WARD: St Marys 88540/FUL/16 DEPARTURE: No

Erection of extension to the north side elevation to provide a new shop unit
(Use Class Al) at ground floor level with a residential apartment above.

1A Catterick Avenue, Sale, M33 4GQ

APPLICANT: Mr Ahmed
AGENT: Holborow & Ormesher

RECOMMENDATION: GRANT

This application has been called in by Councillor Chilton on the grounds of the
proposal being out of keeping with the street scene and having a detrimental
impact on residential amenity.

SITE

The application site is located on the north west side of Catterick Avenue and comprises
a freestanding shop building with residential accommodation above and associated car
parking to the south west of the building. The south west corner of the site is grassed
and the site is open fronting Firs Way and Catterick Avenue to the front of the building.
There is a low fence adjacent to the street to the rear of the building although parts of
this are missing.

The character of the area is predominantly residential with flats to the north of the site
and housing to the south on the opposite side of Catterick Avenue.

PROPOSAL

Permission is sought to erect a two storey extension to the existing building to the east
elevation to provide a new shop unit (Use Class A1) at ground floor with a 2 bedroom
apartment above. The ridge to the roof of the existing building is to continue across to
the extension with 2 no. additional rooflights to each of the front and rear elevations and
a dormer is proposed to the side elevation.

Value Added:- The plans have been amended to incorporate a dormer window in the
side facing elevation. This creates an improved standard of accommodation to the
residential dwelling at first floor level.

The CIL form submitted with the application suggests that the increase in floor space of
the proposed development would be approximately 165m?.
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DEVELOPMENT PLAN

For the purpose of this application the Development Plan in Trafford Comprises:

e 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.

e 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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES
L1 — Land for New Homes

L2 — Meeting Housing Needs

L7 — Design

W2 — Town Centre and Retail

PROPOSALS MAP NOTATION
None

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS
None relevant

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

79282/FULL/2012 — Installation of shop front and roller shutters to side and front
elevations and access ramp to side elevation (amendment to approved plans
78468/FULL/2012). Approved with conditions 20" November 2012

78468/FULL/2012 — Change of use of part of ground floor to hot food takeaway (Use

Class A5). Installation of extract flue and associated external alterations.
Approved with conditions 22" June 2012
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H/04679 — Erection of public house with car park.
Approved with conditions 1976

APPLICANT’S SUBMISSION

A Design and Access Statement has been submitted as part of the planning application.

CONSULTATIONS

LHA — The proposals have no highway implications; the LHA has no objections to this

application on highway grounds.

Drainage — Condition regarding Sustainable Urban Drainage (SUDs) scheme required.

REPRESENTATIONS

1 Councillor and 2 neighbours have made representations raising the following issues:

The shop is an eyesore and attracts litter and speeding cars;
Existing parking on the pavement has damaged the kerbs;

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1.

The application site is currently located outside of an adopted town centre. Policy
W2.12 of the Core Strategy 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.” Current Government Guidance, the NPPF
(paragraph 24), states that “Local planning authorities should apply a sequential test
to planning applications for main town centre uses that are not in an existing centre
and are not in accordance with an up-to-date Local Plan.”

A sequential test has not been submitted with the application and, as set out above,
this would ordinarily be required. However, it is considered that in this specific case
to insist on a sequential test being carried out would be unreasonable. NPPF sets
out in paragraph 26 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 2,500 sq m). The proposed
development is less than 2.500 sqg m and therefore no impact assessment is
required in this case.
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There is already an established retail use at this location and the proposal would be
an extension of this. It is therefore considered that an additional retail unit would
not be harmful to the vitality and viability of Sale Town Centre or Coppice Avenue
Local Centre. The development is small scale and is likely to meet local need,
serving the local population rather than being a destination in its own right which
would draw trade away from other centres. In addition the demolition of the Sale
West Local Centre has led to a loss of local services in this area which this
application would help to address. Sale West is an identified Regeneration Area
and as such this is also in accordance with Core Strategy Policy L3.8 which states
that “Outside any identified Regeneration Area the ability of a development proposal
to provide facilities that would be of significant benefit to one or more of the
identified regeneration areas, would be a material consideration in the determination
of that application.”

Paragraph 49 of the NPPF indicates that housing applications should be considered
in the context of the presumption in favour of sustainable development. Relevant
policies for the supply of housing should not be considered up-to-date if the local
planning authority cannot demonstrate a five year supply of deliverable housing
sites.

