor, both these windows to be obscured glazed.  This new dwelling will be positioned between 1m-1.5m to the western boundary.  On the other side of the western boundary are the rear gardens of 6 & 8 Mandarin Green.  The rear garden of 6 Mandarin Green measures 15m in depth and 6.8m in width.  The side elevation of the new dwelling at Plot 15 will extend along the entire width of the neighbours garden, however given the depth of the garden at 15m the proposed dwelling is not considered to result in any overbearing or intrusive impact.  Council’s SPG on New Residential Development recommends that a distance of 15m be retained from a main elevation to a blank two storey gable, the proposed property is utilising a roof space area so would not be considered as a conventional three storey building.  The rear garden of 8 Mandarin Green measures between 10m-11m in depth and 8m wide, the new dwelling will project half way along the rear garden boundary.  Again given the depth of the neighbours garden and that the new dwelling will only party extend along the boundary the proposal is not considered to result in any disamenity to the neighbouring occupants.


20. Plot 16, this plot contains the other half of the pair of semi-detached dwellings with plot 15.  The property is three storey with three bedrooms, house type Aldgate and will incorporate an integral garage and hardstanding for two cars to the front of the dwelling.  The two first floor rear facing windows to bedroom 3 will retain a distance of 11m to the rear boundary with 11 Teal Close and therefore will not result in any overlooking to the occupants at the neighbouring dwelling.  At first floor are two roof lights serving bedroom 2, both these roof lights positioned 1.7m above internal floor level to prevent overlooking.  First and second floor east facing stairwell windows on the flank elevation to be obscured glazed by condition.


21. Plot 17, this plot contains one half of a pair of semi-detached three storey three bedroom dwelling, house type Aldgate.  The property will incorporate an integral garage and hardstanding for two cars to the front of the dwelling.  The two first floor rear facing windows to bedroom 3 will retain a distance of 11m to the shared rear boundary with 11 and 13 Teal Close and therefore complies with the privacy distance with the Council’s SPG.  At first floor are two roof lights serving bedroom 2, both these roof lights positioned 1.7m above internal floor level to prevent overlooking.  First and second floor west facing stairwell windows on the flank elevation to be obscured glazed by condition.


22. Plot 18, this plot contains the other half with plot 17 of the pair of semi-detached three storey, three bedroom dwelling, house type Aldgate.  The property will incorporate an integral garage and hardstanding for two cars to the front of the dwelling.  The two first floor rear facing windows to bedroom 3 will retain a distance of 11m to the shared rear boundary with 11 and 13 Teal Close and therefore complies with the privacy distance with the Council’s SPG.  At first floor are two roof lights serving bedroom 2, both these roof lights positioned 1.7m above internal floor level to prevent overlooking.  First and second floor east facing stairwell windows on the flank elevation to be obscured glazed by condition.


23. Plot 19, this plot contains a detached five bedroom dwelling with living accommodation over three levels including within the roof void, house type Newbury.  The property will have one integral car parking space and two spaces to the front of the dwelling.  On the rear elevation at first floor level is the window to bedroom 3, a distance of 11.2m is retained to the rear boundary with 13 Teal Close, the other two windows on this first floor rear elevation serve an en-suite and bathroom.  At second floor level is a central flat roof dormer serving a shower room, the window of which would be obscured glazed by condition. Four roof lights, two either side of the dormer, will provide light to bedroom 4 and 5, these roof lights to be positioned 1.7m above internal floor level to prevent overlooking to the rear.  No windows are proposed to the side elevations.  13 Teal Close is positioned at an angle to the rear elevation of the proposed dwelling at plot 19.  A distance of 17m is retained between properties, however given the angled relationship there is no direct interlooking between properties.


24. Plot 20, this plot contains a detached five bedroom dwelling with living accommodation over three levels including within the roof void, house type Newbury.  The property will have one integral car parking space and two spaces to the front of the dwelling.  On the rear elevation at first floor level is the window to bedroom 3, a distance of 11.2m is retained to the rear boundary with 13 Teal Close, the other two windows on this first floor rear elevation serve an en-suite and bathroom.  At second floor level is a central flat roof dormer serving a shower room, the window of which would be obscured glazed by condition. Four roof lights, two either side of the dormer, will provide light to bedroom 4 and 5, these roof lights to be positioned 1.7m above internal floor level to prevent overlooking to the rear.  No windows are proposed to the side elevations.


25. Plot 21, this plot contains a detached two storey four bedroom house, house type Prestbury, with an integral garage and hardstanding for two cars to the front.  On the rear elevation at first floor level is windows to bedroom 3 & 4 a distance of 10.5m is retained from these windows to the rear boundary with 14 Teal Close and 407 Barlow Road which complies with privacy distances criteria with the Council’s SPG.  No side windows are proposed for this house type.


26. Plot 22, this plot contains a detached five bedroom dwelling with living accommodation over three levels including within the roof void, house type Newbury.  The property will have one integral car parking space and two spaces to the front of the dwelling.  On the rear elevation at first floor level is the window to bedroom 3, a distance of 10m is retained from this window to the rear boundary with 407 Barlow Road, the other two windows on this first floor rear elevation serve an en-suite and bathroom.  The bedroom 3 window will look directly onto a blank two storey gable elevation of 407 Barlow Road, a pedestrian pathway 0.8m wide extends along the side elevation of 407 Barlow Road with the application site boundary.  It is therefore considered that the shortfall in the privacy distance of 0.5m would not result in any loss of privacy to the occupants at 407 Barlow Road as the view from bedroom 3 is directly onto a blank gable.  At second floor level is a central flat roof dormer serving a shower room, the window of which would be obscured glazed by condition. Four roof lights, two either side of the dormer, will provide light to bedroom 4 and 5, these roof lights to be positioned 1.7m above internal floor level to prevent overlooking to the rear.   No side facing windows are proposed to this house type.


27. Plot 3, this plot contains a two storey four bedroom detached dwelling, house type Hale.  Parking provision includes a detached single garage to the south side of the site with a hardstanding in front of the garage for a further two car parking spaces.  Main habitable windows located on the front and side elevations, the north flank elevation will face towards the new access road into the site.  On the south flank elevation, the first floor bedroom 1 & 2 windows will retain a distance of 11.6m to the boundary with 407 Barlow Road.  A first floor rear facing bathroom window will be obscured glazed by condition.


STREETSCENE & DESIGN


28. The six house types all incorporate pitched roofs with the Prestbury, Hale, Durham and Newbury house types also incorporating front gables.  The elevational finishes to the properties will include red brick, white UPVC widow details and dark grey slate to roofs.  These materials are considered in keeping with the external finishes to the house types on the nearby Stamford Brook development and also within the Barlow Road estate.  A couple of the proposed house types will incorporate mock-Tudor detailing to part of the elevations, which is not considered inappropriate for the style of the dwellings and in this particular context.


29. The proposed scheme has been laid out in order to ensure that the properties to the northern boundary with Sinderland Road and the eastern boundary with Barlow Road have their front elevations facing towards these road frontages.  The properties facing towards Sinderland Road, plots 1,7,8,9 & 10 will have pedestrian access only onto Sinderland Road with no vehicular access proposed to this northern boundary.  The Sinderland Road street elevation proposes a detached dwelling at either end of the site boundary, plots 1 & 10 with the terrace of the 3 dwellings, plots 7,8 & 9, located centrally along the boundary, a detached garage block is located between plot 10 and the terrace.  Plots 1 & 10 measure 8.6m from ground to ridge height and the terrace, plots 7, 8, & 9 measure 8.2m, the double garage measures 4.9m from ground to ridge height.  These building heights reflect the height and scale of residential dwellings located on the new Sinderland Brook estate and within the Barlow Road estate.  Space retained between the two storey buildings on this street elevation is quite substantial with approximately 14m between plot 1 & 7 and 14m between plot 9 & 10, these distances are dictated by plots layouts.


30. The properties will be set back from 1.5m from the northern boundary; again this reflects the layout of the more recent housing on the Stamford Brook estate especially further to the west of the application site along Sinderland Road.  It should be noted that a substantial grassed verge area measuring between 6m-10m deep is located between the application sites northern boundary and Sinderland Road.  This verge area ensures that the new development does not encroach beyond existing building line parameters established along this section of Sinderland Road and with imaginative soft landscaping proposals the Sinderland Road frontage of the development can be a positive contribution to this prominent road junction.


31. The Barlow Road boundary will have four dwellings positioned to the north side of the new vehicular access and one to the south side of the access.  Again a variation in house mix is proposed with plots 1, 5 & 23 including the house type Hale, plots 2 & 3 semi-detached Hampton and plot 4 a Durham.  Plots 1,5 and 23 will measure 8.6m from ground to ridge, plot 2 & 3 will measure 8.2m from ground to ridge and plot 4 8.7m from ground to ridge level.  Distances between these dwellings on the Barlow Road frontage are more reflective of the housing layout in the area including the Stamford Brook estate, in that they are positioned closer together, plot 1 & 2 retain 4m between them, plot 3 & 4 1.2m and 1.2m between plot 4 & 5.  These plots are not considered to form a cramped form of development, given that they are positioned in a staggered arrangement and involve different house type styles.  The property at plot 5 has its side elevation facing towards Barlow Road providing relief within the streetscene as its main roof slope faces into the site and not towards Barlow Road.


32. Within the development site the 7 dwellings along the southern boundary retain 2m between properties which is considered appropriate distance for the size and scale of the dwellings.  The properties in this row have a relatively uniform ridge height, plot 23 measures 8.6m ground to ridge; plots 19, 20 & 22 9m to ridge; plot 21 8.8m and plots 15-18 measure 10.5m. Plots 15-18 are the highest properties within the development and are located in the south west corner of the site the furthest from either of the streetside boundaries.  Notwithstanding their location, the height of the dwellings on plots 15-18 are not considered disproportionably large in the context of the surrounding area and will contribute to the variety of the differing house types and mix of housing within the new development.


33. Plots 10-14 along the western boundary again have similar ground to ridge heights, with plots 11 & 14 measuring 8.5m; Plots 12 & 13 measuring 8.1m and plot 10 measuring 8.6m.  A distance of 1.8m is retained between plot 14 & 13; plot 12 & 11 and plot 11 & 10.  This spacing between the properties is reflective of residential developments and ratios in the area especially within the Stamford Brook estate development.


HIGHWAYS AND PARKING


34. The proposed development provides sufficient off-street parking for each plot which complies with the Council’s Supplementary Planning Document (SPD3) Parking Standards and Design.


35. The site layout has developed following extensive consultation with the Local Highway Authority (LHA).  The existing vehicular access into the site from Barlow Road is to be relocated approximately 6m to the south side of the Barlow Road boundary. The internal access road and turning heads within the site have been designed to comply with LHA standards in relation to simultaneous egress/access within the site and also for safe manoeuvring space.


36. An existing bus stop is located on the west side of Barlow Road at the location of the proposed new access into the site.  The applicant will have to get the necessary permission from Transport for Greater Manchester to relocate the bus stop in order to provide the new site access.


TREES


37. A tree survey (Pinnacle Environmental Ltd) was submitted by the applicant as part of their application submission, the site has been inspected and the report considered by the Council’s Arboricultural Officer.  All trees within the site are to be removed as part of the application proposals.  It is acknowledged that much of the peripheral planting has not been well maintained since the site was first landscaped, resulting in dense screens of Thorn, Elder, Alder and Birch particularly on the Sinderland Road frontage.


38. A Silver Birch tree in isolation is located approximately 35m to the southwest of the Barlow Road access.  Birch is a shallow-rooted tree and the tree is unlikely to survive the pressure of development, even if the site layout was adjusted to allow a root-protection area.  Other good trees include the two even-aged specimens of the purple-leaved Norway Maple (cultivar 'Crimson King'), forming part of  group G3 in Pinnacle's survey schedule. The crowns of the two Maple trees have now met to form a common canopy and the density of the latter, combined with the dark purple leaves, casts a deep shade. These trees would be very difficult for any future resident to live with, even with regular (and expensive) pruning.

39. None of the trees on site are subject to a tree preservation order, to mitigate the loss of trees from the site it is considered appropriate that replacement tree planting is undertaken as part of the redevelopment of the site, details to be submitted as part of the landscaping proposals for the site through the appropriate landscaping condition.

DEVELOPER CONTRIBUTIONS


40. As stated previously, the application site is a Council disposal site, having previously been used as an elderly care home, which has since been demolished.  As part of the applicants submission a viability appraisal has been submitted to the Council for consideration.  The viability appraisal outlined the applicant’s case that to provide the developer contributions under the new SPD1 the development would not be financially viable to proceed in the current market conditions.  The viability appraisal has been assessed in detail by officers and its findings are considered acceptable.  Under the Council’s new adopted SPD1 Planning Obligations the proposed development would have generated the following contributions:-


		TDC category. 

		Gross TDC required for proposed development.

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

		Gross TDC required for proposed development.



		

		

		

		



		Affordable Housing

		9 Units required

		

		



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

		£3,565.00

		N/A

		£3,565.00



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

		£8,832.00

		N/A

		£8,832.00



		Specific Green Infrastructure (including tree planting)

		£21,390.00

		N/A

		£21,390.00



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

		£78,577.87

		N/A

		£78,577.87



		Education facilities.

		£216,378.97

		N/A

		£216,378.97



		Total contribution required.

		

		

		£328,743.84





41. The applicant had as part of their competitive tender process made allowances for developer contributions under the Councils previous SPD regime.  The contributions under the previous scheme would have included Open Space and Outdoor Sports Facilities £60,974.69; Highways Network & Public Transport £14,628.00 and Red Rose Forest £21,390.00 (minus £310 per tree planted on site, 3 trees required per dwelling); a total of £96,992.69.  The applicant has committed to providing this contribution which is likely to reduce in total due to provision of on site planting.  The provision of affordable housing would not have been required under the previous regime as 25 residential units was the trigger point.  It is recommended that an overage clause be included within the S106 legal agreement to require an increased financial contribution above £96,992.69 should there be any change in development costs or improvement in market conditions leading to higher sales values for the dwellings.


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 which would require a maximum contribution of £96,992.69 (Comprising £5,014.00 towards Highways; £9,614.00 towards Public Transport Schemes; £21,390.00 towards Specific Green Infrastructure [minus £310 per tree planted) and £60,974.69 towards Spatial Green Infrastructure, Sport and Recreation) but subject to an overage clause to ensure that a contribution up to the value of £328,743.84 could be secured should the applicants assumption about the development costs and subsequent valuation of the dwellings sales values upon completion of the works prove to be incorrect.


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


1. Standard


2. Approved Plans


3. Submission of materials


4. Landscaping


5. Retention of garage spaces


6. Obscured Glazing


7. Removal of Permitted Development Rights


8. Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and the Flood Risk Assessment (FRA) from RSK (Document Ref.880245 R1) dated February 2012, has been submitted to and approved in writing by the local planning authority.  The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.  The scheme shall also include:-details of exceedence event up to a 1 in 100 year including climate change allowance and details of how the scheme shall be maintained and managed after completion.


9. Contaminated Land Condition

10. Secure by Design condition

11. Details to be submitted to LPA to ensure adequate surface water management

12. Details to be submitted to LPA to ensure site drained on a separate system
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		WARD: Davyhulme West

		78010/FULL/2012

		DEPARTURE: No





		Two storey extension to existing building (fronting Davyhulme Road) to provide 3 no. additional one bedroom apartments. Erection of garage block to provide 15 car parking spaces.  Associated alterations to site layout, access, car parking areas and landscaping. 



		Woodhouse Court, Davyhulme Road, Davyhulme





		APPLICANT:  Ms Debbie Smith





		AGENT: Heyes & Co Ltd





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site incorporates a two storey apartment development (circa.1970’s) situated on a corner plot at the junction of Woodhouse Road and Davyhulme Road in Davyhulme.   The accommodation is within two detached blocks with 14 apartments in total, one fronting each highway with a detached masonry constructed car-port/garage block to the rear of the site.  The main vehicular access is onto Davyhulme Road with a secondary gated access onto Woodhouse Road.


The immediate area is predominantly residential with Davyhulme Golf Course to the south side of Davyhulme Road.


PROPOSAL


This application seeks the erection of a two storey extension to the accommodation block which faces towards Davyhulme Road, in order to provide 3 additional 1x bedroom apartments.  Additional works include the demolition of the existing car-port structure and the erection of a new 15 space garage block positioned along the eastern boundary of the site.  The access road to the rear of the site from Davyhulme Road is to be widened to allow for simultaneous access and egress.


The intention of the management committee is to sell the new apartments in order to fund ongoing maintenance within the site.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L2 – Meeting Housing Needs


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


W1 - Economy


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 - Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

76082/FULL/2010 – Two storey extension to existing building (fronting Davyhulme Road) to provide 3 no. additional one bedroom apartments.  Extension to north side of existing garage block to provide three additional garages.  Replacement of existing mono-pitched garage roof with pitched roof (including increase in overall height.  Associated alterations to site layout, access, car-parking areas and landscaping).  Refused 05/01/2011 for the following three reasons:-


1. The two storey extension by reason of its size, scale, siting and proximity to the boundary of the site, would result in a cramped form of development which would adversely affect the visual appearance of the street scene and would not be compatible with the character and spaciousness of the surrounding area. As such the proposal is contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan, and the Council's approved Planning Guidelines New Residential Development.


2. The proposed recycle refuse area and parallel parking bays (PS Flat 15, PS Flat 16, and PS Flat 17) situated within the site along the common boundary with no. 132 Davyhulme Road would by reason of noise, disturbance and odours be unduly detrimental to the amenities that the occupiers of the adjoining residential property could reasonably expect to enjoy. As such the proposal would be contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines 'New Residential Development'.


3. The proposed development would fail to provide adequate car parking and turning facilities within the site due to the inadequate size of the proposed parallel parking spaces and the lack of a turning area and could result in on-street parking and / or vehicles reversing onto the public highway to the detriment of highway safety. The proposed development would therefore be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.


APPLICANT’S SUBMISSION


The applicant has submitted a design and access statement in support of the proposal.


CONSULTATIONS


Local Highway Authority (LHA) – No objections


Drainage – No objections


Pollution and Licensing – Contaminated land report required by way of planning condition.

Environment Agency – No comments received at time of report preparation.


REPRESENTATIONS


Neighbours:- 4 letters of objection have been received, points raised include as follows:-


· Proposed garage block will be 6m from rear elevation of properties along Kew Drive which have small rear gardens.


· Garage block will cause noise, danger of fires and will block natural light and views.


· Property values will decrease as a result of proximity of garage block to properties on Kew Drive.


· Garage block will attract anti-social behaviour (previous experience of underage drinking at the existing car-port)


· Proposed extension will dominate outlook (from 132 Davyhulme Road)


· Extension will reduce the openness within the streetscene and is contrary to the rest of the properties on Davyhulme Road.


· Extension will appear cramped


· Non-recycling bins positioned close to boundary (with 132 Davyhulme Road) would create disturbance and odour; garage block would also dominate garden area.


· Proposed planting between garage block and eastern boundary will be difficult to maintain and could damage neighbours boundary fence (possibility that conifers could be planted)


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


42. The site as previously indicated is unallocated within the UDP proposals map and is located in an area comprising mainly residential dwellings.  One of the key objectives set out within the NPPF, is the priority on reusing previously developed land within urban areas.


43. 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.


44. 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 the streetscene.


RESIDENTIAL AMENITY


45. The proposed two storey extension to form the three new apartments will be located on the eastern elevation of the existing accommodation block which fronts onto Davyhulme Road.  The extension will be designed to provide one apartment at ground floor and two at first floor.  In addition the extension will extend across the existing vehicular access from Davyhulme Road into the site, therefore a new under pass will be formed under the extension.  It is proposed to have powder coated steel operated gates to the underpass, the gates to be finished in black


46. The two storey side extension will project out 13.2m from the side elevation and will measure the same width as the existing block, 8.5m, with a central staircase projecting out a further 0.8m on the front elevation.  The design of the extension will be in keeping with the host building incorporating, pitched roofs, matching windows and facing brick with timber panelling details between ground and first floor windows.  The ground to eaves and ridge height of the extension will also match the existing building, measuring 4.8m and 6.9m respectively.  The east facing gable elevation facing towards 132 Davyhulme Road will be narrower in width measuring 6.8m; the ridge height of this projecting gable is also slightly lower at 6.5m.  A distance of 3m at the nearest point will be retained from the eastern gable elevation of the extension to the eastern boundary with 132 Davyhulme Road.


47. The nearest neighbouring residential property to the proposed extension is 132 Davyhulme Road. On the previous application that was refused (Ref:76082/FULL/2012) no specific reason for refusal was included with regards the proposed extension upon the amenity of the occupants at 132 Davyhulme Road.  The siting of the recycling bins close to the neighbours boundary was included as a reason for refusal.  132 Davyhulme Road at ground floor level has a secondary clear glazed dining room window and a hall window facing towards the application site, the side window of a porch is also located at ground floor.  At first floor is a wrap around bedroom window which partly faces the application site and also Davyhulme Road to the front.  The property has an attached single storey garage on the side facing the application site, although the garage is positioned further back on the flank elevation.  The property has a projecting two storey front gable with bay windows at ground and first floor facing Davyhulme Road.


48. The proposed side extension will be positioned parallel with the side elevation of 132 Davyhulme Road.  A distance of 9.6m at the nearest point will be retained from the proposed extension and the nearest two storey elevation of 132 Davyhulme Road.  No sole habitable room windows at 132 Davyhulme Road will be affected by the proposed extension.  As indicated the extension will be located 3m at the nearest point to the shared boundary with 132 Davyhulme Road, boundary treatment between both sites as this point consists of a 1.8m high concrete post and timber infill panel fence, reducing to 1m in height as it extends to the front boundary with Davyhulme Road.  On the other side of this boundary at 132 Davyhulme Road is an area of hardstanding for cars to park with a section of front garden either side of the driveway.  It is therefore considered that the extension will not result in any disamenity to the occupants of 132 Davyhulme Road, given its position from the shared boundary; its location adjacent to an area used for parking and by the reduction in height and width of the gable nearest to the shared boundary with the neighbour.


49. The proposed new apartments do not raise any issue of overlooking or loss of privacy within the grounds of the application site as all apartments currently have first floor habitable room windows on the rear elevations which look onto the communal car-port structure and access road.


50. Following receipt of amended plans, the applicant has altered the roof design of the proposed garage block to now have the lowest part of the mono-pitch roof nearest the eastern boundary of the site and the highest part facing inwards towards the application site.  As submitted originally the highest section of the garage block was positioned facing towards the eastern boundary.  The garage block will measure 2.2m on the rear elevation facing towards the eastern boundary and 3m on the front elevation facing in towards the site.


51. The garage block will be located approximately 6m from the rear elevation of the new extension and will retain a distance of 1m-1.5m to the eastern boundary of the site given the configuration of the site.  The garage block will measure approximately 39m in length and will extend adjacent to the shared boundary with the rear gardens of 132 Davyhulme Road and 19-23 Kew Drive a small terrace of three two storey dwellings.  Boundary treatment along all these boundaries consists of an approximately 1.8m high concrete post and timber infill panel fence, sections of which are augmented by planting.  


52. The rear garden of 132 Davyhulme Road has a number of established trees and bushes along its boundary which would screen the new garage block.  19-23 Kew Drive all have small rear gardens, approximately 6m deep from the rear elevation to the boundary with the application site.  It is considered that the amendment to the garage design to keep the lower section of the structure nearest the shared boundary will reduce the visual impact of the structure.  As indicated previously the block will retain between 1m-1.5m to the shared boundary, this area to be planted to improve screening between sites.


BIN STORAGE/REFUSE AREA


53. Following the previous reason for refusal relating to the positioning of the bin/recycling storage area immediately adjacent to the shared boundary with 132 Davyhulme Road, the applicant has now located this area within the site, some 14m from the eastern boundary of the site with the nearest residential dwellings.  An appropriate condition to be attached requiring details to be submitted of bin and recycling storage compound.


STREETSCENE


54. One of the reasons for refusal on the previous application related to the extension forming a cramped form of development within the streetscene by reason of its size, scale siting and proximity to the boundary.  


55. The previous proposed extension retained a distance of 0.2m at the nearest point to the eastern boundary with 132 Davyhulme Road increasing to 0.8m at the furthest point.  The current application now proposes 3m to be retained the nearest point and 3.5m at the furthest point to the side boundary with 132 Davyhulme Road.  This increase in space to the boundary is now considered acceptable and overcomes the previous concerns regarding spaciousness.


56. As indicated previously the proposed extension will replicate the existing buildings on site in relation to size, scale massing and design, the buildings are reflective of the era they were constructed and any attempt to impose a different design/style with regards the extension would result in an incongruous feature within the streetscene.


CAR PARKING AND HIGHWAYS


57. One of the reasons for refusal on the previous application related to inadequate parking and manoeuvring space within the site.  The current proposal does not now propose tandem car-parking bays and that particular reason for refusal is now no longer applicable.  


58. With regards the current proposal, the applicant has amended the access road/driveway within the site in line with the LHA’s comments to allow for access and egress of cars at the same time.  A condition to be also attached to any grant of planning permission to provide secure cycle parking spaces within the site.


DEVELOPER CONTRIBUTIONS


59. The proposed development is one that requires Trafford Developer Contributions (TDC) in accordance with SPD1 Planning Obligations are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

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

		Net TDC required for proposed development.



		

		

		

		



		Affordable Housing

		N/A

		N/A

		0.0



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

		£159.00

		N/A

		£159.00



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

		£603.00

		N/A

		£603.00



		Specific Green Infrastructure (including tree planting)

		£930.00

		N/A

		£930.00**



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

		£1,728.83

		N/A

		£1,728.83



		Education facilities.

		N/A*

		N/A

		0.0



		Total contribution required.

		

		

		£3,420.83





* SPD1 does not require an educational contribution for 1 bedroom flats.


** Less £310 for each tree planted on site as part of an agreed landscaping scheme


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 £3,420.83. This comprises £159.00 towards Highways; £603.00 towards Public Transport Schemes; £930.00 towards Specific Green Infrastructure (less £310 per tree planted) and £1,728.83 towards Spatial Green Infrastructure, Sport and Recreation.


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


1. Standard


2. Approved Plans


3. Submission of materials


4. Submission of Landscaping scheme


5. Details of bike shed and bin store


6. Retention of parking


7. Contaminated Land report to be submitted


8. Vehicular gates to be treated and retained in powder coated colour black


9. Submission of scheme for secure cycle parking.
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		WARD: Brooklands

		78074/HHA/2012

		DEPARTURE: No





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



		15 Harrow Drive, Sale, M33 3TB





		APPLICANT:  Mr Matthew Keen





		AGENT: N/A





		RECOMMENDATION:  GRANT 









This application needs to be determined by the Planning Committee as the applicant is a Council employee.


SITE


The application site comprises one half of a pair of semi-detached dwellings located on the west side of Harrow Drive, Sale.  The surrounding area is predominantly residential, beyond the rear boundary of the site is the metro line.  The property has a single storey rear outrigger which adjoins a rear conservatory which extends up to the shared boundary with the adjoining dwelling 13 Harrow Drive.  To the rear garden is a detached single storey outbuilding positioned along the shared boundary with 17 Harrow Drive to the north side of the site.  To the front of the site is a small garden area and an area of hardstanding which can accommodate two cars to park off-street.


The adjoining dwellinghouse 13 Harrow Drive has a single storey rear outrigger on the opposite side from the shared boundary with the application property, and a detached garage set back from the outrigger.  Boundary treatment between both dwellings consists of a 2m high concrete post and timber panel fence.


17 Harrow Drive to the north side of the site has a single storey part side/rear extension and a detached garage which is positioned adjacent to the detached outbuilding at the application site.


PROPOSAL


Following the original submission the applicant has undertaken a number of amendments to the proposed extensions in order to comply with the Council’s guidelines for house extensions as outlined within the Supplementary Planning Document (SPD4) A Guide for Designing House Extensions & Alterations.  The proposal involves the erection of a two storey rear extension, part single storey rear extension and a single storey side extension.


Following the removal of the conservatory and single storey outrigger to the rear of the dwelling, the two storey rear extension will project out 1.5m (at both ground and first floor) and will be positioned 0.1m from the shared boundary with the adjoining dwelling 13 Harrow Drive.  The extension will then step in from the shared boundary by 1m and then extends out a further 1m giving a total projection out from the rear elevation of 2.5m.  The extension will extend across the entire width of the rear elevation a distance of 5.7m.


The single storey side/rear extension is set back 7m from the front elevation of the dwelling and extends out 2.1m from the flank elevation, extending for a distance of 9.9m to the rear of the property and measuring 3.6m in width.  The extension will retain a distance of 750mm – 1500mm to the shared boundary with 17 Harrow Drive as the site boundary tapers.


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport & Accessibility


L5 – Climate Change


L7 - Design


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/32721 – Erection of single storey building to the rear to form a swimming pool – Approved 13/02/1991


APPLICANT’S SUBMISSION


None


CONSULTATIONS


None

REPRESENTATIONS


None


OBSERVATIONS


RESIDENTIAL AMENITY


1. With regards the adjoining dwellinghouse 13 Harrow Drive, the two storey rear extension has been designed in order to comply with Council guidelines regarding acceptable projection out in close proximity to the shared boundary with the neighbouring property.  SPD4 allows for 3m projections at ground floor close to the boundary and 1.5m at first floor again close to the boundary.  If the extensions are set away by more than 15cm from the shared boundary, the projection can be increased by an amount equal to the extra distance from side boundary.  As indicated previously, the two storey rear extension will project out 1.5m, is then stepped away from the boundary by 1m and projects out a further 1m giving an overall projection out of 2.5m which complies with the Council guidelines.  The extension is therefore not considered to result in any adverse impact to the residential amenity of the occupants at 13 Harrow Drive in relation to loss of light or the extension being overbearing.


2. The first floor windows on the rear elevation of the two storey extension will retain a distance of approximately 29m to the rear boundary, well in excess of the minimum distance as outlined in the SPD4 of 10.5m from first floor habitable room windows to a neighbouring boundary.  Notwithstanding the distance retained to the rear boundary, the Metrolink is located beyond the rear boundary and therefore the land to the rear is not within residential use.


3. With regards the relationship with 17 Harrow Drive to the north side of the site, the two storey rear extension would not project out beyond the existing side elevation of the dwelling which faces towards 17 Harrow Drive.  As indicated the extension will project out 2.5m from the rear elevation, it will retain a distance a distance of 3m at the nearest point to the shared boundary with 17 Harrow Drive.  The extension therefore complies with the guidance within SPD4 with regards acceptable projections for two storey extensions.  The existing bathroom will be converted to provide bedroom three, this will involve utilising the existing window opening on the first floor north facing elevation towards 17 Harrow Drive.  In order to provide some natural light into this room by way of clear glazing it is suggested the applicant includes an Oriel window which incorporates a triangular ‘plan’ layout which projects out from the side elevation. whereby a clear glazed section of glazing can face eastwards down the drive and the section facing the rear can be obscured glazed to ensure no overlooking to neighbours property.

4. 17 Harrow Drive has a single storey part side extension which is located towards the rear of the property as it also wraps around the rear elevation.  The side extension has two clear glazed windows which serve a kitchen area facing the application site.  The kitchen also has clear glazed patio doors on the rear elevation and an additional window on the front elevation of the side extension facing towards the street, the kitchen area therefore has a number of sources of natural light and not just from the side windows.  The proposed two storey rear extension is therefore not considered to result in any loss of light or be overbearing and intrusive to the occupants at 17 Harrow Drive.


5. The single storey side/rear extension will extend approximately 6m beyond the rear elevation of the two storey extension.  This projection would not normally comply with Council guidelines for single storey rear extensions.  However as the extension will be positioned immediately adjacent to the detached garage at 17 Harrow Drive the extension will be screened by the garage and therefore will not result in any disamenity to the occupants at 17 Harrow Drive.  With regards the relationship with the adjoining dwelling 13 Harrow Drive, the single storey rear extension will be positioned 4m from the shared boundary, projecting out 6m from the rear of the two storey extension.  Boundary treatment consists of a 2m high fence however with the new opening (bi-folding doors 2.4m wide opening) to the study room at 4m from the shared boundary, it is considered that some additional soft landscaping be included to supplement the boundary treatment to improve screening between sites.  This would implemented by way of an appropriate condition.

STREETSCENE


6. The two storey rear extension will incorporate hipped roofs in keeping with the style of the host dwelling.  Given that the two storey extension will have a staggered footprint this will result in a staggered roof design incorporating a lower ridge level on the section which projects out further.  The roof design although slightly unconventional, is not considered to have any adverse impact on streetscene given its position to the rear of the dwelling and with Metrolink line to the rear, no serious impact on amenity of residents.

7. The roof design of the single storey extension will have an asymmetrical pitched roof (higher eaves level on south facing elevation).  Although sited to the rear of the site and not visible from the streetscene, this specific design element is considered out of keeping with the style of the dwelling.  It is therefore requested that the roof pitch is made symmetrical with a standard pitched roof.  Applicant is to submit amended plan to illustrate this change, details of which to be reported on additional information report.

CAR PARKING


8. Current off-street car parking provision will not be affected by the proposed development, two spaces are achieved to the front of the site, the open plan relationship with 17 Harrow Drive allows for a car to also park to the side of the dwelling.


RECOMMENDATION: GRANT subject to the following conditions 


12. Standard


13. Approved Plans


14. Matching materials


15. No further openings on side elevations of two storey extension.

16. Soft landscaping to shared boundary with 13 Harrow Drive


17. No permission granted or implied for side dormer extension
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		WARD: Bowdon

		78105/FULL/2012

		DEPARTURE: YES





		Erection of new visitors reception building comprising of reception, cafe, shop, toilets and associated offices and stores together with provision of new paths, footbridges, substation and service yard. Demolition of existing membership office.



		Dunham Massey Hall, Woodhouse Lane, Dunham Massey, WA14 4SJ





		APPLICANT:  The National Trust





		AGENT: Brownhill Hayward Brown





		RECOMMENDATION:  MINDED TO GRANT SUBJECT REFERRAL TO SECRETARY OF STATE









SITE


The application relates to the existing main public car park for Dunham Massey Hall and Park together with the adjacent wooded/grassed areas.  The car park is located to the north-western corner of the Park and is accessed from Woodhouse Lane to the east of where it goes under the Bridgewater Canal at the Dunham Underbridge.  Brickkiln Lane joins Woodhouse Lane between the access to the car park and the canal.  


Dunham Hall is a Grade I listed building and numerous of the associated buildings are also independently listed including the Grade I North and South stables buildings.  Dunham Massey Park is included in the Register of Parks and Gardens of Special Historic Interest and is a Grade II* Park – this designation covers the whole of the parkland area, including the application site.


The site is not in a conservation area nor are the trees within the Park protected by TPO.


Dunham Park is a Site of Biological Importance that also contains a Site of Special Scientific Interest (the area of the park to the east and south-east of the main house) whilst Dunham New Park is a Site of Biological Importance.  The application site is within the area of the SBI but not the area of the SSSI.


PROPOSAL


It is proposed to erect a new visitor reception building adjacent to the existing main car park.  The existing small timber and thatched roof membership office would be demolished.  


The new building would incorporate the following:- main welcome/ticketing area; café with terrace; shop; toilets; personal mobility vehicle (PMV) store; ancillary storage; office space and service yard together with associated access to the existing service road.  The building would provide over 1300 sq.m of floorspace in total.


The proposals also include:- provision of new garden area around the existing Rose Fountain including fully accessible pedestrian routes and landscaping works; footpath links to/from the car/cycle area and the moat path including new pedestrian bridge from terrace area across garden area to link to the moat path.


The Trust also propose, as part of the scheme (though not forming part of this planning application), the conservation and interpretation of the ground floor elements of the Grade I Listed North and South Stables following the de-canting of the welcome/ticket area and the PMV uses to the new building.

The building has been designed to have the form of 5 traditionally proportioned agricultural buildings linked by a lower lightweight, flat roofed canopy.  The palette of materials would in the main be traditional brickwork, timber and a slate roof.  The main elevations to the car park would include the main entrance and would be mainly brickwork, whilst the elevations to the landscaped garden area and fountain would incorporate more timber and glazing.  To the garden side, landscaping works would include some contouring of the land to bring ground level up to the terrace level, though the western side elevation to the service road side would still appear as a two storey elevation due to the change in levels from car park level down to the valley bottom.


It is proposed to remove a number of trees from the area to make way for the building, though most of the significant trees to the western side would be retained.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


        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 until such time that they are superseded by new “Local Plan” documents. These policies remain material considerations in terms of planning decisions, the weight of which being determined by the level of their compliance with the NPPF. Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by the new style Trafford ”Local Plan”; and


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility

L5 – Climate Change

L7 – Design


L6 - Waste


L8 – Planning Obligations 

R1 – Historic Environment - 

R2 – Natural Environment


R4 – Green Belt, Countryside and Other Protected Open Land 

R5 – Open Space, Sport and Recreation


R6 – Culture and Tourism 

PROPOSALS MAP NOTATION 


Green Belt


Protection of Landscape Character


Wildlife Corridor


Areas of Nature Conservation Value


Tree and Hedgerow Protection


Special Landscape Features


Adjacent to River Valley Floodplain


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV9 – Sites of Importance for Nature Conservation


ENV10 – Wildlife Corridors


ENV13 – River Valley Floodplains


ENV17 – Areas of Landscape Protection (Wooded Estate Land)


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


RDF2 – Rural Areas


RDF4 – Green Belts


W1 – Strengthening the Regional Economy


W7 – Principles of Tourism Development


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


EM3 – Green Infrastructure

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.  It 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. However many PPSs and PPGs had “companion guides” and other forms of guidance notes produced alongside them and most of these remain extant.  The NPPF and relevant guidance documents will be referred to as appropriate in the report.


RELEVANT PLANNING HISTORY

H/70303 - Alterations to existing car parking including re-surfacing and construction of additional car parking spaces.  Planning permission granted on 23 December 2008.

H/50684 – Erection of ground floor extensions to kiosk.  Approved 8 January 2001.

H/45176 - Erection of single storey timber clad & thatch roofed building for the sale of ice-cream.  Planning permission granted on 11 February 1998.

H/41963 - Creation of a hard standing surface to be laid on part of main car park.  Approved 27 March 2006.


There have been numerous other applications relating to the hall and other buildings, both for planning and listed building consent.


APPLICANT’S SUBMISSION

The applicants have submitted the following reports with the application:-


· Design and Access Statement:- the proposals seek to mitigate any visual disruption by positioning the building low in the general landscape; using material that when glimpsed appear to be historic in nature; using material that will blend into their setting (darker tones within the landscape); maintaining existing trees and planting wherever possible; augmenting the existing landscape with trees and planting to fill gaps and screen the building where desired; the building is split into 5 ranges which are set at angles to minimise flat elevations; elevations are suitable articulated and ridge and eaves heights broken up

· Heritage Impact Assessment


· Planning Policy Statement


· Survey of Rhododendrons


· Ecological Statement


· Tree Survey

The applicants have also submitted a brief resume of visitor feedback:- there has been no negative feedback from visitors regarding the proposed development; there have been two enquiries from cyclists wanting to ensure that the needs of cyclists have been taken into account; Dunhams Visitor Enjoyment score continues to slip; in the visitor survey typical suggestions  to improve the experience are – have a separate coffee shop; restaurant too full and queues too long; bigger restaurant; more toilets; toilets near car park and picnic area; larger shop; outdoor seating for refreshments

Subsequent to representations received, the applicants have also responded in particular on the comments made by English Heritage and Cheshire Garden Trust and have also provided a Bat Survey in response to comments raised by the Grater Manchester Ecology Unit. 

Further information and visuals have been provided following meetings and discussions to clarify details of the buildings, to clarify visual impact from several key view points, to confirm the removal of proposed photovoltaic cells from the roofs of the building and to indicate improved landscaping proposals.  


These points will be discussed in the Observations section as appropriate.

CONSULTATIONS


LHA – The site provides 966 car parking spaces overall and it is considered that this level of parking spaces are sufficient to support the proposed building and facilities and therefore there are no objections to the proposals on highways grounds.

Environment Strategy – Drainage – no objection raised but recommends standard informative R13

Environment Agency – No objection in principle to the proposed development but request conditions relating to surface water drainage to be based on sustainable drainage principles

With regards to the proposed Water Source Heat Pump, any open loop system (dependent on volume) is likely to require an abstraction licence issued under the Water Resources Act 1991 and a discharge consent (Environmental Permit) issued under the Environmental Permitting (England and Wales) Regulations 2010. More information on the proposed design of this system, and the potential impact on water quality of its installation and operation will be required as part of the permit application. In addition an ecological assessment will need to be undertaken to ensure there is no negative impact upon the biodiversity of the lake. 


To maximise the biodiversity value of the proposed application site, measures could be incorporated into the design such as bat bricks and boxes, bird boxes and using only native species in landscaping works.  In addition, the woody material gained from any felling works could be used to construct habitat logpiles. 

Surface water run-off should be controlled as near to its source as possible through a sustainable drainage approach to surface water management (SUDS). 



English Heritage - In summary, English Heritage supports the scheme and believes that the benefits that will flow from it will outweigh any potential harm to the historic environment. We believe that the new development would be further enhanced by the use of stone slate and handmade brick rather than the proposed choice of Welsh slate and stock brick for the new development.  


The additional visualisations along with the proposed landscape plans now help to determine the impact of the development on the setting of Dunham Massey Hall and its Registered Park and Gardens in line with NPPF policy at section 12, paragraphs 129 and 134. It is clear that the location is an appropriate one for the new development, and that it will cause little harm to the designed landscape; other possible sites are all more sensitive. While the new buildings will be visible, particularly in winter, from parts of the designed landscape, what little harm that could be caused to the setting of the principal historic buildings and landscape will be mitigated to a significant extent by the proposed planting scheme.  The construction of a visitor centre will bring significant improvements to the visitor experience at Dunham Massey. There will also be heritage conservation benefits that include the transfer of some visitor services to the new build, thus allowing the introduction of optimum uses for historic buildings, such as the stables, that better reveal their historic and architectural significance. We therefore advise that you should weigh the very modest level of harm to the historic environment against the substantial public benefits, including heritage benefits, which the scheme will deliver.


The National Trust and English Heritage have a genuinely held difference of view about the most appropriate materials for the new building. We believe that stone slate and a less engineered (handmade) brick would result in a building more likely to harmonise with its neighbours and which would further mitigate any potential harm to the setting of the principal historic buildings. Whilst Welsh blue slate is used elsewhere on the estate it is not used close to the hall where stone slate and handmade brick are used in all the ancillary structures. The consistent use of rustic handmade brickwork with robust stone roofs provides a clear and legible contrast with the hall’s lighter and more elegant classical lines using a higher quality brick and Westmorland slate. The local stone flag and handmade brick also reflect the period in which the stables and neighbouring service structures were built and help to distinguish the service function from the mansion. 


When the contemporary design originally proposed by The National Trust was amended, the view expressed by its expert panel, that the new facilities should more closely reflect the utilitarian nature of the farmstead, helped to inform the new design. This resulted in a series of interconnected blocks evoking a range of farm outbuildings. We believe that the introduction of an extended palate of materials within the immediate environment of the main house and outbuildings will not harmonise as well with the character and appearance of these key structures as the materials that are used within the visual envelope of the hall.


We believe that the scheme would be improved by the use of stone slate and hand made brick, but, because the benefits of the scheme significantly outweigh the disbenefits, the use of Welsh Slate and engineered brick does not, in our view, provide a reason for refusal. English Heritage recommends that the application should be approved.