Paragraph 14 of the NPPF indicates that where the development plan is absent,
silent or relevant policies are out-of-date, planning permission should be granted
unless: any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework taken
as a whole; or specific policies in this Framework indicate development should be
restricted.

The Council does not, at present, have a five year supply of immediately available
housing land. The absence of a continuing supply of housing land has significant
consequences in terms of the Council’'s ability to contribute towards the
government’s aim of boosting significantly the supply of housing. Significant weight
should therefore be afforded in the determination of this planning application to the
schemes contribution to addressing the identified housing shortfall, and meeting the
Government objective of securing a better balance between housing demand and

supply.

Whilst the Council’s policies are considered to be out of date in that it cannot
demonstrate a five-year supply of deliverable housing sites, the proposed
development achieves many of the aspirations which the Plan policies seek to
deliver. The application proposes a new 2-bed residential apartment above the
shop unit. This would be in accordance with Policy L1 and L2 of the Core Strategy.

Taking the above points into conclusion it is considered that on balance there is no
objection to the proposal with regard to the provision of a new retail unit (use class
A1) and residential apartment above in principle, subject to compliance with Policies
L4 and L7 of the Core Strategy. It is considered appropriate however to restrict the
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use of the shop to A1 convenience to prevent the unit becoming combined with the
existing shop to become a shopping destination that could attract a wider reaching
customer base and the associated increase in traffic and activity that this could
result in.

Other matters to be considered relate to design, impact on residential amenity and
parking and highways.

DESIGN AND IMPACT ON THE STREETSCENE

10.

11.

12.

13.

14.

Policy L7 states that in relation to matters of design, development must:

Be appropriate in its context;

Make best use of opportunities to improve the character of the area by appropriately
addressing scale, density, height, massing, layout, elevation treatment, materials,
hard and soft landscaping works and boundary treatment.

The proposal has been designed to match the existing building with a continuation
of the roof line and the use of matching materials to the building and shop front.
The extension would be flush with the front elevation of the existing buildings. The
design and materials are therefore considered to be appropriate to and in keeping
with the character of the existing building and the streetscene.

The proposed new dormer has a pitched roof and is set down from the ridge of the
building. It sits centrally within the side elevation and is considered to be
appropriate in terms of size, design and siting.

The application site is positioned on a bend on Catterick Avenue, the development
would result in the building being sited closer to the road. The extension would be
approximately 0.5 metres from the back of the pavement at its closest point. Given
that the existing boundary fence to Catterick Avenue is missing in part and the piece
of land between the building and the road is currently overgrown and in a poor
state, it is considered that the proposal would result in an improvement to this site.

The proposed development is considered to result in an appropriate addition to the
streetscene and would enhance the visual amenity of the local area. The proposal is
therefore considered to be acceptable in design terms and would comply with Policy
L7 of the Core Strategy.

RESIDENTIAL AMENITY

15.

Policy L7 states that in relation to matters of amenity protection, development must:

Be compatible with the surrounding area; and
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16.

17.

18.

19.

20.

Not prejudice the amenity of the future occupiers of the development and/or
occupants of adjacent properties by reason of overbearing, overshadowing,
overlooking, visual intrusion, noise and/or disturbance, odour or in any other way.

Number 1 Catterick Avenue the nearest residential property to the application site
has a blank gable elevation facing the site. The main rear elevation has a south
east outlook and does not therefore have any main habitable windows facing the
application site. It is therefore considered that there would be no undue
overshadowing or undue loss of light caused by the proposed extension to the
existing building. In addition given the position of the extension in relation to this
property, it is considered that it would not appear overbearing or visually intrusive,

Numbers 30 and 31 Catterick Avenue are located to the south east of the
application site on the opposite side of the road. Given the offset position of these
buildings in relation to the proposed extension, it is considered that there would be
no loss of light or harm to outlook. The first floor rooflight would face south in the
direction of no.31 and 32 however it is considered that there is sufficient distance in
order to mitigate any potential harm through overlooking.

The proposed development would include a side dormer within the side elevation of
the proposed extension facing toward the front elevations of 12-15 Catterick
Avenue. The frontage of no.12 Catterick Avenue (which is set forward of the other
properties within the terrace row) to the side boundary of the site is approximately
25m, this distance is considered to be sufficient in order to limit any potential
overlooking or undue harm to privacy.