GMAU – Has discussed the proposals with the National Trust archaeologist in relation to potential impact on archaeological remains and an appropriate scheme of mitigation should the development proceed. The National Trust has submitted an ‘Archaeological Impact Assessment’ in support of the proposal, which reflects our discussions and is in line with the requirements of PPS 5. GMAU are happy with the mitigation scheme set out in the Assessment and recommend that archaeological interests are secured through a planning condition. 

GMEU - The application lies within a Grade A Site of Biological Importance (SBI): Dunham Park. 


While the proposal does not affect the majority of the trees within this part of the SBI, a number are still to be felled.  


The bat survey identified two trees that have high potential to support bat roosts.  The survey report stated that an emergence survey was undertaken on the site, although the full results of this survey have not been included.  However, given the timing of this emergence survey its value is questionable as it is outside of the survey period for active bats (Bat Conservation Trust 2007.  Bat Surveys – Good Practice Guidelines) and the survey was therefore not, as it is stated, undertaken in accordance with these Guidelines.


The report states these two trees should be felled under guidance of an ecologist.  However, since a survey was undertaken outside of the appropriate survey period and the trees are assessed as having a high potential to support bats, if these two trees are to be felled during the active season for bats (May to September) an emergence or re-entry survey should be carried out immediately prior to the trees being felled by a licensed bat consultant.  A condition to this effect should be attached to any permission, if granted.


In relation to the removal of the other trees, the methodology outlined in the survey report is acceptable and should again be required by condition.


Garden History Society – No comments received.

REPRESENTATIONS


Neighbours – No comments received


Cheshire Gardens Trust – Objects to the proposed development – the Cheshire Gardens Trust is not convinced that the historic landscape context has been adequately assessed or given sufficient weight in the current proposal.  The primary concern is the likely impact of the proposal on the integrity of the historic parkland which is Grade 2* on the English Heritage Register of Historic Parks and Gardens of special historic interest in England.  Following further discussion with the National Trust and consideration of further information submitted, the Cheshire Gardens Trust maintains its objection and considers; 


· the proposal would harm the integrity of the registered parkland without sufficient justification and is contrary to Government policy as set out in NPPF.  


· no further information has been submitted on alternatives; 


· the proposal greatly expands the footprint of development within the parkland; 


· there has not been an adequate landscape or visual assessment; 


· no further information has been provided on the long term conservation management of the parkland; 


· this scale of the building and hardsurfacing together with its location is a concern


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Green Belt 


1. There is a general presumption against inappropriate development within the green belt.  Core Strategy policy R4.2 states that “New development, including buildings or uses for a temporary period will only be permitted within these areas where it is for one of the appropriate purposes specified in national guidance, where the proposal does not prejudice the primary purposes of the Green Belt set out in national guidance by reason of its scale, siting, materials or design or where very special circumstances can be demonstrated in support of the proposal.”

2. NPPF at section 9 sets out the Governments policies on Protecting Green Belt Land.  This section sets out this policy in much the same way as was set out in the UDP and PPG2. NPPF sets out at para 87 that as with previous Green Belt policy, inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.  Local Authorities should ensure that substantial weight is given to any harm to the Green Belt and that “very special circumstances” will not exist unless potential harm to the Green Belt by reason of inappropriateness and any other harm are clearly outweighed by other considerations.


3. At para 89 NPPF clarifies that the construction of new buildings is inappropriate unless they are buildings for agriculture and forestry; are appropriate facilities for outdoor sport, outdoor recreation….as long as it preserves openness and does not conflict with the purposes of including land within the Green Belt; the extension or alteration of a building; the replacement of a building; limited infilling of villages and limited affordable housing; and limited infilling or the partial or complete redevelopment of previously developed land.  It is considered that the proposed new building does not meet any of these exceptions (nor does it constitute one of the other forms of development that are defined as not inappropriate) and as such has to be regarded as inappropriate development in the green belt for which very special circumstances should be demonstrated.


4. The applicants have sought to demonstrate very special circumstances surrounding the proposals.  In particular:-


· If Dunham is to continue to successfully fulfil its national, conurbation and local roles as a countryside visitor attraction, and thereby support a range of local businesses and the wider Trafford tourism offer then it is essential that the facilities provided for visitors meet their current and future expectations; at present they fall woefully short and undue pressure is placed upon the very heritage assets that are key to visitors enjoyment


· There is a visitor need for improved facilities.  Facilities originally designed for 250,000 visitors now have to cater for 550,000 per annum.  The existing facilities for visitors are used well above their designed capacity resulting in visitor dissatisfaction and lost revenue for conservation work and implications for the existing heritage assets, in particular the Stables 


· Whilst a larger facility could be justified economically and would provide further income for conservation work, this has been resisted in order to ensure that the scale of the new development does not cause material harm to Dunham’s heritage features


· There will be three areas of heritage enhancement as a result of the proposals.  Firstly, the current activity associated with the visitor facilities is causing on-going damage to the stables (the importance of which has recently been revealed); the need to reduce footfall and pressure on the stables is a paramount matter to ensure their conservation.  Secondly, the proposed development would allow the opportunity to conserve and interpret the Stables and there is already a commitment in the Dunham Property Business Plan to conserve and interpret the Stables, including the provision of necessary finance, when new facilities are provided and key areas are vacated.  Thirdly, the new development will result in additional income to Dunham (based on existing number of visitors, not an increase) which will be available to fund the backlog of conservation work as well as ensuring that on-going maintenance can be properly programmed and resourced.  All income will be re-invested at Dunham; increased income will also enable the Trust to continue a programme of declaring land within the wider estate as “inalienable”


· The proposed development would improve accessibility for all visitors


5. The proposal represents a significant building which will have some impact on the openness of the Green Belt.  Its design and siting are such that the harm to the openness of the Green Belt have been mitigated as far as possible.


6. It is considered that the cumulative effect of the “very special circumstances” set out by the applicant is sufficient to overcome the harm caused by the inappropriateness of the development in the Green Belt and the impact on openness and character resulting from the size and design of the development.


Open Space


7. Core Strategy Policy R5 states that the Council will identify, protect and enhance Trafford’s open spaces and sports facilities through the Land Allocations DPD and Supplementary Planning Documents as appropriate.  The justification to Core Strategy Policy R5 states that countryside sites such as Sale Water Park and Dunham Massey have a role to play in meeting some of the formal and informal recreation needs of the local population.  However, provision of readily accessible facilities within the urban area is essential to ensure sustainable communities and to reduce reliance on the private car.  

8. Policy R6 at 6.1 states that “The Council will encourage and continue to support the culture and tourism offer, and related developments where appropriate, that highlight and enhance the cultural heritage of the Borough, in accordance with national guidance and policies within the Development Plan for Trafford”, in a number of key areas including Dunham Massey Park and House.   The justification for this Policy states that the diversity of cultural and tourism facilities within Trafford is showcased by regionally and nationally recognised institutions such as the Dunham Massey Park and House…..(and others).


9. The proposed development is intended to support the role that Dunham plays as an important countryside site for the local population and as a tourist destination.  As such it is considered that the proposed development does not conflict with these policies of the Core Strategy and positively supports R6.


IMPACT ON HERITAGE ASSETS 


10. Dunham Massey Hall and its associated buildings are listed at Grade 1, 2* and 2.  Dunham Park is Grade II* on the English Heritage Register of Historic Parks and Gardens of Special Historic Interest in England.  These elements of Dunham are all designated heritage assets as defined by NPPF.  Careful consideration has to be given in the assessment of the application to the impact of the proposed new development on the setting of these important listed buildings – both directly and in particular from various view points inside and outside the Park and the impact on the registered garden.  


11. The Core Strategy deals with heritage matters at Policy R1.  In particular, Policy R1.1 states that “All new development must take account of surrounding building styles, landscapes and historic distinctiveness.”  Policy R1.2 states that ”developers must demonstrate how the development will complement and enhance the existing features of historic significance including their wider settings, in particular in relation to conservation areas, listed buildings and other identified heritage assets”.   Policy R1.6 states that developers will be required to demonstrate how their development will protect, preserve and enhance heritage assets and their wider setting.  These heritage assets include listed buildings and sites on the English Heritage Register of Parks and Gardens of Special Historic Interest.


12. The applicants have spent considerable time before the submission of this application in considering various options for the facilities both in terms of location and design.  The current proposal is supported by a considerable amount of supporting information that sets out the background to the current scheme, the process that was gone through to arrive at the current proposal and the impact of the current proposals on the setting of the heritage assets at Dunham.  The impact has been assessed from key views in and around the site.


13. Detailed visualisations have been submitted showing views from several important viewpoints - from the car park, from the moat path, from the main house and garden and from Little Bollington to the south outside the Park.


14. Whilst the building would be readily visible from the car park, it has been designed so it would sit down the slope into the dell.  This would reduce its impact on views from the car park towards the main house and stables, whilst at the same time ensuring the main entrance was readily visible to visitors.  Removal of some trees including a mature oak, would open up these views from the car park somewhat but not to the detriment of the views of the existing listed buildings.


15. The building would appear as a range of buildings set within an area of trees and landscaping when viewed from the moat path.  It would be most apparent from the two ends of the moat path, including where the new pedestrian path would join the moat path close to the deer gate and Barn Cottages.  Additional planting is proposed to mitigate the impact of the building and new planting is also proposed to enclose the fountain area.

16. Views from the house and gardens, including the Orangery lawn and the Mound, would be limited with the existing landscaping providing a good buffer.  Proposed landscaping around the proposal and along the Moat Path would further mitigate the impact of the building.  


17. The new extended car park does have an impact when viewed from Little Bollington and there is a concern that the proposed development could have a similar impact.  In particular in winter and early spring the building could be visible as a substantial structure seen within the same views as the main house and stables.  A significant difference though is that there is a sizeable buffer of existing trees between the service road and the boundary wall to Dunham Park.  Trees within the garden area around the proposed building are also being retained and additional landscaping is proposed to provide more screening at lower levels.  A condition could seek to ensure that such planting is provided to have an immediate effect which was not the case with the car park.


18. The building would develop what is part of a previous garden area but which has not been accessible to visitors for some time.  The proposal will result in a significant improvement to the accessibility of this area and includes attendant improvements to the landscaping of the area.  Both of these aspects will be improvements to this part of the garden and would provide a new experience for visitors to enjoy.  Whilst this area of gardens could have been improved without the intervention of a substantial building as proposed, there is no evidence to suggest that this would have happened or was even being considered by the National Trust.


19. Integral to the consideration on setting is the design and materials.  The proposed design is considered to be appropriate to the context whilst material proposed will be of high quality and reflect the colours, textures and materials to be found within the grounds of Dunham Hall and within the wider estate.  There is a difference of opinion as to whether the roofing material should be stone (to reflect existing roofing materials on existing buildings such as the stables and service buildings within the parkland) or welsh slate (as used on numerous farm buildings within the wider Dunham estate).  Officers have expressed an opinion that stone would perhaps be preferable (together with handmade brick as opposed to stock brick that would go with the slate roof).  The applicants consider that whilst there is a case for the use of stone, it would appear lighter for a long period of time and that the proposed slate would contrast less and as a result be less visually intrusive in the woodland setting.  The use of stone would also be at odds with the proposed lightweight appearance of the timber sections of building and would require a redesign of some sections to deal with the weight of the stone.  All parties agree that the use of Westmorland slate should be reserved for the main house and that its use on other buildings within the park would be inappropriate.  Consideration has also been given to the use of oak or cedar shingles but the predicted lifespan of this type of roof in such a heavily wooded area would be more restricted than slate (only 20-25 years).


20. Overall it is considered that there would be some impact on the heritage assets – the listed buildings and registered parkland, but that these impacts would not cause substantial harm. NPPF at para 134 states that in such circumstances, where there would be less than substantial harm, this should be weighed against the public benefits of the proposal.  In this case it is considered that considerable public benefit would arise in terms of improving the visitor experience to Dunham Park, in helping to generate additional funding for conservation work within the estate and in reducing pressure on the stables buildings, thus aiding their conservation and interpretation.  It is these benefits that lead to the conclusion that the development is acceptable under the Core Strategy policies listed above.


ECOLOGY


21. A bat survey has been carried out as requested by GMEU and this concludes that any outstanding issues relating to the possible impact on bats can be dealt with by condition.

OTHER ISSUES

22. Core Strategy Policy L4 – Sustainable Transport and Accessibility provides for cycling and walking.  This application is intended to provide improved facilities for existing visitors rather than being designed to attract an increase in numbers to Dunham.  The existing car park provides cycle parking adjacent to the proposed new building and the applicants have previously provided an update on their travel plan which was considered to be acceptable.


23. Core Strategy Policy L5 – Climate Change seeks to reduce and mitigate impact on climate change factors.  The applicants have made provision for the new building to be energy efficient and will in part utilise a water source heat pump, using the lake.  Whilst solar panels were also proposed these have been removed from the scheme on heritage grounds and the applicants state that the energy produced by these would be negligible against the impact from the lake source heat pump which is now to form the principal sustainability element for the proposal.

SPD1 CONTRIBUTIONS


24. Provisions under Policy L8 don’t apply as the applicant is a charity.  SPD1 states that the Council will where appropriate grant discretionary relief from the development contributions of up to 100% in line with the circumstances outlined in the Community Infrastructure Levy Regulations 2010 in relation to investment activity by charitable institutions and in exceptional circumstances.  It is considered that the proposed development represents investment activity by the Trust (a registered charity) and that no SPD contributions are required.

REFERAL TO SECRETARY OF STATE


25. Under the Town and Country Planning (Green Belt) Directions 2005, local authorities shall first consult the First Secretary of State on applications for planning permission for inappropriate development on land within the Green Belt which would involve the construction of a building or buildings with a floorspace of more than 1000 sq. metres and where the LPA does not propose to refuse such an application.  In this case, the proposed development is considered to be inappropriate development and the floorspace is over 1300 sq.metres.  The application is considered to be acceptable for the reasons set out earlier in this report and if the Committee agree with this referral would be necessary.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO REFERRAL TO SECRETARY OF STATE


(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 The Town and Country Planning (Green Belt) Directions 2005.


(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


2. List of approved plans


3. Materials to be submitted for approval including requirement for sample panels to be built


4. Details of doors and windows to be submitted for approval


5. Tree protection details to be submitted, approved and implemented before development commences


6. Landscaping details, including measures to maximise the biodiversity value of the application site to be submitted and approved


7. Bats - an emergence or re-entry survey should be carried out by a licensed bat consultant immediately prior to those trees assessed as having a high potential to support bats being felled if the trees are to be felled during the active season for bats (May to September) 


8. Archaeology condition to secure the implementation of a programme of archaeological works to be undertaken in accordance with a Written Scheme of Investigation to be submitted and approved by the LPA


9. Drainage details to be submitted and approved


10. Details of the conservation and interpretation of the ground floor elements of the Grade I Listed North and South Stables to be submitted

GE






		WARD: Altrincham

		78188/FULL/2012

		DEPARTURE: No





		Demolition of existing buildings followed by erection of 3, 4 and 5-storey building comprising hospital and offices, or hospital only, together with shops, financial/professional services, restaurants and cafes, drinking establishments, hot food takeaways (Use Classes A1, A2, A3, A4, A5) on the ground floor; provision of basement parking area with access onto Railway Street and formation of drop off and delivery bays on Railway Street.



		15 - 41 (odds) Railway Street, Altrincham, WA14 2RQ





		APPLICANT:  Citybranch Ltd, Pochin Developments Ltd & The Trafford Healthcare NHS Trust





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site covers an area of around 0.19 hectares and is currently occupied by a row of 6 single storey retail units fronting Railway Street; all but one of these is now vacant and boarded up.  To the rear is a triangular area of land covered with trees and shrubs.  There is an access from Goose Green to the rear of the shops that appears to have fallen into disuse but has in the past provided access to the rear of the properties fronting Railway Street.


A strip along the northern end of the site, comprising part of the vegetated area, is within the Goose Green Conservation Area.  The rest of the site, including all of the buildings, is not within any conservation area though it is immediately adjacent to the Goose Green and Stamford New Road Conservation Areas, the latter of which includes the row of properties directly opposite the site on Railway Street.


The trees within the site are covered by Tree Preservation Order No.95.  Consent to fell the trees on the site was granted on 20 October 2004.  The trees are still in situ and the consent has now expired.


There is no car parking provision within the site.


The site is surrounded on all sides by urban development of various forms with the older, conservation area buildings generally being of two and three storeys.  To the north, the properties within the conservation area are town centre type uses such as shops, restaurants and a bank.  To the east is the large, modern Total Fitness health club development with new retail/office building of a more traditional design fronting Goose Green.  To the south, fronting Railway Street and Lloyd Street, a new five-storey development comprising 14 retail units and 28 apartments is now complete but largely unoccupied.  The properties on the opposite side of Railway Street are again town centre type uses including shops and the County Galleries art gallery/shop which has recently been added to the statutory list of listed buildings at Grade 2.


PROPOSAL


Following the clearance of the site it is proposed to erect a 3, 4 and 5 storey building to form the new Altrincham General Hospital with a floor area of 3600 sq.m.  An additional 1920 sq.m of floorspace would provide office accommodation over 5 floors, designed such that it could be used as offices independently of the hospital if necessary.   There would be a retail element of 130 sq.m on the ground floor.


The proposed building would provide the following NHS services over 3600 sq.m as well as the provision of necessary associated offices and meeting rooms.:-


· outpatients dept; 


· minor injuries unit; 


· radiology; 


· diagnostics (X-ray and ultrasound dept); 


· physiotherapy; 


· phlebotomy; 


· audiology; 


· endoscopy.  


Alterations would be made to the highway along Railway Street in front of the building in order to provide an ambulance bay and a drop-off facility for patients.  Car parking will be provided at basement level with entrance to the car park and basement area via a ramped access from Railway Street.  A total of 26 car parking spaces would be provided, including the provision of 2 disabled person spaces and cycle storage.


The office use would be serviced by a separate core to the proposed hospital use and would have a separate entrance onto Railway Street.  The needs of the hospital and its patients may change in the future.  For this reason, if additional hospital space is required in the future, some of this office floorspace may be given over to the hospital.


Permission is also sought for up to 130 sq.m of retail floorspace at ground floor level which could be sub-divided into a number of separate uses if required.  The application seeks permission for a range of retail uses in this accommodation.

The proposals include an area for plant on the roof to the rear of the building and an area of photovoltaic panels on the roof over the third floor.  An area of sedum roof is also included.


Amended plans have been submitted to address the applicants’ needs and also to address some of the LHA concerns identified in discussions and in their comments below.  Further information has also been provided on opening times and hospital staff numbers as follows:-the minor injuries unit will be open to the public between 8am and 830pm; the remainder of the hospital will be open to patients from 8am to 6pm.  There would be approximately 50 hospital staff on site per day.  For the offices, and based on best practice estimates, there would be approximately 130 employees.

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 new style “Local Plan” documents to be adopted by the Council; it partially supersedes the Revised Trafford Unitary Development Plan (UDP).


        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 until such time that they are superseded by new “Local Plan” documents. These policies remain material considerations in terms of planning decisions, the weight of which being determined by the level of their compliance with the NPPF. Appendix 5 of the Trafford Core Strategy provides details as to how the Revised UDP is being replaced by the new style Trafford ”Local Plan”; and


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L6 – Waste


L7 – Design


L8 – Planning Obligations


W1 - Economy


W2 – Town Centres and Retail


R1- Historic Environment


R2- Natural Environment


R3 – Green Infrastructure


PROPOSALS MAP NOTATION


Town and District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


Adjacent to Stamford New Road Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S6 – Development in Altrincham Town Centre


ENV21 – Conservation Areas


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Make the Best Use of Existing Resources and Infrastructure


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


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change


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


RT2 – Managing Travel Demand


RT9 – Walking and Cycling


EM16 – Energy Conservation and Efficiency


MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

78267/CAC/2012 - Conservation Area Consent for demolition of existing buildings and wall in association with proposed redevelopment of site for hospital/offices.  Reported elsewhere on this Agenda and recommended for approval.


77057/REN/2011 - Application to extend the time limit for implementation of planning permission ref. H/68732 (demolition of existing buildings on Railway Street and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground level with offices above. Provision of basement car parking with access from Railway Street).  On 8 September 2011 Planning Development Control Committee resolved it was Minded to Grant subject to a s106 agreement.  The s106 has not been completed.


H/68732 - Demolition of existing buildings on railway street (odd no's 15-41 ) and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (use classes A1, A2, A3, A4, A5) at ground level with offices above.  Provision of basement car parking with access from Railway Street.   Planning permission granted on 1 August 2008 following completion of a s106 agreement.  This permission has now expired.


H/63761 - Demolition of existing buildings (15-41 (odds) Railway Street) and erection of two, four and five-storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground floor and first floor with 39 residential units above. Provision of basement car parking with access from Railway Street.  On 30 March 2006, Planning Committee resolved that it was minded to grant planning permission subject to a s106 Agreement to secure a financial contribution towards informal/children’s playing space and outdoor sports facilities; affordable housing and Red Rose Forest and other tree planting.  That agreement has not been pursued by the developer.


H/OUT/45090 - Erection of retail (class A1) and food and drink (class A3) development following demolition of existing buildings.  Outline planning permission granted on 29 June 1998.


H/OUT/31081 – Demolition of existing buildings and erection of new development on six levels comprising two floors of car parking, two floors of retail development and two floors of office development with part below ground level including associated servicing and landscaped areas (3,032 sq. metres – 32,640 sq. feet of commercial floorspace).  Planning permission refused in March 1990.


H/OUT/28955 – Demolition of existing properties and erection of four storey retail and business use (Class B1) development (3,300 sq. metres – 35,520 sq. feet in total).  Planning permission refused in April 1989.


APPLICANT’S SUBMISSION


The application is accompanied by several reports and statements including:-


Supporting Planning Statement


Design and Access Statement


Transport Assessment


Interim Travel Plan


Updated Bat Survey Report and Assessment


Report on Phase 1 Investigation


These have been assessed during the consideration of the application and will be referred to in the Observations section below as appropriate.

CONSULTATIONS


LHA – Make the following comments:-


Parking


The proposals submitted have two different scenarios included, the first provides office floorspace, the second doesn’t.


To meet the Councils car parking standards for scenario 1, the provision of 6 spaces should be provided for the retail floorspace, 60 spaces should be provided for the office use and 1 car parking space for every 4 daily attendees of the hospital.



For Scenario 2 the provision of 6 car parking spaces should be provided for the retail floorspace and 1 car parking space for every 4 daily attendees of the hospital.


In addition, the provision of 2 cycle parking and 2 motorcycle parking spaces should be provided for the retail use and for scenario 1’s office use the provision of 8 cycle parking spaces and 3 motorcycle parking spaces should be provided. For the hospital use, the provision of 1 cycle and 1 motorcycle space should be made for each 10 staff within the hospital.


Therefore, in order for the LHA to undertake its full assessment, the applicant will need to submit further information including maximum number of attendees, hours of operation of the site, numbers of staff etc.


The car parking provided within the site is exceptionally limited at just 24 car parking spaces and it is felt that spaces 1 and 7 should be enlarged slightly to ensure there is adequate space to manoevre into and out of the spaces. In addition, it is felt that there is no adequate turning area within the basement and therefore if the car park is full a vehicle would have to reverse around the car park. This isn’t acceptable, a turning area must be provided within the site. No motorcycle parking has been provided within the site and the cycle parking shown is just indicative, no detail has been submitted. Therefore the LHA requests further information is submitted in order to assess the acceptability of the design.



The LHA is aware that there is a voluntary organization that currently drives residents to non emergency hospital appointments. The LHA would advise that a parking space should be designated within the site for the use of this organization, as the proposed on-street arrangements will prohibit vehicles from waiting on street.


Access design and layby


The proposals include a basement car park and to enter and exit the basement car park there is an access provided off Railway Street. Whilst there are no objections in principle to the provision of this access point, the proposed arrangements are not acceptable in their current form due to:


· The proposals include a roller shutter door and the proposed location of the roller shutter door would allow a vehicle to wait in front of it without blocking the highway, but would in fact block the footway which is not acceptable on highways grounds.


· The proposed dropped kerbs and tactile paving indicated either side of the access does not meet highway standards and will need to be amended in order to do so. The alignment and a layout of the drops and tactile need amending in order to be acceptable.


· Finally the visibility as vehicles exit the basement car park is not acceptable on safety grounds, the building line hugs the edge of the south side of the site and is close to the footway, therefore vehicles exiting the site do not have an acceptable visibility splay to see pedestrians on the footway attempting to cross.


The proposals also provide a service layby off the public highway on Railway Street which is marked out as being a ‘drop off bay’ and a ‘delivery bay’. Whilst the LHA has no objections in principle to this arrangement , the LHA is concerned that there would need to be pick/up drop off, loading and an ambulance bay included in order to service all the requirements of the development adequately. Therefore amendments will be required to the layby design proposed and also the design should have been undertaken with the correct OS base showing the existing signal controlled junction on the plan.  This needs to be amended in order to be acceptable on highways grounds and the relevant TROs that will be required should be delivered by the LHA at the applicants cost.


The proposals also look to oversail the public highway and therefore the applicant will need to apply and gain an oversailing license from the Council in order to construct the overhanging parts of the building. In addition to this some of the site will need to be adopted by the Council in order to create adequate public highway to be able to deliver the proposed layby.  There are no objections in principle to this arrangement, subject to the costs of which being covered by the applicant.


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


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


Trip generation and analysis


The consented scheme in 2008 was for 3961 sq m of office floorspace, 338 sq m of A1, 720 sq m of A3 and 43 car parking spaces. This was acceptable on the basis that the development site was a sustainable location.


The trip generation submitted is based on traffic surveys undertaken between 07:00 and 09:30 for the am peak and 16:00 and 18:30 in the pm peak, figures have been growthed using a Tempro factor in order to be robust and assessments have been undertaken for 2012 (base year) and 2017 (5 year base).


TRICS has been undertaken in hours of 08:00 – 09:00 and 17:00 -18:00 and the applicant has stated that no trip generation figures have been calculated for the commercial floorspace as it is assumed that these are existing town centre visitors and there will be use across the district centre and shared trips. The LHA accepts that this will be the case.


However, the trip generation figures have been assessed on the basis of only 75% of the 24 proposed car parking spaces being full in the am peak and 65% of the spaces being full in the pm peak. The LHA would question where this assumption is derived from, it does not seem to be a robust approach to take and impacts on all of the capacity assessments undertaken.


It is appreciated that the trip generation for the originally consented scheme has been left in the modelling, but as such this does not allow a true representation of the impacts of the scheme to be modelled.


Whilst the LHA appreciates the proposals have limited parking within the site, the development will generate traffic that will pass through local junctions to town centre car parks.  This needs to be adequately incorporated into the assessments to be robust.


Whilst it is appreciated that the Railway Street/Lloyd Street/Ashley Road/The Downs junction currently has capacity issues, the LHA does believe the current trip generation and modelling undertaken at the junction in this TA is reliable enough to assess the full impacts at this junction and what measures can be taken to help improve capacity.  With a Degree Of Saturation recorded approaching 90% on all arms it is imperative that a reliable and thorough assessment is provided.


 


Travel Plan


The applicant has submitted an interim travel plan, the LHA is of the view that this falls short of the required standard as it has no measurable targets and therefore the LHA requests that a travel plan condition is applied to any permission that may be granted.


Whilst there are no objections in principle to the proposals, further information and amendments are required in order for the LHA to support the application.


Pollution and Licensing – The application has a history of former railway use and therefore the land may be contaminated; the application site is situated on brownfield land.  As such it is recommended that a contaminated land condition is attached.  The conclusions from the applicants Phase 1 Investigation report are that a Phase 2 report is required before work starts on site.

Would also wish to see a condition relating to noise from plant and equipment to mitigate impact on nearest residents and also the control of any odours from the development.

Environment Strategy


Drainage – No objection and recommends standard informative R13


Highways – No objection, works affecting the adopted highway top be agreed with the LHA


Street Lighting – No comments


Public Rights of Way – Clarification required with regard to public right of way. 

Sustainability Manager – Any comments will be included in the Additional Information Report


Environment Agency – Any comments will be included in the Additional Information Report

Transport for Greater Manchester – No objection in principle to the proposed development but makes several comments about the submitted Interim Travel Plan:-


· there seems to be a lack of any dedicated funding for Travel Plan measures and the day to day implementation of the Travel Plan


· the success of the Travel Plan measures will depend on their effective delivery and commitment form the occupiers


· should Trafford be mined to grant permission it is suggested that further development of the Travel Plan be attached as a condition


Greater Manchester Ecology Unit – No objections to the application on nature conservation grounds.  Would recommend that any vegetation clearance, including tree removal is carried out outside the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent by a suitably qualified person.

Greater Manchester Police Design for Security – An application of this type should be accompanied by a thorough assessment of the crime and disorder issues.  There is no objection to the proposed use of the site, and having viewed the most recent plans for the proposed development, I would be comfortable with the inclusion of a suitable condition, which requires the developer to submit, agree, and execute a crime prevention plan. The plan should include:

· External door, window and glazing specifications (to Secured by design standards)


· Access control systems and location of access controlled doors.


· CCTV provision


· Cycle parking 


· External lighting and undercroft parking lighting.


· Details of the proposed roller shutter to the car park.


Electricity North-West – No objection raised.


REPRESENTATIONS


Neighbours – 3 letters received (two from local property owners/business and 1 from a local resident):-


· Trees at Goose Green/Railway Street corner should be preserved and incorporated into the development, cutting them down would intensify the harshness and lack of greenery in the area making it less attractive which may reduce footfall into Goose Green


· There is little enough tree cover in Altrincham and these trees contribute to the quality of this corner of the town


· Local business has concerns about vibration during development; disturbance of rodent nest; noise levels affecting local business; potential un-PC actions by staff working on the site; impact on van access for local business at 2 Goose Green; dust; utilities disruption; concern about building contractors; where will contractors vehicles be left


· Support the application in general but would be concerned if there was unrestricted new retail and leisure floorspace which would add to the current problem of over-supply in Altrincham, a minor amount ancillary to the main use of the building is unlikely to cause significant harm to the wider centre


· No objection if permission restricts floorspace available for retail use to a maximum of 160 sq.m (Gross Internal Area)


Altrincham and Bowdon Civic Society – Supports the proposal:-

· the Society has had ample opportunities for comment on the proposed hospital during the exemplary pre-consultation


· look forward to work commencing to provide a much needed modern facility as well as kick-starting the regeneration of Altrincham town centre 


Sustrans – If the application is approved by the Council then:-


· the design should include secure, conveniently located cycle parking under cover for any staff who wish to cycle


· travel planning with targets and monitoring should be set up for the site


· can a development of this size make a contribution to improving the local pedestrian/cycle network in Altrincham


OBSERVATIONS


BACKGROUND


1. The proposal to develop the site for the new Altrincham General Hospital is the result of a long process outside the planning system and which included, at various times, public consultation exercises by the NHS Trust.  This consultation exercise included:- early consultation with stakeholders, including surrounding landowners and local Members; information giving and generation of support amongst Trust staff; a drop-in consultation event; publicity of the proposals as part of advertising the Consultation event; and outreach.  This consultation was undertaken at pre-application stage.

PRINCIPLE


2. The site is within Altrincham town centre.  The existing hospital is within the town centre, approximately 150 metres away along Regent Road and there is no objection in principle to the development of the hospital on this site.  Similarly the office element and the small ground floor retail space raise no issues of principle in this town centre location.  The redevelopment of this site for the new Altrincham hospital will support the Council’s wider objectives for the regeneration of Altrincham town centre and the long held aspirations for a new hospital in Altrincham.


DESIGN AND APPEARANCE AND IMPACT ON STREET SCENE AND CONSERVATION AREAS


3. Nearby developments including the fitness centre and the apartment building at the corner of Railway Street and Lloyd Street represent a significant factor in the consideration of what might be an appropriate scale, massing and design for the development of the application site.  Key considerations, as for the previous proposals, include:- 


-    the small scale character of the principal street frontage opposite and in particular the   adjacent conservation areas and listed building

· providing a visual transition between the mass and design of the building at the Lloyd Street / Railway Street corner to the Barclays Bank building and the pedestrian passage into Goose Green 


· reflecting  the varied height and plot width character of properties on the opposite frontage of Railway Street


· keeping the pallet of finishing material within the range which is compatible with the existing character of the town centre


· resolving the constraints of the site for essential vehicular accessibility and servicing.


4. The previous proposals for re-development of the site represented a substantial building of a height and massing greater than the majority of the surrounding buildings.  That scheme was considered to be acceptable by Committee which was minded to grant planning permission subject to a s106 agreement which has not been pursued.  That decision has to be borne in mind in the consideration of this current proposal, as does the recent resolution of Committee to renew permission for the office scheme.  The new proposal is higher than the earlier schemes and higher than the adjacent building to the south – this reflects the greater floor to ceiling heights required and does not include any additional storeys of accommodation.  It is considered that the development now proposed provides a high quality architectural design that addresses the above considerations:-


· The massing of the proposed building is broken up to create a mass perceived as several, related elements, rather than a monolithic frontage, which may otherwise have been unacceptable against the neighbouring buildings of smaller scale in particular on the opposite side of the street and in Goose Green;


· The visual impact and perceived massing of the existing corner building will be reduced as it would no longer stand in isolation; 

· Setting back of elements of the upper levels reduces the apparent massing when seen from street level

· The setting back of part of the proposed frontage from the established “building line” achieves considerable benefits to this location by:- allowing the retention of views of the quality and character of the Barclays Bank building; adding to the vitality of this location with an increase in pedestrian movement to the hospital entrances on both Railway Street and Goose Green; the change in architectural character and the reduced height of the Goose Green corner of the building enhancing and enforcing the quality of the pedestrian entrance to  Goose Green; articulating the frontage through the change in visual character of the office foyer and the vehicular access cross-over which further helps to fragment what otherwise might have been a long frontage.


· The use of stone on the front elevation will reflect the qualities of the Barclay Bank building, the listed building opposite and others nearby 


· The section at the corner with Goose Green is designed to appear as a separate building with different materials along the Goose Green elevation.  The use of brick is intended to reflect the traditional materials present in Goose Green and to retain the feeling of enclosure along the passageway from Railway Street.  Also this section of the building drops again in height to the rear and incorporates an entrance to the hospital which will add pedestrian activity to Goose Green and will enclose and add interest to that space without over-dominating it.


5. It is considered that the development would not cause substantial harm to the character of the adjacent conservation areas and that the benefits of the development outweigh what limited harm may arise.  As such the proposal is in accordance with policies in the Trafford Core Strategy and also with Government planning policy as set out in NPPF.


TRAFFIC, CAR PARKING AND HIGHWAYS ISSUES


6. The Local Highway Authority has no objection in principle to the proposed development.

7. Discussions have been taking place between the applicants’ agents and officers and further information has been submitted in relation to hours and numbers of staff – these details are included in the Proposals section above.  Amended plans have been submitted to address the visibility splay issue.  Agreement has been reached on the design of the proposed new lay-by area and its proposed designation; this will now provide a drop-off bay, an “ambulances only” bay and a loading bay.  The outer roller shutter door would result in a vehicle that pulls up in front of it, projecting across the footpath which would not be acceptable.  However, the applicants’ Design and Access statement states that the outer roller shutter doors is for out-of-hours use only, and that an internal barrier or shutter will control access to the car park during the day.  A condition to control this would minimise any conflict with pedestrians along this side of Railway Street.  

TREES


8. The trees at the rear of the existing shops are the last trees remaining under TPO No.95 – Goose Green, others having been lost to nearby development sites.  Consent was granted for the clear felling of these remaining trees on the site (TPO633) on 20 October 2004 – that consent has now expired.  That consent was subject to conditions including the planting of replacement trees of species, nursery stock size and siting to be agreed.  The reason for the decision to give consent was “in the interests of safety; the trees are in poor condition and some are in danger of prostrating themselves.  Some trees have been badly damaged by building operations on an adjacent development site”.  The proposed development would not allow for this level of planting on the site as the building occupies all the development site.  Planting off-site in the vicinity would be an appropriate solution and this could be dealt with by way of a Section 106 agreement.  


9. The development also has to be considered against the requirements of SPD1 which attracts a contribution towards specific green infrastructure as detailed in the section below.  The replacement trees for the loss of the TPO trees (12 trees) would be in addition to this and it would seem reasonable to apply the same price per tree as under SPD1 – i.e. £310 per tree.  The plans incorporate an area of sedum roof over the first floor roof close to Goose Green; whilst this is welcomed, it does not offset the requirement for contributions towards off-site tree planting.

10. Whilst the loss of the last remaining area of trees in the town centre is regrettable, the wider benefits of the development together with the opportunity to seek contributions to off-site planting would offset this.  Regard also has to be had to the recent resolution on the renewal of planning consent for an office building (77057/RENEWAL/2011).


RESIDENTIAL AMENITY


11. Measures should be incorporated into the development to help minimise any impact on residents in the adjacent development.  Such measures could address noise and odour emission from the proposed development.  A condition could require details of schemes to mitigate potential noise and odour impacts.  


12. It is considered however, that it would not be appropriate in a town centre location such as this to put restrictive conditions on this planning permission relating to hours of opening which in any event could pose difficulties for hospital services.


13. There is no direct visual impact on residential properties that would cause unacceptable harm to residents amenities.


14. The concern expressed about the potential impact on adjacent businesses is noted.  It is considered though that the completed development would not unduly harm adjacent businesses.


SPD1 CONTRIBUTIONS 

15. The proposed development is subject to developer contributions as set out in SPD 1: Planning Obligations.  These contributions apply only to the office and retail elements of the development, not the hospital.

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


		TDC category. 

		Gross TDC required for proposed development.

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

		Net TDC required for proposed development.



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

		£11,734

		£38,270

		£0



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

		£27,722

		£84,210

		£0



		Specific Green Infrastructure (including tree planting)

		£20,770

		£6,200

		£14,570 plus £3720 to offset the 12 trees lost from the site as set out in the Observations section above (less £310 for each additional tree provided on site).



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

		N/A

		N/A

		N/A



		Education facilities.

		N/A

		N/A

		N/A



		Total contribution required.

		

		

		£18290.00





CONCLUSION

17. The redevelopment of this site with a building of high architectural quality as proposed will support the Council’s wider objectives for the regeneration of Altrincham town centre and the long held aspirations for a new hospital in Altrincham.  


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 £18,290.00 in accordance with SPD1: Planning Obligations towards Specific Green Infrastructure:


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


1. Standard

2. List of approved plans

3. Materials to be submitted and approved


4. Details of roller shutter door including hours during which it must remain open.


5. Contaminated land Phase 2 survey to be carried out before development commences


6. Parking provision to be in accordance plans to be submitted an agreed in writing including the marking out and designation of spaces

7. Parking spaces to be retained for use when hospital is open


8. Cycle parking to be provided and retained in accordance with details to be submitted


9. Details of Sedum roof/photovoltaics to be submitted and approved


10. Off-site highways works and Traffic Regulations Order to be in place before the building is first occupied. 


11. Notwithstanding the submitted interim Travel Plan a more comprehensive Travel Plan to be submitted and approved


12. Details of crime prevention plan to be submitted, approved and subsequently implemented


13. No external lighting unless details have been submitted and approved


14. Vegetation clearance, including tree removal to be carried out outside the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent by a suitably qualified person

15. Details of noise and odour mitigation measures to be submitted and approved


GE



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






		WARD: Altrincham

		78267/CAC/2012

		DEPARTURE: NO





		Conservation Area Consent for demolition of existing buildings and wall in association with proposed redevelopment of site for hospital/offices.



		15-41 (odds)  Railway Street, Altrincham





		APPLICANT:  Citybranch Limited, Pochin Dev Ltd & The Trafford Healthcare NHS Trust





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION:  GRANT 









SITE


The application site covers an area of around 0.19 hectares and is currently occupied by a row of 6 single storey retail units fronting Railway Street, all but one of which is now vacant and boarded up.  To the rear is a triangular area of land covered with trees and shrubs.  There is a narrow, underused access from Goose Green to the rear of the shops that appears to have fallen into disuse but has in the past provided access to the rear of the properties fronting Railway Street.


A strip along the northern end of the site, comprising part of the vegetated area, is within the Goose Green Conservation Area.  The rest of the site, including all of the buildings, is not within any conservation area though it is immediately adjacent to the Goose Green and Stamford New Road Conservation Areas, the latter of which includes the row of properties directly opposite the site on Railway Street. There is a brick wall running along the northern side of the site, along the pedestrian route into Goose Green; this wall is in part within both the Goose Green and Stamford New Road conservation areas.


The trees within the site are covered by Tree Preservation Order No.95.  Consent to clear fell the trees on the site was granted on 20 October 2004.  The trees are still in situ and the consent has now expired.


There is no car parking provision within the site.


The site is surrounded on all sides by urban development of various forms with the older, conservation area buildings generally being of two- and three-storeys.  To the north, the properties within the conservation area are town centre type uses such as shops, restaurants and a bank.  To the east is the large, modern Total Fitness health club development with new retail/office building of a more traditional design fronting Goose Green.  To the south, fronting Railway Street and Lloyd Street, a new five-storey development comprising 14 retail units and 28 apartments is now complete but largely unoccupied.  The properties on the opposite side of Railway Street are again town centre type uses including shops and the County Galleries art gallery/shop which has recently been added to the statutory list of listed buildings at Grade 2.


PROPOSAL


It is proposed to demolish of all existing buildings on the site and also the brick wall along the edge of Goose Green prior to the redevelopment of the site for the new Altrincham general Hospital proposed under planning application 78188/FULL/2012 which is reported elsewhere on this Agenda.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


R1- Historic Environment


R2- Natural Environment


R3 – Green Infrastructure


PROPOSALS MAP NOTATION


Town and District Shopping Centre


Main Office Development Area


Goose Green Conservation Area


Adjacent to Stamford New Road Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S6 – Development in Altrincham Town Centre


ENV21 – Conservation Areas


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

78188/FULL/2012 - Demolition of existing buildings followed by erection of 3, 4 and 5-storey building comprising hospital and offices, or hospital only, together with shops, financial/professional services, restaurants and cafes, drinking establishments, hot food takeaways (Use Classes A1, A2, A3, A4, A5) on the ground floor; provision of basement parking area with access onto Railway Street and formation of drop off and delivery bays on Railway Street.  Reported elsewhere on this Agenda Item and recommended for approval subject to legal agreement.

77057/REN/2011 - Application to extend the time limit for implementation of planning permission ref. H/68732 (demolition of existing buildings on Railway Street and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground level with offices above. Provision of basement car parking with access from Railway Street).  On 8 September 2011 Planning Development Control Committee resolved it was Minded to Grant subject to a s106 agreement.


H/68732 - Demolition of existing buildings on railway street (odd no's 15-41 ) and erection of three to six storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (use classes A1, A2, A3, A4, A5) at ground level with offices above.  Provision of basement car parking with access from Railway Street.   Planning permission granted on 1 August 2008 following completion of a s106 agreement. 


H/63761 - Demolition of existing buildings (15-41 (odds) Railway Street) and erection of two, four and five-storey building comprising retail/financial and professional services/restaurants and cafes/drinking establishments/hot food takeaways (Use Classes A1, A2, A3, A4, A5) at ground floor and first floor with 39 residential units above. Provision of basement car parking with access from Railway Street.  On 30 March 2006, Planning Committee resolved that it was minded to grant planning permission subject to a s106 Agreement to secure a financial contribution towards informal/children’s playing space and outdoor sports facilities; affordable housing and Red Rose Forest and other tree planting.  That agreement has not been pursued by the developer.


H/OUT/45090 - Erection of retail (class A1) and food and drink (class A3) development following demolition of existing buildings.  Outline planning permission granted on 29 June 1998.


H/OUT/31081 – Demolition of existing buildings and erection of new development on six levels comprising two floors of car parking, two floors of retail development and two floors of office development with part below ground level including associated servicing and landscaped areas (3,032 sq. metres – 32,640 sq. feet of commercial floorspace).  Planning permission refused in March 1990.