To the rear of the building, the proposed rooflights would serve a bathroom and
kitchen of the proposed first floor apartment. The footprint of the ground floor of the
building itself would only be approximately 9 metres from the garden boundary of 1
Catterick Avenue to the rear (west) of the site. However given the position of the
rooflight within the roofslope at first floor level, it is considered that an overall
distance of at least 10.5 metres is achieved and in addition this roof light would
serve a bathroom and not a main habitable room. As such the proposal would not
result in unacceptable harm to the privacy levels of residential occupiers of no.1
Catterick Avenue. There are no new windows proposed at ground floor level.

Given the proximity of the adjacent dwellings and the residential character of the
surrounding location, it is considered appropriate to restrict the hours of opening of
the new shop unit to no later than those of the adjacent take away which are 23:00
Monday-Friday, 23:30 Saturday and 22:30 Sunday and Bank Holidays.

PARKING & HIGHWAYS

21.

Policy L7 states that in relation to matters of functionality, development must:
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22.

23.

24.

25.

26.

Incorporate vehicular access and egress which is satisfactorily located and laid out
having regard to the need for highway safety;

Provide sufficient off-street car and cycle parking, manoeuvring and operation
space;

The two existing accesses from Catterick Avenue are to be retained and the Local
Highway Authority considered this to be acceptable.

The existing servicing arrangements are to be extended to include the new shop
and apartment. The proposals include a new bin store area at the rear of the site,
which is considered to be appropriate in this location.

SPD3 Parking Standards and Design for Trafford states that for Use Class A1 in
this area, one car parking space per 14 sgm (food retail) / 20 sgm (non-food retail)
is required. This equates to six/four parking spaces respectively for the proposed
additional retail floor space. The site benefits from a large un-demarcated car park
to the side and front of the existing shop unit. The LHA accept that the existing
parking provision is adequate for the additional retail area.

SPD3 requires two spaces for a two bedroom dwelling. The proposals include the
formation of two new spaces on the existing hardstanding area to the rear of the
property and therefore parking provision for the apartments is adequate.

It is therefore considered that there are no highway implications arising from the
proposal and the LHA raise no objections to the application on highway grounds.

DEVELOPER CONTRIBUTIONS

27.

28.

29.

This proposal is subject to the Community Infrastructure Levy (CIL) and is located in
the ‘moderate’ for residential development, consequently apartments will be liable to
a CIL charge rate of £0 per square metre, in line with Trafford’s CIL charging
schedule and revised SPD1: Planning Obligations (2014).

This proposal is subject to the Community Infrastructure Levy (CIL) and comes
under the category of ‘all other’ development, consequently the development will be
liable to a CIL charge rate of £0 per square metre in line with Trafford’s CIL
charging schedule and revised SPD1: Planning Obligations (2014).

In accordance with Policy L8 of the Trafford Core Strategy and revised SPD1:
Planning Obligations (2014) it is necessary to provide an element of specific green
infrastructure. Tree planting on the site will be secured by way of condition as part
of the landscaping proposals.
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CONCLUSION

30. The application would provide an additional unit as an extension to an existing retail
use and as such it is considered that there would be no harm to the vitality or
viability of Sale Town Centre or Coppice Avenue Local Centre. In addition the
proposal would result in the creation of an additional dwelling and therefore
contributes to the Council’s identified housing shortfall.

31. It is considered that the parking provision is adequate and the proposal would be
acceptable in terms of design and impact on residential amenity. The proposal
complies with the development plan and where that is silent or out of date, the
NPPF. Approval is therefore recommended.

RECOMMENDATION: GRANT subject to the following conditions:-

1. The development must be begun not later than three years beginning with the date
of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning
Act 1990 (as amended).

2. The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 1656/16/02
Rev B and site location plan received 25 May 2016.

Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core
Strategy

3. Notwithstanding the provisions of the Town and Country Planning (Use Classes)
Order 1987, (as amended) and the Town and Country Planning (General Permitted
Development) (England) Order 2015 or any equivalent Order following the
amendment, revocation and re-enactment thereof, the premises shall only be used
as a convenience store and for no other purposes within Class A1 of the above
Order and there shall be no sale of comparison goods unless this is ancillary to the
use as a convenience store and for no other purposes within Class A1 of the above
Order and there shall be no sale of comparison goods unless this is ancillary to the
use as a convenience store.

Reason: The use of the premises for any other purpose within Class A1 may not be
acceptable in this location in the interests of the vitality and viability of designated
retail centres and in compliance with Trafford Core Strategy Policy W2 and the
National Planning Policy Framework.