H/OUT/28955 – Demolition of existing properties and erection of four storey retail and business use (Class B1) development (3,300 sq. metres – 35,520 sq. feet in total).  Planning permission refused in April 1989.


APPLICANT’S SUBMISSION

In the Supporting Planning Statement the following comments are made:-


· The proposals will replace the existing outdated urban fabric


· The principle of re-developing the site has been clearly established


CONSULTATIONS


No comments received


REPRESENTATIONS


No comments received


OBSERVATIONS


IMPACT OF PROPOSED DEMOLITION ON HERITAGE ASSETS


1. The boundary wall forms part of the Goose Green conservation area and the frontages of the existing buildings bound the edge of the Stamford New Road conservation area as well as being adjacent to the Goose Green conservation area.  These conservation areas are designated heritage assets as is the County Court building on the opposite side of Railway Street which has recently been listed at Grade II.


2. The existing buildings at 15-41 Railway Street are of poor quality and do nothing to contribute to the adjacent conservation areas or the setting of the listed building opposite.  The demolition of these buildings, subject to a suitable re-development of the site, would not detract from the character or appearance of these conservation areas or the setting of the listed building.  Similarly the wall, though more historic than the single storey buildings, does not make a positive contribution to the conservation area.  Its demolition would be acceptable.


3. Section 12 of NPPF is entitled Conserving and enhancing the historic environment.   Para 131 sets out 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 the conservation of heritage assets can make to sustainable communities including their economic vitality; the desirability of new development making a positive contribution to local character and distinctiveness 


4. The Council’s Core Strategy sets out policies in relation to the historic environment at policy R1 – Historic Environment.  This sets out at R1.1 that “All new development must take account of surrounding building styles, landscapes and historic distinctiveness.”  At R1.2 it states that “Developers must demonstrate how the development will complement and enhance the existing features of historic significance including their wider settings, in particular in relation to conservation areas, listed buildings and other identified heritage assets.”   At R1.3 it states that the Council will “Determine applications for demolition, taking account of the contribution made by the building or structure to the character, appearance or special architectural interest of the area as a whole, including the merits of any proposed (re)development. Where development is to follow demolition, it will be a requirement that detailed planning permission for the proposed redevelopment shall be obtained and the implementation of that proposal is secured before the existing building or structure is demolished;”


5. It is considered that the existing buildings on the site including the brick wall do not positively contribute to the character and appearance of the conservation areas and that their demolition would not harm these heritage assets.  As such this application is in accordance with both the Trafford Core Strategy and Government policy as set out in NPPF.  The merits of the replacement development (new hospital) are assessed in the report on the related planning application, also on this agenda.


RECOMMENDATION: GRANT subject to the following conditions 


18. Standard conservation area consent


19. Tying demolition to redevelopment


20. Bat survey


GE






		WARD: Davyhulme West

		78198/O/2012

		DEPARTURE: NO





		Outline planning application (Approval sought for details of access, appearance, layout and scale) for the erection of a two storey detached dwelling with access from Balmain Road.  Erection of detached garage for access to 30 Cornhill Road with new access created onto Balmain Road.



		Land to rear of 30 Cornhill Road, Urmston, M41 5TD





		APPLICANT:  Mr Graham Sunderland





		AGENT: Fallows Gowen Partnership





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site is a residential plot that is to the rear of 30 Cornhill Road, a two storey semi-detached property that has a detached garage which is accessed from Balmain Road which is to be demolished to provide space for the proposed dwelling.


There are residential properties surrounding the side that are accessed from Wasdale Avenue to the south, Balmain Road to the west and north, and Cornhill Road and Entwistle Avenue to the east.


The application site is not within a Conservation Area or within the setting of a Listed Building.


PROPOSAL


Outline planning permission is sought for the erection of a four bedroom, detached dwellinghouse within part of the rear garden of 30 Cornhill Road to the east.


The proposed dwelling would be gabled in design with all four bedrooms (the plans are labelled as three bedrooms and a study, but the study is capable of being occupied as a bedroom) at first floor level with no accommodation within the roofspace proposed. The dwelling would incorporate an integral garage adjacent to the western boundary shared with 1 Balmain Road.


This outline application seeks approval for means of access, layout, appearance and scale, with landscaping reserved for subsequent approval. No details of landscaping have been submitted.

A replacement detached garage is also proposed to serve 30 Cornhill Road with access from Balmain Road.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 – Land for New Homes


L2 – Meeting New Homes


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R2 – Natural Environment


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


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 (NPPF)


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


RELEVANT PLANNING HISTORY

None.


CONSULTATIONS


Pollution and Licensing - recommends the following standard land condition and informative:


CLC1 and Note CLC1


LHA – No objections

Manchester Airport – No comments received


Drainage – Standard Drainage Informatives – R2, R13


United Utilities – No objection.


REPRESENTATIONS


2 letters of objection were received from neighbours in relation to this application. The main planning related points contained therein are summarised below:


· Invasion of privacy, loss of light and overlooking of adjacent dwellings and gardens.


·  Existing parking problems on Balmain Road due to hospital staff parking between the hours of 8am and 5pm and the proposed dwelling would exacerbate this issue. 

· Noise from construction works.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This application seeks consent for the erection of one four-bedroom dwellinghouse on land which currently forms part of the garden to 30 Cornhill Road. Annexe 2: ‘Glossary’ of the National Planning Policy Framework explicitly excludes private residential gardens from being classed as ‘previously developed land’ (PDL) and as such the application site falls to be classed as undeveloped, or ‘greenfield’ land and as such needs to be assessed against the tests of Policy L1.7 of the Core Strategy. 

2. Policy L1.7 of the Trafford Core Strategy sets out an indicative target of 80% of new housing provision to use brownfield land and buildings over the Plan period (2011-2026). Policy L1.8 of the Core Strategy states that where regular monitoring reveals a significant (in excess of 10%) under-performance against the indicative previously developed brownfield land use target of 80%, the Council will seek to take development management action to accelerate the delivery of development to raise performance. Until such time as monitoring evidence indicates that the PDL use under-performance has been reduced to an acceptable level by the measures taken, the Council may reject applications for the development of greenfield sites where the overall delivery of housing is not jeopardised. 

3 Over the period 2006/07-2010/11 an average of 75% of new housing was located on previously development land, although in 2010/11 this figure was only 69%. Currently the figures for 2011/12 are not available and therefore whilst this development would not contribute to meeting the PDL targets, it is too early to establish whether a trend of significant under performance in the delivery against the indicative previously developed land target exists. As such it would not be appropriate to apply the tests set out in L1.7 in this particular case.

4 Policy L1.10 of the Trafford Core Strategy states that where development proposals would involve the use of domestic gardens, due regard will need to be paid to local character, environment, amenity and conservation considerations. These issues are given due consideration in the following paragraphs of this report.

ACCESS AND LAYOUT


5 There is no proposed change to the existing access from Balmain Road which currently relates to a detached garage to the rear of 30 Cornhill Road.  Issues of layout are explored further below.  The access arrangements are considered acceptable in this residential area to serve the proposed new dwelling.


DESIGN AND APPEARANCE


6 Balmain Road, Cornhill Road and Entwistle Avenue contain a mixture of house designs and materials, although the dominant house type is detached, brick-built properties over two stories, with some being extended at both ground floor and first floor level in the past. There are both hipped roof and gabled properties within the area, but the prominent design along this part of Balmain Road is of hipped roofs on the southern side and gabled roofs and the northern side. The proposal is for a four bedroom, two storey detached property with a gabled roof design which would be appropriate in design terms.  


7 The site is relatively flat with mature hedging along the northern boundary adjacent to Balmain Road with an existing access to a detached garage adjacent to the boundary shared with 1 Balmain Road. The garden is relatively open with no boundary treatment between the rear gardens of 28 and 30 Cornhill Road. The proposed dwelling would have its front main wall aligned with the main building line of the neighbouring properties 1 and 3 Balmain Road and be positioned approximately 5.8m from the northern boundary. A mature hedge forms the northern boundary which is proposed to be retained and there is a tree within the pavement to the front of the site which would mitigate the visual impact of the dwelling within the street scene to a reasonable degree.  The height to roof ridge of the proposed dwelling would be approximately 0.3m higher than the neighbouring properties 1 and 3 Balmain Road and approximately 1m lower in ridge height than 30 Cornhill Road. As a result of the proposed dwelling being similar in size, scale and massing with relation to both 30 Cornhill Road and the neighbouring properties 1 and 3 Balmain Road, the street scene elevations demonstrate that the massing relationship is acceptable.


8 Approximately 1m would be provided between the proposed dwelling and the western boundary, and approximately 3.8m between the proposed dwelling and the eastern boundary. This provision of spaciousness to both sides of the property is considered to ensure that the proposed development would not detract from the existing spacious streetscene. Access to the rear of the property would also be provided for future maintenance and bin storage which is considered to be appropriate.


9 The proposed single garage would be 2.8m in width and 5.5m in length and therefore considered to be an appropriate size, scale and massing in a location that would be similar to the front elevation of the proposed dwelling and 1 and 3 Balmain Road. Its position and design are considered to be acceptable and no detrimental harm to neighbouring properties would occur.


10 The proposed dwellinghouse and detached garage are considered acceptable in its current form in terms of design and appearance. There are a variety of house designs within the local area.


RESIDENTIAL AMENITY


11 There are no proposed windows on the side elevation of the proposed dwelling which would face out onto the adjacent properties 1 Balmain Road and Cornhill Road and therefore no loss of privacy would occur to the occupiers. There is a secondary window to a lounge at ground floor level within the eastern elevation of 1 Balmain road. The majority of light and outlook to that room is received from the rear of the property and therefore the proposed development would not detrimentally harm the outlook of the occupiers of that room.   


12 The proposed floor plans show two habitable room windows within the rear elevation of the dwellinghouse. As the rear boundary is angled, a separation distance of approximately 10.57m would be provided between the room marked as a study (albeit that this is capable of being occupied as a bedroom) and the rear boundary, and approximately 10.217m between the proposed bedroom three and the rear boundary. The Council’s Guidelines state that a separation distance of at least 10.5m should be provided between a habitable room window and a boundary to prevent overlooking and loss of privacy to the occupiers of neighbouring properties. The proposed separation distance provided between bedroom three and the rear boundary is 10.21m when measured from the centre of the window and therefore marginally below the Council’s guideline of 10.5 m. However, due to mature boundary treatment screening views to a certain extent, and the habitable room window being positioned at an angle towards the bottom of a long rear garden to 32 Cornhill Road, it is considered that this relationship is acceptable. It is not considered that a refusal of planning permission could be sustained on the basis of this relationship. No other properties would be affected by the proposed development.

HIGHWAYS AND VEHICLE PARKING


13 The existing access to the garage to the rear of 30 Cornhill Road is to be utilised as the access to the new dwelling and there is sufficient space to the front of the proposed dwelling to comfortably accommodate a second car parking space in addition to the integral garage.  A new access is proposed off Balmain Road to serve the existing dwelling at 30 Cornhill Road; these details are also considered to be acceptable. 


LANDSCAPING AND TREES


14 No details of any landscaping have been submitted with the application.  Should this outline application be approved, details of landscaping would be reserved for subsequent approval.  Nonetheless, there are two significant trees in front of the proposed dwelling and although it is unlikely that the trees would be damaged during construction, a tree protection condition should be attached to any permission and the root systems of the trees should be safeguarded during any construction works and laying of any hard landscaping.

DEVELOPER CONTRIBUTONS


15 The proposed development would provide a new four bedroom dwelling and is therefore subject to the Trafford Developer Contributions as set out in SPD1: Planning Obligations. The relevant contributions are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.



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

		£155



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

		£307



		Specific Green Infrastructure (including tree planting)

		£930



		Spatial Green Infrastructure, Sports & Recreation

		£3,453.38



		Education & Facilities

		£11,350.57



		Total contribution required.

		£16,195.95





16 The contribution for Specific Green Infrastructure is based upon the requirement to provide 3 trees. For every tree planted on site as part of an agreed landscaping scheme, £310 per tree will be deducted from this sum.  

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

CONCLUSION


18 The introduction of a two storey, four bedroom property within this location 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 of the area or be detrimental to the amenity of adjacent occupiers 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 


(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement to secure financial contributions of £16,195.95 split between contributions towards Highways Infrastructure (£155); Public Transport Schemes (£307); Specific Green Infrastructure (£930); Outdoor Sports & Recreation (£3,453.38) and Education & Facilities (£11,350.57).

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

1. Standard outline 


2. Submission of reserved matters


3. Compliance with all Plans


4. Materials


5. Removal of permitted development rights for extensions and dormer windows.


6. Contaminated land.


7. Provision and retention of off street car parking for new dwelling.


8. Provision and retention of off street car parking for existing dwelling at 30 Cornhill Road.


9. Sustainable Urban Drainage scheme.


10. Details of refuse storage.


GD






		WARD: Davyhulme East

		78242/FULL/2012

		DEPARTURE: No





		Erection of extension (145 sqm) to rear of store for relocation of Home Shopping Pod and erection of 3m high palisade fencing and gates fronting West Road.



		Asda Stores Ltd, Traders Avenue, Trafford Park, M41 7ZA





		APPLICANT:  Asda Stores Ltd





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site relates to a large Asda superstore situated in Trafford Park and accessed primarily from roundabouts on Traders Avenue to the east.  The store comprises of the main retail unit, which is partially spread over a mezzanine floor, and smaller, ancillary units which accommodate a Photoshop, Optical Centre, Pharmacy, and a restaurant (McDonald’s).  To the front of the store is a large area of car parking, which is bound to the south by Barton Dock Road; on the opposite side of this highway is the Trafford Centre. 


The service yard to the site is situated to the rear (north) of the store and accessed from Traders Avenue to the east and Taylor Road/West Road to the west. To the north-west corner of the site is an area of grass and a small staff car park which separates the store from the Taylor Road highway. It is this area of land to which the application relates.  


PROPOSAL


This application seeks consent for an extension to the rear of the store covering 145sqm of floorspace. The extension will allow the existing Home Shopping service to be relocated into this area, which will in turn create additional back of house space for Asda where the Home Shopping Pod was originally sited. The northern edge of the proposed development follows the line of the West Road footpath, and as such it has an irregular footprint. A flat-roof design and white cladding panels have been indicated on the elevations, which matches the primary external finish to the main superstore. 


 A canopy has also been proposed within a recessed area between the southern elevation of the extension and a rear wall to the superstore. The canopy will provide cover for operatives loading/unloading goods to/from the delivery vans in inclement weather. 


As the proposed extension and associated canopy are set to form part of the servicing arrangements for the superstore, 3m high palisade gates and fencing have been proposed close to the western boundary of the site and fronting West Road to secure this area.  


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


W1 – Economy


W2 – Town Centres and Retail 


L4 – Sustainable Transport & Accessibility


L7 - Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION 


Land Allocation: Trafford Centre and its Vicinity


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

78642/FULL/2012 - Erection of a 1.25m high reverse logistics platform with canopy over to rear of store – Current application


78282/FULL/2012 - Erection of extension to existing lobby (119 sqm) and installation of 4 no. trolley shelters and 2 no. trolley corrals to front of store building – Current application


78262/AA/2012 - Display of 1 no. internally illuminated entrance sign above store lobby; and 2 no. non illuminated totem signs and 2 no. non illuminated post mounted signs within superstore car park – Current application


77600/FULL/2011 - Erection of single storey extension to front of store to provide additional floorspace (310 sq.m.) – Approved with Conditions, 16th February 2012 


76731/FULL/2011 - Installation of 2 no. new dock shelters within service yard – Approved with Conditions, 3rd June 2011


75635/FULL/2010 - Single storey extension to existing home shopping building within existing service yard to provide additional storage accommodation – Approved with Conditions, 1st November 2010


H/68356 - Erection of single storey extension to front of store to provide additional retail floorspace (305sq.m) – Approved with Conditions, 12th February 2008


H/60168 - Erection of a rear extension to form home shopping unit. Approved with Conditions, 28th September 2004.


H/CLD/57393 - Certificate of Lawfulness of Proposed use or Development (CLOPU) for the installation of a mezzanine sales floor. Approved with Conditions, 12th December 2003.


H/49695- Erection of an extension to the existing superstore to provide an additional 1319 sq. metres floorspace, provision of additional car parking, landscaping and pedestrian crossing across Barton Dock Road. Approved with Conditions, 21st January 2002.


CONSULTATIONS


Local Highways Authority – No objections, see section on Access, Highways and Parking within the main report.


REPRESENTATIONS


None Received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. Policy W2.12 of the Trafford Core Strategy relates to out-of-centre development and states that outside of the identified centres, there will be a presumption against the development of retail, leisure and other town centre-type uses except where it can be demonstrated that they satisfy the tests outlined in current Government Guidance.


2. The application proposes to create 145sqm of additional floorspace for an existing A1 – Food superstore. Unlike its predecessor, PPS4 – Town Centres, the NPPF does not stipulate a floorspace threshold for when a sequential assessment should justify the principle of extending an existing retail unit. In any event though, it is recognised that the proposed development results in only a relatively small increase in floorspace given the overall size of the superstore, and it is accepted that no additional retail sales floorspace will be created following the relocation of the Home Shopping Pod into the new extension. Therefore the proposal should not result in a direct increase in trade to the store that would unduly impact upon businesses within nearby existing town centres, and as such the Home shopping Pod extension is considered to be acceptable in principle. 

AMENITY, ACCESS, HIGHWAYS AND PARKING 


3. The applicant has submitted a Design and Access Statement with the application which explains that currently the Home Shopping Pod is located within the main warehouse, with the delivery vans parking in the main service yard, something that exposes the operatives to forklifts and HGVs which also manoeuvre around this area. The new extension will utilise currently unused space to the rear of the store, and will be adapted and re-surfaced to suit the Home Shopping Vans. It is acknowledged that the grassed area of land on which the extension is sited was underused and that the formation of a separate compound specifically for this aspect of the Asda business will create a safer environment for its operatives. 


4. The proposed development is located to the rear of the main superstore and adjacent to the West Road highway. The surrounding area is entirely commercial and industrial in character and it is considered that the construction and continued use of the proposed development will not unduly disrupt any of the surrounding businesses. 


5. The proposed extension measures 4m in height, is broadly ‘L’-shaped in plan, and is sited in close proximity to the West Road footpath, retaining between 400m - 1m to the back-of-pavement. As has been identified above, the character of the surrounding area is entirely commercial/industrial and Taylor Road/West Road does not represent a prominent or well-used highway as it predominantly serves as access to the service yards of large commercial units; as such there is a noticeable lack of pedestrian activity in this part of Trafford Park. Additionally it is noted that there are other examples of back-of-pavement development close to the application site along Taylor Road/West Road and that these buildings tend to be functional in their design. When approaching the development from the west it will be seen against the backdrop of the main Asda service yard, and will be partially screened by a large area of landscaping which separates the application site from the adjacent business. When the extension is approached from the north it shall be viewed against the main bulk of the superstore, which measures 6.8m in height up to the eaves. The use of white cladding panels is in-keeping with the existing building and will help the development to assimilate into the streetscene. The proposed canopy will be largely screened from view from the highway by the proposed Home Hub extension and the existing landscaping to the north-western corner of the site. It is therefore recognised that the proposed extension is designed to form part of the servicing facilities to the rear of the superstore and given the context of the surrounding area it is considered that the proposed development is acceptable in its size, siting and design. 


6. In order to secure this new area of service yard, the applicant has proposed to erect 3m high palisade fencing, coated green, for a staggered 20m length along the western boundary of the site, and a 12m length parallel to the West Road highway, which includes vehicular and pedestrian access gates. This proposed fencing is broadly in keeping with existing boundary treatments in the immediate area, with respect to its height and design, and in this instance is considered to be acceptable, particularly as views will still be retained through to the buildings beyond. Green is considered to be a reasonable finish to this treatment.


7. At present part of the application site comprises of a small staff car park capable of accommodating 10 cars. The applicant has indicated that this is a largely unused facility as the large car park to the front of the store is also available for staff parking. The existing access into this car parking area will remain as part of the proposals so that Delivery Vans can enter/leave the site. The LHA considers that the loss of these spaces is acceptable, and it is recognised that the proposed layout retains plenty of room for vehicles to make the necessary manoeuvres, and will create a safer environment for Home Delivery Van operatives to work in than the current service yard. Therefore there are no objections to the development on highways grounds.   


DEVELOPER CONTRIBUTIONS


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

		TDC category. 

		Gross TDC required for proposed development.

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

		Gross TDC required for proposed development.



		

		Use - A1 (food)

		Use – B8 Storage & Distribution

		



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

		£7,654

		£198

		£7,456



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

		£21,054

		£284

		£20,770



		Specific Green Infrastructure (including tree planting)

		£1,240

		£930

		£310



		Total contribution required.

		£29,948

		£1,412

		£28,536





9. Following discussions with the applicant it is agreed that the operation of the Home Shopping area of the building has a TDC impact that is more-in line with a B8 – Storage & Distribution use than the remainder of the store which carries an A1 – shops (food) use. The proposed Home Shopping Pod (145sqm) occupies a smaller footprint than the existing facility (174.28sqm) and therefore the additional floorspace created by this relocation into the new extension will have a nil impact given that the existing contribution required would exceed the proposed contribution. SPD1 clarifies that a negative contribution is not allowable (Para 2.1.4).  The 174.28sqm of existing floorspace that will become available following the relocation of the Home Shopping Pod will be free to assist the running of the main superstore building, and will then have a TDC impact of A1 (food) as a result. The figures in the table above reflect the additional impact on local infrastructure that this alternative use of existing floorspace will produce.  


CONCLUSION


10. The proposed development to the rear of the Asda superstore will not create any additional retail sales floorspace, and is sited adjacent to a quiet highway, largely free of pedestrian traffic, and in an area entirely commercial/industrial in its character. Furthermore the development will not result in a significant loss of car parking facilities and will enhance the opportunity for Home Hub Delivery operatives to use the site safely and easily. Therefore the proposal is considered to be in accordance with Policies W2 and L7 of the Trafford Core Strategy and associated national guidance set out in the National Planning Policy Framework and as such is recommended for approval.

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 £28,536 split between contributions towards Highways & Active Travel Infrastructure (£7,456); Public Transport Schemes (£20,770) and Specific Green Infrastructure (£310).

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) Materials to be submitted


4) Updated Travel Plan to be submitted


JK






		WARD: Davyhulme East

		78282/FULL/2012

		DEPARTURE: No





		Erection of extension to existing lobby (119 sqm) and installation of 4 no. trolley shelters and 2 no. trolley corrals to front of store building.



		Asda Stores Ltd, Traders Avenue, Trafford Park, M41 7ZA





		APPLICANT:  Asda Stores Ltd





		AGENT: Drivers Jonas Deloitte





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE

The application site relates to a large Asda superstore situated in Trafford Park and accessed from Traders Avenue to the east.  The store comprises of the main retail unit, which is partially spread over a mezzanine floor, and smaller, ancillary units which accommodate a Photoshop, Optical Centre, Pharmacy, and a restaurant (McDonald’s).  To the front of the store is a large area of car parking, which is bound to the south by Barton Dock Road; on the opposite side of this highway is the Trafford Centre. 


The primary customer approach into the store currently comprises a footpath which leads from the main car park in-between two large trolley shelters and through the main store entrance into the 132sqm entrance lobby. This entrance is recessed slightly behind the line of the main external building façade.   


PROPOSAL


This application seeks consent to extend the existing entrance lobby forward by 6.74m and increase its overall size by 119sqm, with a view to providing increased circulation space for customers entering the store. The proposed development is set to project 5.8m forward from the main façade of the superstore, with entrance points on either side. A shallow pitch lean-to roof is set to tie in with the eaves of the existing lobby, and glazing and a painted steel framework represent the proposed materials. The existing trolley shelters are set to be removed to make room for these works.


Two trolley corrals (enclosures) have been proposed immediately in front of the new entrance extension, each comprising of a series of 800mm high stainless steel hoops and capable of accommodating three rows of shopping trolleys. 


In addition to the trolley corrals, four trolley shelters have been proposed, with two positioned together approximately 6m to the side of each entrance point into the new lobby. Each shelter will be constructed from Perspex over an aluminium frame and occupies a footprint of 2.28m x 4.19m and has a maximum height of 2.52m.    


An application for Advertisement Consent (ref: 78262/AA/2012) has been submitted in conjunction with this submission, and seeks approval to move the signage over the existing lobby forwards onto the proposed extension. 


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


W1 – Economy


W2 – Town Centres and Retail 


L4 – Sustainable Transport & Accessibility


L7 - Design


L8 – Planning Obligations


PROPOSALS MAP NOTATION


Land Allocation: Trafford Centre and its Vicinity


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

78642/FULL/2012 - Erection of a 1.25m high reverse logistics platform with canopy over to rear of store – Current application


78262/AA/2012 - Display of 1 no. internally illuminated entrance sign above store lobby; and 2 no. non illuminated totem signs and 2 no. non illuminated post mounted signs within superstore car park – Current application


78242/FULL/2012 - Erection of extension (145sqm) to rear of store for relocation of Home Shopping Pod and erection of 3m high palisade fencing and gates fronting West Road – Current application


77600/FULL/2011 - Erection of single storey extension to front of store to provide additional floorspace (310 sq.m.) – Approved with Conditions, 16th February 2012 


76731/FULL/2011 - Installation of 2 no. new dock shelters within service yard – Approved with Conditions, 3rd June 2011


75635/FULL/2010 - Single storey extension to existing home shopping building within existing service yard to provide additional storage accommodation – Approved with Conditions, 1st November 2010


H/68356 - Erection of single storey extension to front of store to provide additional retail floorspace (305sq.m) – Approved with Conditions, 12th February 2008


H/60168 - Erection of a rear extension to form home shopping unit. Approved with Conditions, 28th September 2004.


H/CLD/57393 - Certificate of Lawfulness of Proposed use or Development (CLOPU) for the installation of a mezzanine sales floor. Approved with Conditions, 12th December 2003.


H/49695- Erection of an extension to the existing superstore to provide an additional 1319 sq. metres floorspace, provision of additional car parking, landscaping and pedestrian crossing across Barton Dock Road. Approved with Conditions, 21st January 2002.


CONSULTATIONS


United Utilities – No objections


REPRESENTATIONS


None received


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


11. Policy W2.12 of the Trafford Core Strategy relates to out-of-centre development and states that outside of the identified centres, there will be a presumption against the development of retail, leisure and other town centre-type uses except where it can be demonstrated that they satisfy the tests outlined in current Government Guidance.


12. The application proposes to create 119sqm of additional floorspace for an existing A1 – Food superstore. Unlike its predecessor, PPS4 – Town Centres, the NPPF does not stipulate a floorspace threshold for when a sequential assessment should justify the principle of extending an existing retail unit. In any event though, it is recognised that the proposed development results in only a relatively small increase in floorspace given the overall size of the superstore, and it is accepted that its primary function will be to provide improved circulation space for customers. The applicant has confirmed that 17sqm of the proposed development will be used to display goods for sale, however it is considered that such a small increase in sales floorspace will not be sufficient to result in a direct increase in trade to the store that would unduly impact upon businesses within nearby existing town centres. As such the lobby extension is considered to be acceptable in principle. 

AMENITY, ACCESS, HIGHWAYS AND PARKING 


13. The applicant has submitted a Design and Access Statement with the application which explains that the proposed alterations are designed to provide an increased circulation space for pedestrians around the entrance to the store and to avoid the current bottle-neck situation at this location. The applicant has also stated that it is not anticipated that the Asda store will attract any additional shoppers as a result of the proposals, but will simply improve the shopping experience for existing customers.  


14. The proposed extension measures 4m in height to its eaves, 4.4m to the ridge point and occupies a rectangular footprint. Its roof design represents a continuation of the existing downward sloping lobby roof, albeit at a shallower gradient (3˚ from 17˚). The development projects 5.8m forward of the main 7.8m high façade of the building, over an area of existing block paving. A matching palette of materials to the existing frontage of the superstore has been proposed, with glazing forming the primary external finish. The extension is considered to sit relatively comfortably on the existing building and will form an easily identifiable and distinguishable public entrance for customers. The store itself is set well away from the Barton Dock Road (125m) and Traders Avenue (83m) highways, behind landscaping and car parking, and as such the proposed extension will be seen in the context of the main store building and will not have a detrimental impact on the wider streetscene. The scale, massing, siting and design of the proposed foyer extension is therefore considered to be acceptable.  

15. The proposed trolley corrals and shelters are considered to be recognised features within a supermarket car park are also acceptable in their size, siting and design.

16. The proposed development has been sited on a ‘pedestrianised’ area of block paving which wraps around the front and side of the store; therefore no car parking spaces are set to be lost as a result of the development and a circulation space of at least 2.5m will remain between the proposed works and the nearest parking spaces. Two entrances into the store, 17m apart, have been proposed and the trolley shelters are now set further away from the lobby than is the case presently, something which should result in improved customer access to the store. Overall the siting of the proposed extension and associated trolley corrals and shelters is considered to be acceptable.   


DEVELOPER CONTRIBUTIONS


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

		TDC category. 

		Gross TDC required for proposed development.

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

		Gross TDC required for proposed development.



		

		

		

		



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

		£7,654

		N/A

		£7,654



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

		£21,054

		N/A

		£21,054



		Specific Green Infrastructure (including tree planting)

		£930

		N/A

		£930



		Total contribution required.

		£29,638

		£0

		£29,638





CONCLUSION


18. The proposed development to the front of the Asda superstore will create only a limited amount of additional retail sales floorspace, and is sited in amongst the main façade of the building, a substantial distance away from the highway and is of acceptable design. Furthermore the development will not result in any loss of car parking facilities and will enhance pedestrian circulation around the store entrance. Therefore the proposal is considered to be in accordance with Policies W2 and L7 of the Trafford Core Strategy and associated national guidance set out in the National Planning Policy Framework and as such is recommended for approval.

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 £29,638 split between contributions towards Highways & Active Travel Infrastructure (£7,654); Public Transport Schemes (£21,054) and Specific Green Infrastructure (£930).

B. (II) 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) Materials to be submitted


JK






		WARD: Clifford

		78259/O/2012

		DEPARTURE: No





		Outline application for 170 no. apartments and dwellinghouses with formation of new vehicular access from Bold Street and Maher Gardens. Approval sought for access with all other matters reserved.



		Land off Bold Street Old Trafford M15





		APPLICANT:  Ms Alexandra Atkinson





		AGENT: PRP Architects LLP





		RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT









SITE


The application site relates to a 3.35 hectare parcel of land in Old Trafford, located on the edge of the Borough, with Manchester City Council surrounding the site on 3 sides. The shape of the site is defined by surrounding highways, existing residential development and greenspace. A bottle-neck in the application site occurs where pockets of modern residential development have been introduced to the north and south of Maher Gardens. 


The northern boundary of the site is defined by Bold Street, where a residential estate has been constructed on its opposite side, along with playing fields associated with the Loreto College complex which directly bounds the site to the east. Moss Lane West lies to the south of the site and this links to the Princess Road Parkway (A5103) 560m to the east. Hydes Brewery faces the site on the opposite side of Moss Lane West. Tamworth Park forms the western border, with high-rise development in the form of the ‘Balcony Blocks’ Tamworth Estate towards its northern end.  


The application site itself forms half of the ‘Tamworth Estate’ and comprises a mixture of greenfield and brownfield land which steadily slopes upwards from south to north. The most dominant features within the site are the four ‘Bird-Block’ buildings, so called as each one is named after a different species of Bird. These 15-storey residential tower blocks are accessed from Bold Street and are of typical 1960s construction, providing a total of 336 social-rented apartments (112 x 1-bed and 224 x 2-bed). The Bird Blocks and their surrounding car parking and garden space followed the clearance of a dense network of Victorian terraces, however the high rises themselves have not been sufficiently maintained and over time have subsequently fallen into a state of disrepair. The two northernmost towers, Raven Court and Osprey Court, now stand vacant with an application for their demolition having been approved in May 2011 (ref: 76625/DEMO/2011). To the north of Eagle Court, and fronting Bold Street, is the Sea Hawk Public House, which is set at a lower ground level than the adjacent green space and Dudley Close access road. To the south of the Bird-Blocks is a short parade of former shops, which runs north-south and fronts onto pedestrianised Trafalgar Walk. A small car park associated with the parade is located to the rear (east) of the building. These four shops are also vacant and earmarked for demolition (ref: 78082/DEMO/2012). Clustered around Trafalgar Walk and Maher Gardens, but outside of the application site, are 12 dwellinghouses of modern construction. Further to the west is Tamworth Court, another vacant property which formerly provided living accommodation for the elderly. The southern section of the application site, which fronts onto Moss Lane West, comprises of an ‘L’-shaped area of lawned greenspace which wraps around a residential terrace that addresses Maher Gardens. 


Vehicular access into the site can be achieved from Bold Street to the north in four places: Dudley Close serves Raven, Eagle and Falcon Courts, whilst Osprey Close provides access to the car park at Osprey Court. Two further access points lead into the Sea Hawk car park. To the south, Tamworth Street represents the single point of entry for vehicular traffic into the site. This forms a junction with Maher Gardens which runs west-east and bends round to meet the car park to the rear of the Trafalgar Walk shops. Two pedestrian routes, Trafalgar Walk, and a footpath along the western boundary, serve to link the northern and southern halves of the site together. In addition to the green space surrounding the Bird Blocks and fronting Moss Lane West, the site and its immediate environs is populated by 40 individual trees and eleven groups of trees. 


PROPOSAL


The application seeks outline approval for the redevelopment of the site to provide up to 170 units of residential accommodation, comprising of entirely affordable housing. Consent is sought for the principle of the development and details of access. Details regarding the siting, design, layout and detailed landscaping are reserved for subsequent approval. The redevelopment of the site to this extent would necessitate the demolition of all four Bird-Blocks; the Sea Hawk PH; Trafalgar Walk shops and Tamworth Court, although prior approval for any outstanding demolitions will be sought at a later stage.  The comprehensive nature of this development would also necessitate the removal of all trees which fall within the application site.   


Two access/egress points have been proposed from Bold Street. Indicative plans submitted with the application suggest that one will serve a new road which follows the western boundary of the site and connects with a further new access at the western end of Maher Gardens. The other access will be sited 125m away and will run north-south to meet the eastern end of Maher Gardens. A third road, positioned centrally between the other two, will provide egress only onto Bold Street and may well utilise the existing Dudley Close junction. Access into the site from the south will continue to be via Tamworth Street.


Further indicative drawings submitted with the application show that development would be predominantly three-storey in height, with two-storey properties surrounding the existing dwellinghouses on Maher Gardens/Trafalgar Walk. The potential for four-storey development is suggested along the western edge of the site, fronting onto Tamworth Park. The 170 units would be made up of a mixture of 1-2 apartments and 2-4 bed dwellinghouses, with the apartment blocks likely to be located against the southern, western and north-eastern boundaries of the site. 


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L1 - Land for New Homes


L2 – Meeting Housing Needs


L3 – Regeneration and Reducing Inequalities


L4 – Sustainable Transport and Accessibility


L5 – Climate Change


L7 – Design


L8 – Planning Obligations


R3 – Green Infrastructure


R5 – Open Space, Sport and Recreation


PROPOSALS MAP NOTATION


H10 - Priority Regeneration Area: Old Trafford

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


PRINCIPAL RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the Best Use of Existing Uses and Infrastructure


L4 – Regional Housing Provision


L5 – Affordable Housing


MCR2 – Inner Area of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

78082/DEMO/2012 - Demolition of 4 no. commercial units (Consultation under Schedule 2, Part 31 of the Town and Country Planning (General Permitted Development) Order 1995) – Approved, 5th March 2012


76625/DEMO/2011 – Demolition of Osprey Court and Raven Court residential tower blocks (Consultation under Schedule 2, Part 31 of the Town and Country Planning (General Permitted Development) Order 1995) – Approved, 13th May 2011


H36592 - Demolition of flats and erection of 12 houses, including parking, access ways and boundary walls and fences – Approved with Conditions, 17th March 1993


H28568 - Demolition of multi storey car park; provision of new car parking areas , paths and landscaping; erection of security walls and fencing – Deemed Consent, 18th January 1989


H04454 - Erection of Public House – Approved with Conditions, 9th December 1976


Loreto College


H/69283 - Creation of a hard standing to form car park on the western side of the college grounds to the south of Osprey Close.  Creation of a temporary access to Maher Gardens – Approved with Conditions, 30th June 2008


H/58651 – Erection of new sports hall and dance studio as part of Phase II of college re-development (Phase II also involves the erection of a new teaching block with associated landscaping and car parking submitted to Manchester City Council) – Approved, 4th May 2004


APPLICANT’S SUBMISSION

The application has submitted a Design and Access Statement, Planning Statement, Transport Statement and Noise, Tree and Bat surveys.  The information provided within these documents is discussed where relevant within the Observations section of this report.


CONSULTATIONS


LHA - No objections, further comments made are discussed in the Observations section of this report.


Pollution & Licensing – The application is submitted on brownfield land as such contaminated land conditions are recommended.


The Environment Agency – No objections in principle, request that conditions are attached relating to the Flood Risk Assessment.


Greater Manchester Police Design for Security – No objections, subject to the inclusion of a condition requiring the reserved matters application is accompanied by a Crime Impact Statement and requiring the development be constructed in accordance with the Secure by Design standard.


Greater Manchester Ecological Unit – No objections, subject to conditions relating to Invasive Plant Species, Bats, Nesting Birds and Enhancement for Biodiversity being attached to any approval. 


United Utilities – No objections subject to adequate foul drainage and surface water measures being implemented. 


Drainage – No Objections, R13


Highways – No objection in principle, subject to detailed Highway layout being agreed with the LHA


REPRESENTATIONS


One letter of objection has been received to the development from a resident on Bold Street. Their concerns can be summarised as follows:


· The proposed four-storey height of buildings will seriously impede the amount of natural light which reaches their property, and others on Bold Street.


· The location of a road in place of green park land is of concern, as is its proximity to the existing children’s playground.


· The Ecological Assessment was undertaken outside of Bat nesting season and has not made reference to urban foxes and grey squirrels which visit the site.


· The provision of car parking for the units has not been fully addressed.


A further letter has been received on behalf of the Loreto College which states that whilst they are very supportive of the redevelopment, they would ask that the block of two houses to the north-eastern corner of the site be realigned slightly to alleviate any potential problems for both future residents and the college operation.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. This outline application is for the redevelopment of the site, following the demolition of several buildings, to form 170 new residential units with details of access submitted with all other matters reserved. The application site directly adjoins Tamworth Park; however no land relating to this application forms part of the area designated as parkland or protected open space. The development shall only be sited on greenfield and brownfield land, which is given further consideration below. 


2. The site to which this application relates was rapidly developed upon during the Victorian period as part of the industrialisation and subsequent sprawl of the city of Manchester. The result was a tight network of terraced houses, with little or no amenity space provided. In the late 1960s large parts of Old Trafford, including the application site, and neighbouring Hulme were cleared and replaced with high-rise residential developments that retained a high density of population but also provided large amounts of green amenity space at their base. Over the last 40 years the green ‘garden’ areas around the Bird Blocks have become an established part of the landscape, and as such now fall to be classed as greenfield land rather than previously developed or brownfield land. Therefore 48% of the application site is considered to be greenfield land, whilst the remaining 52% is occupied by buildings and hardstanding, or forms the site of buildings which have recently been demolished. 


3. Policy L1 of the Trafford Core Strategy states that the Council’s targets for 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 development in appropriate and sustainable locations at lowest risk of flooding, where it can be demonstrated that it is consistent with the provision of L2. It goes on to explain that an indicative 80% target proportion of new housing provision should use brownfield land. Policy L1.7 states that previously developed land and sustainable urban area green-field land will be released firstly within the Regional Centre and Inner Areas; secondly on land where significant contributions can be made towards achieving the regeneration priorities set out in Policy L3; and thirdly where development benefits the wider Strategic and Place Objectives set out in the Trafford Core Strategy.


4. The application site is located within the Inner Area of Manchester and will be sited on both previously developed, and greenfield, land. The erection of 170 residential units on the 3.35 hectare site represents a relatively high density of development (50dph) that will be spread across the entire site. This density is considered to be in compliance with Policy L1 as the site is deemed to be at low risk to flooding, is set amongst established residential neighbourhoods, and benefits from excellent bus links into Manchester from Moss Road West, and access to day-to-day top-up amenities at the junction of Moss Lane West and Upper Chorlton Road (225m away). Therefore the site can be considered to be in a sustainable location. 


5. Policy L2 of the Trafford Core Strategy requires all new residential development to be appropriately located in terms of access to existing community facilities to ensure the sustainability of the development, and not to be harmful to the character of the surrounding area. The proposed mix of dwelling type and size should contribute to meeting the housing needs of the Borough. The application site falls within the Old Trafford Priority Regeneration Area and therefore Policy L3 of the Trafford Core Strategy and H10 of the Revised Trafford UDP are also relevant to the application. The Borough wide aspirations of Policy L3 include securing improvements in the quality of design, and construction and range (including affordability and type), of the Borough’s housing stock on offer to residents. More specifically in Old Trafford 1,000 (net) new residential units should be realised, in particular to the eastern section of the Regeneration Area (which includes the Tamworth Estate). This development is located on the Old Trafford/Hulme border, in the Inner Region of Manchester and in close proximity to a number of schools and to community/health facilities, particularly to the east within the Borough of Manchester City. Whilst only indicative at this stage the applicant has suggested that the development will comprise of entirely affordable housing and of a range of 1-2-bed apartments and 2-4-bed dwellinghouses, which is considered to be comfortably in accordance with the aspirations set out in Policies L2 and L3 of the Trafford core Strategy and H10 of the Revised UDP. 


6. The Old Trafford Objectives contained with the Core Strategy are also of note for this application. It is considered that the proposed development contributes towards achieving improvements in the quality, type and mix of residential offer and will result in the redevelopment of underused and derelict land, which is encouraged in Objectives OTO1 and OTO2 respectively. It is acknowledged that issues relating to the provision of, and improvements to, green space will be predominantly covered under a reserved matters application, however it is worth noting at this juncture that OTO5 seeks to improve the quality and appearance of the environment (including green and open spaces and the public realm) and OTO16 supports efforts to reduce current deficiencies in the amount and quality of open space/outdoor sports facilities in the area. At present the indicative layout plans suggest that no substantial areas of public open space will be provided within the site, although it is acknowledged that the public amenity space around the tower blocks that will be lost by this development will be replaced with private amenity space within individual housing plots and apartment buildings. This issue will be given further consideration at reserve matters stage. 


7. The National Planning Policy Framework states that housing applications should be considered in the context of the presumption in favour of sustainable development (Para 49). The NPPF considers there to be three dimensions to sustainable development, ‘economic’, social’ and ‘environmental’, that should be sought simultaneously.  It also advises that LPA’s should plan for a mix of housing based on current and future demographic and market trends; and should identify the size, type, tenure and range of housing that is required in particular locations. The LPA published The Old Trafford Masterplanning Report in 2009; this identified that Old Trafford needs to benefit from a more balanced mix of property types and tenures, should improve the choice and diversity of housing available to meet the population’s differing needs, and should provide new housing of high quality in terms of design, energy efficiency and sustainability. The proposed development, which includes 1-2 bed apartments and 2-4 bed houses, is considered to be in compliance with guidance set out in the NPPF and the framework provided within the Old Trafford Masterplan.


8. Therefore whilst the proposed development is not entirely located on brownfield land, it is recognised that it will make several significant contributions towards achieving the objectives set out in policies L1, L2, and L3 of the Core Strategy and its wider Strategic Objectives for the Old Trafford area, including those contained within the Old Trafford Masterplan. Therefore the use of urban Greenfield land for part of this development is considered to be appropriate in this instance given its sustainable location and the benefits highlighted above that will result from the scheme. Therefore the development is considered to be acceptable in principle.


RESIDENTIAL AMENITY

9. As the application is submitted in outline with approval sought only for means of access, any comments on the impact of the proposed buildings on residential amenity are necessarily limited at this stage. However, in accordance with Circular 01/2006, the applicant’s Design and Access Statement and illustrative layouts outline the likely maximum building heights across different development zones. The Building Heights Plan shows that those buildings proposed closest to the existing two-storey dwellinghouses north of Maher Gardens will be restricted to a maximum height of 2-stories (10m). Development immediately to the north and south of 1-9 Alma Court has been shown as being a maximum of 4-stories (15.75m) and 3-stories (12.75m) in height respectively. Whilst there is potential for development of this scale to harm the amenity of these existing two-storey dwellings, the applicant has confirmed within the Design and Access Statement that where apartments are located adjacent to existing dwellings their massing should respond to the existing built form. Where new dwellings are sited close to/adjacent to existing properties these shall be designed to maintain privacy for both new and existing properties. This assurance will, in part, be enforced by the presence of a culvert with a 5m easement which runs east-west immediately to the rear of Alma Court; this ensures that no development will be erected within a minimum distance of 13m-25m from the rear windows of Alma Court. In addition to this a minimum of 10m will remain between the easement and the Moss Road West highway to the south, which is considered to be sufficient room to accommodate development and still maintain the privacy distances set out in the Council’s SPG: New Residential Development. It is therefore considered that sufficient control will be retained at reserved matters stage to protect the residential amenity of these existing neighbouring residents. 


10. To the north-western corner of the application site new buildings are indicated as having a maximum height of 3-4 stories and the suggested layout plan shows development set back from the highway. The nearest properties on Bold Street are 13m away from the site boundary, on the opposite side of the road, and Pickford Court tower block is sited 22m from the boundary to the west. There are no concerns at outline stage regarding the impact that development of this likely scale and siting would have on existing units of accommodation to the north and west of the site.    


11. The indicative layout plan provided by the applicant shows a grid of apartments and dwellinghouses fronting roads or parkland, and which generally have private garden space to their rear. This proposed arrangement is broadly in-keeping with the privacy, overshadowing and amenity standards set out in the Council’s SPG: New Residential Development and has given the Council sufficient comfort at this point that 170 new residential units could be accommodated within the site and that they would provide an adequate standard of residential amenity for their occupants.    


DESIGN, LAYOUT & LANDSCAPING


12. The applicant has divided the 3.35 hectare site into 8 development cells and provided an indication of the number of residential units each zone might accommodate, with a resulting range in density of between 38 and 76 units per hectare. The overall average density for the site of 51 units per hectare is considered to be in line with guidance contained within the Councils SPG: New residential Development, which states that densities of between 30 to 50 dwellings per hectare (net) will be encouraged. Development at a density greater than 50 dwellings per hectare should not be achieved at the expense of the character of the local area. The density and indicative layout of the application site is in-keeping with existing modern estates on the northern side of Bold Street, and within adjoining Hulme to the south and the east. Also of note is that the density of existing units on the application site (100+ per hectare) is over double that proposed in this application, although these existing properties are entirely accommodated within four high rise tower blocks and comprise exclusively of one and two bed apartments. 


13. Issues regarding scale, massing and design will be given significantly more consideration as part of a reserved matters application, however the indicative plans and Design and Access Statement submitted show that units will address the public realm and form strong frontages, set back slightly from the public footpath. A mix of housing types will be employed to create an attractive and varied streetscene, and staggered building heights and footprints will be used to define entrances/gateways, reinforce spaces and terminate views. 


14. The indicative layout also demonstrates that areas of soft landscaping can be achieved within the site to serve each of the dwellinghouses and blocks of apartments to form an attractive layout of properties that would not result in an undue level of hardstanding along their street frontage.


HIGHWAY SAFETY AND PARKING PROVISION


15. The application proposes the creation of two new access points from Bold Street to serve the northern end of the proposed development, which are set to follow the removal of three existing access/egress points to Osprey Court and the Sea Hawk PH car park. The existing Bold Street junction with Dudley Close is to be retained, but as a means of egress only. A distance of 50m-62m is set to be retained between the proposed access/egress points, and visibility in both directions of Bold Street is good as the application site fronts a relatively straight section of Bold Street, with the highway bending to the north slightly at either end of the site.  


16. The new access from Maher Gardens will create a road which is expected to follow the eastern edge of Tamworth Park and link with the proposed junction off Bold Street. This replaces the Tamworth Close junction 18m to the east. Two existing utilities kiosks are located adjacent to Maher Gardens directly where the new access is to be created, however these services can be re-routed to make way for the proposed highway alterations. The applicant has committed to install a suitable boundary treatment (design to be agreed at reserved matters) along the western edge of the new road so as not to jeopardise the safety of the existing playground. Access into the south of the application site will continue to be via Tamworth Street, although Trafalgar Walk will remain closed to vehicular traffic to prevent the site from being used as a rat run. These access arrangements are considered to be acceptable by the LHA. 


17. Whilst the exact mix of housing is not yet known or proposed, the trip generation figures submitted on behalf of the applicant indicate that the development will not result in a material impact on the surrounding highway network during peak hours. This conclusion is accepted by the LHA. 


18. Whilst a matter to be assessed in detail under a reserved matters application, car parking will be provided within communal parking courts for apartment blocks and on shared surface homezones, and within plot (including integral garages) for individual dwellinghouses. The applicant has agreed to provide sufficient car, motorcycle and cycle parking to comply with the Council’s SPD3: Parking Standards, whilst visitor parking would be accommodated on the streets of the proposed estate. The LHA have identified that there are long lengths of dropped kerb and that the highway is too narrow in places for two-way traffic to easily move through the site. However as the layout is only indicative, it is considered that these details can be resolved at the reserved matters stage. It is therefore considered that the applicant has sufficiently demonstrated that 170 residential units could be accommodated within the site without unduly disrupting the parking amenities of the area, or its character and appearance.


TREES


19. At present the application site is reasonably well populated with trees, spread relatively evenly across its areas of soft landscaping, with the exception being the grassed section fronting Moss Lane West which remains free of planting. Whilst a number of the trees are in good condition, the comprehensive redevelopment of the application site means that the Arboricultural Impact Assessment concludes that it is not possible to retain any trees in the developed part of the site under the current proposals. This view is accepted by the Council’s Arboricultural Planner and it is noted that those trees surveyed which stand outside of the site’s ‘red edge’ can, and should, be retained, although no special protection measures are required. To mitigate the loss of trees on the site, the Arboricultural Impact Assessment recommends the successful implementation of a comprehensive and amititious planting scheme as part of the new development, both within the application site and the adjacent Tamworth Park. The Council will seek to ensure that this recommendation is included in any landscaping conditions attached to this consent.

 DEVELOPER CONTRIBUTIONS


20. This outline application is made up entirely of affordable housing, with no units to be made available on the market. Under the Council’s SPD: Planning Obligations, the Council have agreed to grant 100% relief from Trafford Developer Contributions for schemes that propose solely affordable housing provided by, or on behalf of, Registered Providers. However it also explains that developers may be required to complete s106 agreements to secure the payment of contributions in the event that the relevant properties cease to be affordable. Therefore this scheme is exempt from payment of financial contributions at this stage, but they may be triggered under a reserved matters application if market housing forms a proportion of the proposed development. 

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A) That the application will propose a satisfactory form of development subject to the obligations set out above subject to the completion of an appropriate legal agreement to secure contributions in line with SPD1: Planning Obligations should market housing form a proportion of the proposed development.


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


1. An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of five years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters.

2. No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of


i.) the appearance,


ii.) the layout (including phasing of development)


iii.) the scale


iv.) (a) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services).


(b) The approved proposals relating to landscaping shall be carried out before and within 12 months from the date when the dwelling hereby permitted is occupied; any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation.


3. Approved Plans


4. Further details of access proposals to be submitted to, and agreed by, LPA, including parking provision, surface treatment to all highways, footpaths and parking areas; details of wheel-washing facilities and access for construction vehicles


5. Development permitted shall be carried out in accordance with the Proposed Development Parameters outlined within the submitted Design and Access Statement;


6. Provision of Access Condition;


7. Retention of Access Condition;


8. Closure of redundant access (Tamworth Close, Osprey Close and Sea Hawk PH);


9. Contaminated land Phase II investigations to be carried out and report submitted to and agreed by LPA with, if necessary, recommendations on further risk assessment and remediation. 


10. Samples of materials to be submitted and agreed


11. Further Flood Risk Assessment to be submitted – Prior to commencement


12. The development hereby permitted shall not be commenced until such time as; a scheme to dispose of foul and surface water from the proposed development has been submitted to and approved in writing by the local planning authority. Details of any Sustainable Urban Drainage (SUDs) measures proposed should also be included. 

13. Submission of Crime Impact statement – to include details of any measures which achieve Secured by Design standards.


14. Submission of Travel Plan – prior to occupation


15. Submission of further Bat Survey and demolition protocol – Prior to demolition of buildings


16. Removal of invasive species


17. No tree felling or vegetation to take place during the optimum period for bird nesting (March to July inclusive).


JK





		WARD: Stretford

		78387/FULL/2012

		DEPARTURE: No





		Change of use of former car wash to Financial and Professional Services (Use Class A2) with associated external alterations and works ancillary thereto.



		Former Arc Car Wash, Chester Road, Stretford.






		APPLICANT:  Capital Steeps






		AGENT: Space Studio Ltd






		RECOMMENDATION:  GRANT










SITE


The application site comprises a vacant car wash building and associated hard standing area and car park. The site is located on Chester Road at the corner of Crossford Street and opposite one of the entrances to Stretford Mall. 


Immediately to the north east of the site is a petrol filling station and, to the south west off Crossford Street is the Bass Drum public house. The site is also immediately adjoined to the south east by residential properties. 


The site is occupied by a single storey building located at the front of the site adjacent to Chester Road. The building is constructed of buff brick with blue cladding panels to the top. The building has a vehicular access and roller shutters at the two side/ end elevations. Other openings on the building have been boarded up. 


An application for advertisement consent (78388/AA/2012) is listed elsewhere in this agenda. 


PROPOSAL


The application is for the change of use of the former car wash to an A2 ‘financial and professional services’ use, specifically a Loans Company. The applicant has advised that the loans business relates to car based loans and relies on customers driving their vehicle to the site with their log book. The staff will then provide a valuation of their vehicle and provide the customer a loan based on the value of the car. The customer leaves their log book and a spare key and drives away in their own vehicle having secured the loan. Once the loan is paid the log book and key are returned to the owner. The business relies on the customer driving to the site and having their car valued. The proposal includes the retention of the existing vehicular opening into the building, with roller shutters to provide an area for vehicles to be inspected within the building. 


The proposed use will operate from 7am to 9pm Monday to Saturday and 9am to 4pm Sundays and Bank Holidays. 


There are 17 parking spaces within the site which will remain with another 2 disabled spaces proposed. The main entrance to the building will be from the elevation facing the car park. Access into the site is as existing from Crossford Street. 


The proposal includes the following alterations to the building; 


· covering existing brickwork with composite metal cladding


· white composite metal cladding to top of building


· reinstating existing openings to road side and side elevations


· partial infilling of full height openings to car park elevation and insertion of double doors


A separate application for signage has been submitted


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L4 – Sustainable transport and accessibility

L7 – Design


W2 – Town centres and retail


PROPOSALS MAP NOTATION


Site is opposite Stretford Town Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

None relevant


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

76243 - Demolition of existing car wash and erection of a two storey building to form tile and bathroom storage, distribution retail/showroom unit, with associated car parking and landscaping.


Approved 24/05/2011


H30618 – Retention of car wash centre and associated vacuum bay 


Refused 14/02/1990


H29362 – Retention of car wash building


Refused 11/10/1989


H25779 – Demolition of outbuildings and erection of car wash centre with associated vacuum bays. Approved 07/01/1988


H26915 – Display of illuminated sign


Approved with conditions 16/05/1988



H25858 – Display of illuminated sign 


Refused due to impact to visual amenity and residential amenity. 


01/10/1987


CONSULTATIONS


LHA – No objections

REPRESENTATIONS


Councillor Ross has raised objections on behalf of himself and Councillor Adshead that the use is inappropriate for the area as there are already a range of financial outlets both within and outside Stretford Mall and he raises concerns about the wider social implications of another outlet of this nature being permitted in the area. Councillor Ross does not consider that the proposal would bring a positive contribution to the local economy and neighbourhood and does not consider that the business will contribute to the wider regeneration of the Stretford area and the aims of the Council's Core Strategy

A letter has been received from M.B Properties who advise that they purchased the site for a new tile showroom in November 2009 however by the time planning permission was obtained the recession meant that it was no longer financially viable to proceed. M.B Properties advise that they have marketed the site for more than 12 months for a variety of uses and ask that the Council accept a use which will allow a tenant to refurbish the building (which is in a prominent main road position) to a more eye pleasing vista than that projected by a semi derelict ‘car wash’. M.B Properties also highlight that they have received complaints from the Stronger Communities Officer of the Council regarding residents concerns that security fencing had been taken down and unauthorised match day parking was occurring as well as children gaining access onto the site to play etc. The letter also advises that similar complaints have been received from a local councillor. 


OBSERVATIONS


PRINCPLE


1.
The site is an edge of centre site opposite Stretford Mall. 


2.
The proposed use is a town centre use, however the nature of the business relies on customers arriving in vehicle. However it recognised that the business requires a site with customer parking on site. The applicant has addressed the requirements of the sequential test set out in the National Planning Policy Framework and policy W2 of the Core Strategy with regard to vacant units within the centre. 


3.
The applicant has discounted four available vacant units within Stretford Mall Shopping Centre with floorspaces ranging from 64 sq.m to 138 sq.m. The applicant considers the units to be unsuitable as none of the units have convenient/ close access to the shopping centre car park and the applicant requires customers to be able to leave their car for inspection for up to 2 hours by staff of the loans company.  On this basis it is considered that the applicant has addressed the sequential test requirements for the proposed use. 


4.
The nature of the use has raised objections from Councillor Ross regarding the social implications of another loans business in the area. However these concerns are not considered to constitute material planning considerations and there are no approved planning policies which support these concerns. Furthermore, the existing unit at the site is vacant and boarded up and therefore is visually not helping in the regeneration of the area by remaining vacant. 


DESIGN 


5.
The proposal includes cladding of the building to replace existing brickwork for insulation purposes. Whilst it is considered that the buff brickwork is more inconspicuous than the proposed cladding, it is recognised that this is proposed in order to bring the building up to a better standard for the commercial use. The cladding is proposed to be green in colour as this relates to the branding of the business. Given the commercial nature of the area and the siting on a main road, it is not considered that green cladding the main building will be incongruous. The existing cladding is blue and is therefore already a bold colour. Details of the cladding will be required by condition to ensure that it is appropriate finish and quality. On balance, the external alterations are considered acceptable and accord with policy L7 of the Core Strategy. 


HIGHWAYS AND PARKING

7.
19 parking spaces are provided within the site for staff and visitors. 2 employees are proposed for the business and therefore at least 17 parking spaces will be available to customers. The existing access from Crossford Street will be used. There are no objections from the local highway authority and it is considered that the proposed change of use does not raise any concerns regarding highway safety. 


RESIDENTIAL AMENITY  


8.
The proposed A2 use is considered to be more compatible with the residential properties immediately adjacent to the site than the former car wash use which could have resulted in potential noise and disturbance problems to neighbours with more outdoor activity associated with the use as well as potential noise of machinery. The car parking spaces are existing and customers arriving at the site are unlikely to create any new issues of noise and disturbance to neighbours and it is likely that the use will improve amenity than the potential re use of the site for another car wash business. The business is proposed to operate until 9pm Monday to Saturday. Given the nature of the use these hours do not raise any concerns regarding impact to neighbours. The proposal is to operate only until 4pm on Sundays and Bank Holidays. It is considered that the proposal will accord with L7 of the Core Strategy. 


DEVELOPER CONTRIBUTIONS


9.
The Trafford Developer Contributions (TDC) required by SPD1 Planning Obligations are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

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

		Gross TDC required for proposed development.



		

		

		

		



		Affordable Housing

		0

		0

		0



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

		£2,288

		£198

		£2,090



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

		0

		0

		0



		Specific Green Infrastructure (including tree planting)

		£930

		£620

		£310



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

		0

		0

		0



		Education facilities.

		0

		0

		0



		Total contribution required.

		£3,218

		£818

		£2, 400





RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT AND FOLLOWING CONDITIONS;


1. Time limit


2. Details in accordance with approved plans


3. Materials to be submitted


4. Hours of use (7am – 9pm Mon to Sat/ 9am to 4pm Sundays and Bank Hols). 


MH






		WARD: Stretford

		78388/AA/2012

		DEPARTURE: NO





		Advertisement consent for display of 2 no. internally illuminated fascia signs, 1 no. externally illuminated hanging sign and 1 no. internally illuminated totem sign.



		Former Arc Car Wash, Chester Road, Stretford.






		APPLICANT:  Capital Steeps






		AGENT: Space Studio Ltd






		RECOMMENDATION: GRANT 










SITE


The application site is a vacant car wash building and associated hard standing area and car park. The site is located on Chester Road at the corner of Crossford Street and opposite one of the entrances to Stretford Mall. 


Immediately to the north east of the site is a petrol filling station and, to the south west off Crossford Street is the Bass Drum public house. The site is also immediately adjoined to the south east by residential properties. 


The site is occupied by a single storey building located at the front of the site adjacent to Chester Road. The building is constructed of buff brick with blue cladding panels to the top. The building has a vehicular access and roller shutters at the two side/ end elevations. Other openings on the building have been boarded up. 


An application for a change of use of the site and external alterations to the building (78387/FULL/2012) is elsewhere on this agenda. 


PROPOSAL


The application is for signage relating to use of the premises as a Loans Office subject of a separate change of use application. Following amendments, the signage proposed is; 


· 2 internally illuminated fascia signs to Chester Road elevation and northern elevation facing the Petrol Filling Station (only letters are to be illuminated)


· 1 externally illuminated hanging sign


· 1 internally illuminated 3m high totem sign. 

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 Design


PROPOSALS MAP NOTATION


None 


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None


PRINCIPAL RSS POLICIES

None relevant


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H26915 – Display of illuminated sign


Approved with conditions 16/05/1988



H25858 – Display of illuminated sign 


Refused due to impact to visual amenity and residential amenity. 


01/10/1987


CONSULTATIONS


LHA – No objections

Street Lighting – the applicant requires to provide the maximum brightness of the 4 proposed signs in candelas per sq.m. Applicant has confirmed this will be 8cd/sqm 

REPRESENTATIONS


None received relating to the signage proposed. 

OBSERVATIONS


1.
The application has been revised to reduce the amount of signage proposed and to clarify the means of illumination. The proposal initially included illuminated fascia signage to the elevation facing the car park, this has been deleted due to concerns regarding residential amenity. The illuminated fascia signage proposed is now only to the elevation facing Chester Road and this is considered appropriate and the illumination is to the lettering only rather than the full fascia and will not result in loss of visual amenity in the context of this main road frontage adjacent to a PFS and public house.


3.
The proposal also included ‘sky letter signage’ to the roof of the northern end of the building which has also been removed due to concerns that it would appear cluttered and overly prominent. Illuminated lettered fascia signage is proposed on this elevation instead facing the PFS, this is now considered appropriate and will not result in any loss of visual amenity. 


4.
The proposed 3m high totem sign is located in front of the existing unit on a grassed area between the footway and the unit. The adjacent PFS and public house both have totem signs and therefore in this context it is considered that the totem sign will not appear out of place and will not result in any loss of visual amenity. 


5.
The proposed externally illuminated hanging sign is considered to be appropriately proportioned and although this is on the elevation facing Crossford Street, a residential street, it is considered that its size and location on the building will not be unduly prominent and will not result in loss of amenity. 


6.
There are no highway safety concerns relating to any of the signage proposed. 


7.
The proposed signs are therefore considered acceptable in terms of amenity and highway safety and accord with policy L7 of the Trafford Core Strategy. 

RECOMMENDATION: GRANT subject to the following conditions


1. Standard Advertisement Conditions


2. Degree of illumination


MH






		WARD: Altrincham

		78463/AA/2012

		DEPARTURE: No





		Display of 23 no. double sided banners on street lighting columns.



		Various sites on Stamford New Road and Railway Street, Altrincham extending from the junction of Stamford New Road and Cross Street, to the junction of Railway Street and Lloyd Street






		APPLICANT:  Bay Media





		AGENT: N/A





		RECOMMENDATION:  GRANT 









SITE


The application relates to various sites on either side of Stamford New Road and Railway Street in Altrincham Town Centre. The banners would be displayed on 12 street lighting columns on the southeastern side of Stamford New Road and Railway Street and 11 street lighting columns along the northwestern side. They would extend from a point at the junction of Stamford New Road and Cross Street, to the junction of Railway Street and Lloyd Street. The area is predominantly commercial in nature and all of the sites lie within or immediately adjacent to the Stamford New Road Conservation Area.

PROPOSAL


The application proposes the display of 23 double sided advertising banners on street lighting columns in various locations along Stamford New Road and Railway Street in Altrincham. 


The banners would have a height of 2.2 metres and a width of 0.785 metres. The lower arm of the banner would be situated on the street lighting column at a point 2.8 metres above ground level.

The plans have been amended since they were originally submitted to delete 3 of the banner signs from the application. These 3 signs were considered to affect the setting of Listed Buildings, hence their removal from the application.

DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 – Design


R1 – Historic Environment


W2 – Town Centres and Retail


PROPOSALS MAP NOTATION


Altrincham Town Centre


Stamford New Road Conservation Area


Main Office Development Area 


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


ENV21 – Conservation Areas

S6 –Development in Altrincham Town Centre

PRINCIPAL RELEVANT RSS POLICIES

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

 


None


APPLICANT’S SUBMISSION

None


CONSULTATIONS


LHA –No objection on highways grounds subject to a 2.8m clearance from the bottom of the banner to the footway.

Street Lighting – No objections


GMP Design For Security - No comments received at the time of writing. Any comments received prior to the Committee meeting will be included within the Additional Information Report.

REPRESENTATIONS

5 letters/e-mails of objection have been received including objections from the following:-

Bowdon Downs Residents’ Association – Objects on the following grounds:-


· The banners are to be placed in a Conservation Area in front of some very fine Victorian and Edwardian facades. They will detract from the streetscene and are not at all appropriate.


· If Trafford had Conservation Area Appraisals and Management plans as legally required it would be obvious that the application should be refused. Instead we have to depend on national guidelines which would still support a  refusal


· The application is for 5 years which is effectively a permanent addition to this already vulnerable streetscene. It is assumed the advertising messages for events etc will be changed but the detrimental effect will remain.


· The banners would be fine on a boring and much wider road on the way into Altrincham like Woodlands Parkway or Oakfield Road. They would also be more effective there as there is more passing traffic so the advertisement effect would be greater as indicated in expert advice from Planit. This would draw people into town – they are already there once in the proposed location. This is of course as long as they are not for general advertisement which the application seems to also propose. The deal with the advertising company should therefore be renegotiated to re-site them.


· If Conservation Area Consent is not required on the basis that the banners are temporary for 5 years this is a loophole that sets a bad precedent and businesses will do the same.


· Reference is made to a news article where banners put up by a Council were removed from a Conservation Area in Fitzrovia following residents objections


· A section of the Council’s guidelines for a different Conservation Area have been submitted which refer to shop fronts and advertisements. The BDRA comment that there is not mention within this of adverts unrelated to businesses they are near to being allowed  let alone placed to block the vista of upper facades – presumably because it is very obvious how inappropriate this would be


· Please refuse the application as there is enough signage on shops and hoardings already, detracting from the character of the Conservation Area


Altrincham and Bowdon Civic Society – Objects on the following grounds:-

As a Board member of Altrincham Forward and a member of the Physical Delivery group, this application has not been referred to them and their view is that the banners should feature outside the town centre to be of use. They are also unsuitable for the conservation area that is the town centre


Other comments received and not covered by the above points:-


· The banners would line the road on each side and be overwhelming


· If the applicant’s business failed during the 5 years period Trafford Council would be left with the problem/cost of removing the banners and fittings


· The banners raise a security issue as the banner proposed adjacent to 28, Railway Street would severely restrict the cctv cameras view and put the occupiers at risk.


· In a conservation area adverts should be related only to the business they are attached to and should be restrained in size and fit well within the shop front


· Although it is good to highlight events in Altrincham (as opposed to ordinary adverts in banners which would be objected to) they should be on larger roads outside conservation areas


· How can Trafford Council enforce rules upon businesses and residents if it chooses to ignore the rules by doing deals with advertising companies. It makes a mockery of the planning system in Trafford. 


OBSERVATIONS


1. Policy W2 of the Trafford Core Strategy identifies Altrincham as the Principal Town Centre within the Borough and states that ‘Altrincham, as the main town centre in the Borough, will be the principal focus for high quality comparison retail supported by a range of retail, service, leisure, tourism, office and other town centre-type uses, including residential.’ 


2. The proposed banner signs would be relatively lightweight structures unlike hoardings or fascias and it is hoped that they will add colour and vibrancy to the streetscene of Stamford New Road and Railway Street. It is not considered that such advertisements would be particularly out of place in a central commercial area and it is noted that the banners will be able to advertise local events in Altrincham which will increase interest and help to regenerate the area. It should however be noted that there would be no control through the planning process with regard to the actual advertising content of the banner signs. 


3. It is noted that there are concerns regarding the siting of these banners within the Stamford New Road Conservation Area and the impact that these banner signs will have on the character and appearance of the Conservation Area. Policy R1 of the Trafford Core Strategy states that ‘All new development must take account of surrounding building styles, landscapes and historic distinctiveness’. The application applies only for the banner signs and not the supporting structures as they would be located on existing street furniture and no new structures would be required upon which to site the banners. Although the banners would clearly have some visual impact on the streetscene they would not be affixed to the buildings and it is not considered that the banners would lead to significant impairment of views of the adjacent buildings. Three banners which were considered to be in particularly sensitive locations adjacent to three listed buildings in the town centre have been deleted from the application to leave the setting of these important historic buildings unaffected. For clarification Conservation Area Consent is not required for the installation of advertisements.


4. For the above reasons it is considered that the positive aspects of the proposal would outweigh any potential harm to the character and appearance of the Stamford New Road Conservation Area although it is recommended that the standard advertisement conditions are attached should approval be granted. This would require the banners to be maintained in a reasonably clean and tidy condition.


5. There have been no objections raised by the Local Highway Authority as the lower arm of the banner would be situated at a point 2.8 metres above ground level. It is not therefore considered that the banners would impact on highway safety. The comments made by the objectors with regard to the impact of the banners on their security it noted and the GMP Design for Security have been consulted on the application. It is anticipated that their comments will be reported in the Additional Information Report.


6. There has been some confusion over whether the current application is a renewal of an earlier permission, H/LPA/ADV/57856. For clarification, the current application is not a renewal and the earlier application related to the display of a total of 39 banner signs on street lighting columns. 11 were located on Stamford New Road/Barrington Road (from Altrincham Interchange to Woodlands Road), 23 on Woodlands Road (from Barrington Road to Stockport Road) and 5 on Manchester Road (from Beaconsfield Road to Navigation Road). This application was approved in 2004 and the sites of the banner signs proposed by this earlier application do not correspond to those now applied for.  


RECOMMENDATION: GRANT subject to the following conditions 


1. Standard Advertisement Consent  






		WARD: St Mary's

		78468/FULL/2012

		DEPARTURE: No





		Change of use of part of ground floor to hot food takeaway (Use Class A5). Installation of extract flue and associated external alterations.



		1A Catterick Avenue, Sale, M33 4GQ





		APPLICANT:  Mr R Ahmed





		AGENT: Holborow & Ormesher





		RECOMMENDATION:  REFUSE









SITE


The application site lies to the north of Catterick Avenue at its junction with Firs Way and comprises of a modern detached single storey building with accommodation in the roof space.  The building was built in the 1970s/80s as a public house on the ground floor with a self-contained licensee’s flat to the first floor.  The ground floor is currently occupied by a Londis convenience store and the first floor is a self-contained residential apartment.  There is a large car park to the west of the site adjacent to Firs Way accessed from Catterick Avenue.  The surrounding area is predominantly residential.  


To the north west of the car park is a three storey apartment building, Summer Court and to the north of the building are a row of three residential dwellings, with No.1 Catterick Avenue adjoining the site.  Residential properties lie to the south of the site on the opposite side of Catterick Avenue.  


PROPOSAL


Planning permission is sought for the change of use of part of the ground floor of the building to form a hot food takeaway (Class A5).  An extraction flue is proposed to be installed to the roof.  The proposed hours of opening are Monday to Thursday, Sundays and bank holidays 11:00-23:30 and Fridays and Saturdays 11:00-00:30.   


DEVELOPMENT PLAN


The Development Plan in Trafford Comprises:


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


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


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


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


L7 - Design


PROPOSALS MAP NOTATION


Unallocated


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


None relevant


PRINCIPAL RSS POLICIES


None relevant

SUPPLEMENTART PLANNING GUIDANCE


The Council’s adopted Planning Guidelines: Hot Food Takeaway shops was adopted in 1993 prior to the 2004 Town and Country Planning Act and the Local Development Framework and therefore relates to UDP Policies that have now been superseded by Core Strategy Policies.  However, the SPG is not considered to be in need of immediate review because it remains consistent with Development Plan policy, as expressed in the Core Strategy, and current legislation/government guidance. Therefore, because they remain relevant to the decision making process in Trafford, on 9th February 2012, the Council’s Planning Development Control Committee adopted these documents for development management purposes until such time that they are formally reviewed in the context of the new planning framework for Trafford, published for a statutory period of public consultation, and formally adopted by the Executive.

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

75503/FULL/2010 - Part retrospective application for external alterations to building incorporating installation of shop fronts and roller shutters with associated bricking up of existing openings and installation of access ramp with handrails (Current application).  

The former public house has been converted to a retail unit on the basis that the conversion from a public house (Use Class A3) to a retail unit (Use Class A1) is permitted by the Use Class Order.  However, the planning status of the building is not clear and this is currently being investigated further by the Council’s legal department.  Should it be determined that the change of use would not have been permitted by the Use Classes Order, which may be the case if the original public house and self contained licensee’s flat is considered to be a mixed use, the applicant will be advised to submit a retrospective application for the shop’s retention.  


H09903 - Erection of public house and self-contained licensee’s flat with car park (Approved August 1979).  


H04679 - Erection of public house with car park (Approved February 1977).  


H00243 - Erection of public house (Approved September 1974). 

APPLICANT’S SUBMISSION

Design and Access Statement


This states that the shop unit is too large for trade in this area.  The previous public house would have had a hot food facility and the proposal would enhance the property and the surrounding area.  


CONSULTATIONS


Pollution and Licensing:  The applicant has failed to demonstrate that the proposed use and any extraction equipment would not result in an adverse impact on the amenity of neighbouring residents by reason of noise or odour nuisance. 

REPRESENTATIONS


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


· Will exacerbate existing problems with litter, loitering and additional traffic


· The shop closes at 8pm whereas the extended opening of the takeaway would result in loitering


· Smells may affect the residents of the flats adjacent and late night opening will cause disturbance to these residents


· Increased risk of rat infestations


A petition of support for the proposed hot food takeaway has been received with 203 signatures.  


OBSERVATIONS


DESIGN AND STREET SCENE


1. A new entrance would be formed to the west elevation of the building and an access ramp with handrails is proposed.  One of the existing roof lights in the western roof slope would be removed to facilitate the insertion of the proposed extract flue.  The proposed external alterations are considered to be acceptable in terms of design. 


RESIDENTIAL AMENITY


2. The Council’s adopted Supplementary Planning Guidelines (SPG): Hot Food Takeaway Shops states that applications for hot food takeaways where there is residential accommodation nearby, be it on either side, above or opposite are likely to be refused due to the noise and disturbance which would arise to neighbouring residents.  


3. The SPG states that a primary consideration of a proposed hot food takeaway is its proximity to residential properties.  The proposed hot food takeaway would occupy the western part of the building and a new side entrance door is proposed to the west elevation of the building, which faces the adjacent apartment building Summer Court.  The application site has a separate residential flat at first floor above the proposed hot food takeaway, which does not form part of the application and the private gardens of No’s 1, 2 and 3 Catterick Avenue lie to the north of the site.  The surrounding area is predominantly residential and the area is therefore expected to be reasonably quiet in the evenings.  


4. The proposed hours of opening would be 11am to 11:30pm Monday to Thursday and Sundays and bank holidays, with extended opening until 12:30am on Fridays and Saturdays.   The hot food takeaway would be open significantly later into the evening than the current use and this would result in increased pedestrian and vehicular activity as detailed in the SPG, late into the evenings and particularly at weekends when a residential area such as this is expected to be reasonably quiet.  This activity includes customers arriving and departing, lingering in the vicinity and conversations and noise from vehicles arriving and departing (closing of car doors, engines starting and revving and car radios) late into the evening and particularly at weekends.  It also includes noisy activities which may occur after closing time when residents may be asleep, such as the transferral of waste to bins.  It is considered that the proposal would result in significant noise and disturbance to the occupants of neighbouring residential properties and this would result in serious harm to their residential amenity.  


5. The building is served by a large car park to the west of the site.  The proposed opening hours late into the evenings could result in people congregating and lingering within this area potentially up to 12:30am on Fridays and Saturdays.  Noise from car doors being closed and engines starting, as well as people conversing could result in noise and disturbance to properties on the opposite side of Catterick Avenue to the south of the site.  


6. The adjacent apartment building Summer Court lies to the north of the car park and to the north west of the proposed hot foot takeaway, the entrance of which is proposed to be located to the west elevation, concentrating activity to this part of the site.  The main habitable room windows of the apartments are south and east facing and these habitable rooms would be unduly affected by the siting of the hot food takeaway and its proximity to Summer Court.  A resident of one of the flats within this building in close proximity to the proposed takeaway has objected to the proposal.  It is also considered that the first floor flat above the proposed hot food takeaway would be unduly affected, with the potential internal transmission of noise to the flat above from extract fans and food preparation activities late into the evenings when the shop is open, but also outside opening hours during the morning and late at night.  It is considered that the occupants of Summer Court, the flat above and the occupants of No’s 1, 2 and 3 Catterick Avenue currently enjoy a level of residential amenity that would be seriously harmed by the proposed use, by reason of noise and disturbance and the amenity they should reasonably expect to enjoy could only be safeguarded with the refusal of the application.  


7. Although a petition of support has been received, the majority of the signatures are from residents in the local area as opposed to within the immediate vicinity of the site.  Approximately 20 of the signatures are from residents on Catterick Avenue and of these there are 3 properties that lie in close proximity to the site.  Four letters of objection have also been received from residents of Catterick Avenue and Summer Court.  As such, it is considered that the majority of those in support of the application are from the surrounding area as opposed to those in the immediate vicinity of the site that would be directly affected by the proposed use.  


8. In conclusion, the proposed use is considered to be inappropriate in the context of the surrounding residential area.  A condition restricting opening hours could not overcome the serious harm to residential amenity which would arise from noise and disturbance late into the evenings; hence it is recommended that the application be refused due to the significant detrimental impact on the residential amenity of neighbouring residents, particularly the flat above the application site and the adjacent apartment building Summer Court.  


ACCESS, HIGHWAYS AND PARKING


9. The existing car park is sufficient to accommodate parking for both the existing use and the proposed hot food takeaway.  As such, the proposal is considered to be acceptable in respect of highway safety and parking provision and this does not therefore form a reason for refusal of the application.  


CONCLUSION


10. The proposal would result in significant harm to the residential amenity of the occupants of neighbouring residential properties including the first floor flat and the adjacent apartment building.  Hot food takeaways by their very nature do most of their business in the evening, at times when occupants of neighbouring residential properties can reasonably expect to enjoy peace and quiet.  The proposed use is considered inappropriate within the context of the surrounding residential area as the proximity of this use will result in an unacceptable level of noise and disturbance to neighbouring residents.  The proposed use is contrary to Policy L7 of the Trafford Core Strategy and the Council’s adopted SPG ‘Hot Food Takeaway Shops’ and it is therefore recommended that the application be refused.  


RECOMMENDATION: REFUSE 


1. The proposed use of this property as a hot food takeaway shop, by reason of the noise and disturbance likely to be created by the customer activity generated, particularly late at night, would be unduly detrimental to the amenities that occupiers of the first floor flat and neighbouring residential properties might reasonably expect to enjoy.  As such the proposal would be contrary to Policy L7 of the Trafford Core Strategy and the Council's adopted Planning Guidelines: Hot Food Takeaway Shops.

2. The applicant has failed to demonstrate that the proposed extraction equipment would not result in undue noise or odour nuisance to neighbouring sensitive premises, including the flat above the proposed takeaway and the adjacent apartment building, Summer Court.  As such the proposal would be contrary to Policy L7 of the Trafford Core Strategy and the Council's adopted Planning Guidelines: Hot Food Takeaway Shops.


DR






		WARD: Priory

		78474/FULL/2012

		DEPARTURE: No





		Change of use of first and second floor from Use Class A2 (Financial and Professional) to 4 no. 1-bed apartments (Use Class C3), involving internal alterations.



		34 - 36 School Road, Sale, M33 1XF





		APPLICANT:  Slater Heelis Solicitors





		AGENT: Howard & Seddon ARIBA






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT










SITE


First and Second floor vacant office space above an amusement (gaming) centre and newsagent shop on the corner of the School Road (pedestrianised shopping street) and Claremont Road in Sale Town Centre.  Access is currently on the Claremont Road frontage via a single storey entrance porch.

PROPOSAL


Permission is sought for the change of use of the first and second floors from financial and professional services offices (A2) use to 4no. 1-bed residential apartments (two on each floor).

The apartments would be accessed from the existing separate access on Claremont Road.  An emergency external fire escape staircase will remain to the rear of the property facilitating egress from the kitchen within one of the proposed units at first floor level.  


There are no external alterations 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.


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


PRINCIPAL RELEVANT CORE STRATEGY POLICIES


W2 – Town Centres & Retail


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


Sale Town Centre


PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS


S7 – Development in Sale Town Centre


S13 – Non-Shop Service Uses within Local and Regional Shopping Centres


PRINCIPAL RSS POLICIES

DP1 – Spatial Principles


DP2 – Promote Sustainability


DP4 – Make the Best Use of Existing Resources and Infrastructure


DP7 – Promote Environmental Quality


L4 – Regional Housing Provision


MCR3 – Southern Part of the Manchester City Region


NATIONAL PLANNING POLICY FRAMEWORK (NPPF)


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


RELEVANT PLANNING HISTORY

H/54154: Change of use of first and second floors from offices to four apartments.


APPROVED, July 2002


H/08856: Change of use from living accommodation only over existing shop units to offices.

APPROVED, Feb 1979


CONSULTATIONS


United Utilities – No objection.  Standard informatives recommended.


Design for Security (GMP) – No objection, although recommend a condition to ensure a scheme identifying measures to ensure secure access to the flats be submitted.

LHA – No objections.

REPRESENTATIONS


None

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT

1. Strategic Planning and Developments have raised no objection to the principle of converting two floors of vacant office space into four one bedroom flats. 


2. The site is allocated within the UDP proposals map as Sale Town Centre and is located in an area comprising both commercial premises and residential dwellings.  

3. The application proposes the development of four new residential units on a site which is located in the ‘Southern part of the Manchester City Region’ as set out in the RSS.  Policy L1 of the Trafford 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. 

4. Policy L2 of the Core Strategy (Meeting Housing Needs) states that new development should be appropriately located in terms of access to existing community facilities and/or delivers complementary improvements to the social infrastructure to ensure the sustainability of the development; should not be harmful to the character or amenity of the immediately surrounding area and should be in accordance with L7 and other relevant policies within the Development Plan.

5. The NPPF states that the Government's key housing objective is to increase significantly the delivery of new homes and that the planning system should aim to deliver a sufficient quantity, quality and range of housing consistent with the land use principles and other policies of the NPPF.  Sale Town Centre is considered an appropriate location for four 1-bedroom apartments.


6. The proposal is considered to be acceptable in housing land supply terms as it lies on previously developed land and would occupy long term vacant floorspace within an existing building in a sustainable, Town Centre location. Therefore having regard to the above policies the proposed development is considered acceptable in principle.  The main issues therefore relate to the impact on amenity, the streetscene and car parking.

Previous planning permission


7. Permission was granted in 2002 (H/54154) for a similar change of use (i.e. to 4no. apartments).  Although there has been a change in policy in the intervening period, this is a material consideration when determining the application.


DESIGN AND APPEARANCE


8. No external alterations are proposed to support the planning application.  As such, there is no visual impact as a result of the proposal.


RESIDENTIAL AMENITY


9. The use of the first and second floor levels as residential accommodation within this Town Centre location is considered acceptable in terms of impact from noise/activity associated with the proposed residential use.  Furthermore, there are no proposed external alterations which may or may not have had an impact on the outlook of other properties.  It is unclear whether or not the first or second floor level of number 38 School Road (adjoining property) is used as residential accommodation, but in any event, it is considered that the impact of this change of use proposal would be acceptable in amenity terms.


VEHICLE PARKING AND HIGHWAYS ISSUES

10. There isn’t any provision for off street car parking within the application site. 


11. The maximum required parking for the existing office use would be 7 spaces (based on a floor area of 220.7sqm in A2 use, with a requirement of 1 space per 32 sqm – Area B)


12. The maximum required parking provision for 4no. 1-bed residential (C3 use) units in Sale Town Centre (Area B) would be 4 (i.e. 1 per dwelling).  


13. As such, the proposed use represents a reduction in the requirement for car parking.  It is unclear if any parking is to be provided on site.  However, given that the proposal is for a less intensive type of use, it is considered that a refusal of the application on car parking grounds could not be sustained here. The application site is also in a Most Accessible location within the Sale Town Centre.

14. There is no information regarding cycle storage at the property.  The Core Strategy sets out that for 1-bed residential units in this location, a total of 1 allocated space and 1 communal space should be provided per dwelling. Whilst there is very little space within the curtilage of the building, the applicant is looking into the possibility of providing some secure cycle parking provision within the application boundary. An update on this matter will be provided in the additional Information Report.

DEVELOPER CONTRIBUTIONS

15. This is a form of development for which it is appropriate to seek Trafford Developer Contributions (TDC), as required by SPD1 Planning Obligations. The figures are set out in the table below:


		TDC category. 

		Gross TDC required for proposed development.

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

		Net TDC required for proposed development.



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

		£212.00

		£2,288.00

		£0



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

		£644.00

		£1,994.00

		£0



		Specific Green Infrastructure (including tree planting)

		£1,240.00

		£930.00

		£310 



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

		£2,633.23

		n/a

		£2,633.23



		Education facilities

		£0*

		n/a

		£0



		Total contribution required.

		

		

		£2,943.23





*SPD1 does not require contributions towards education facilities for one bedroom residential units.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT 


(A). 
That the application will propose a satisfactory form of development for the site subject to the completion of an appropriate Legal Agreement to secure to secure a financial contribution up to £2,943.23, comprising:-


· A financial contribution of £310.00 towards Red Rose Forest/off site planting unless a single tree can be accommodated within the application site boundary.

· A financial contribution of £2,633.23 towards outdoor sports facilities and recreation provision (quantity and quality contributions) 

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


1. Standard Time Limit


2. List of approved plans


3. Scheme identifying secure access to flats. 


4. Cycle storage

5. Refuse storage

MW
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