4. The retail use (Use Class A1) hereby approved shall not be open to the public
outside the following hours:-
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6

07:00 - 23:00 Monday — Friday
07:00 — 23:30 Saturday and Sunday

Reason: To protect the residential amenity of neighbouring occupants, having
regard to Policy L7 of the Trafford Core Strategy.

a) Notwithstanding the details shown on the approved plans, the development
hereby permitted shall not be occupied until full details of both hard and soft
landscaping works have been submitted to and approved in writing by the Local
Planning Authority. The details shall include the formation of any banks, terraces or
other earthworks, hard surfaced areas and materials, planting plans, specifications
and schedules (including planting size, species and numbers/densities), existing
plants / trees to be retained and a scheme for the timing / phasing of
implementation works.

(b) The landscaping works shall be carried out in accordance with the approved
scheme for timing / phasing of implementation or within the next planting season
following final occupation of the development hereby permitted, whichever is the
sooner.

(c) Any trees or shrubs planted or retained in accordance with this condition which
are removed, uprooted, destroyed, die or become severely damaged or become
seriously diseased within 5 years of planting shall be replaced within the next
planting season by trees or shrubs of similar size and species to those originally
required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard to its
location and the nature of the proposed development and in accordance with
Policies L7, R2 and R3 of the Trafford Core Strategy and the National Planning
Policy Framework.

The materials used in any exterior work must be of a similar appearance to those
used in the construction of the exterior of the existing building.

Reason: In order to ensure a satisfactory appearance in the interests of visual
amenity in accordance with Policy L7 of the Trafford Core Strategy and the
Council's adopted Supplementary Planning Document 4: A Guide for Designing
House Extensions and Alterations and the requirements of the National Planning
Policy Framework.

Notwithstanding the plans hereby approved and before any development takes
place, a scheme to limit the peak discharge of storm water from the development in
accordance with the limits indicated in the Guidance document “Manchester City,
Salford City and Trafford Council’s Level 2 Hybrid Strategic Flood Risk Assessment”
March 2010/March 2011 and the accompanying “User Guide” May 2010 shall be
submitted to and approved in writing by the Local Planning Authority. The scheme
shall be implemented in accordance with the approved details prior to the first use
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of the development hereby approved and shall be retained and maintained
thereafter.

Reason: To prevent localised flooding in accordance with Policies L5 and L7 of the
Trafford Core Strategy and relevant guidance in the National Planning Policy
Framework. This is required prior to the commencement of development to ensure
that any requirements can be incorporated in the design of the final scheme.

JE
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WARD: Hale Barns 88646/HHA/16 DEPARTURE: No

Remodelling of existing dwelling to include part single, part two storey front
side and rear extensions including increase in roof height by 450mm.
Proposed partial rendering and timber cladding of external elevations.

3 Winmarith Drive, Hale Barns, WA15 8TJ

APPLICANT: Dr. Amin
AGENT: Mimar Architects

RECOMMENDATION: GRANT

SITE

The application site is of irregular configuration and comprises a four bedroom detached
property that appears to be a bungalow from its frontage, but in reality is a two storey
dwellinghouse with bedroom windows to both side elevations at first floor level, and a
velux window within the rear roof slope to provide light and ventilation to a centrally
located bathroom.

The property is open fronted like the majority of properties within this cul de sac, with
low level planting and landscaping in front of its gabled principal elevation and has an
open driveway leading towards an attached garage with flat roof. There is a mature
hedge along the western boundary in common with No.2 Winmarith Drive. That property
has been substantially extended at both ground and first floor levels in a sympathetic
manner predominantly towards its western boundary and has 2no. dormers to its rear
elevation facing north towards The Greens, a 3no. storey building containing 10no.
apartments with access from Hale Road. The Greens itself is a substantial building,
whose plot is across both the rear of No.2 and No.3 Winmarith Drive and whose rear
elevation is sited between 15m and 17m from the rear boundary in common with these
properties. Planting within the rear garden of the application site has recently been
reduced, although there is some planting to all boundaries of the rear garden in addition
to a boundary fence.

The area is predominantly residential and characterised by a variety of housing types
and designs, with several properties within Winmarith Drive having been extended or
remodelled both at ground and first floor levels. Properties are not regimented in their
siting or appearance, with the application property being positioned behind no.2 and at
right angles to No.4 Winmarith Drive. The overall design theme within the cul de sac is
one of gabled frontages that creates visual harmony within the streetscene.

Planning Committee - 10th November 2016 12



PROPOSAL

The applicant proposes the extension and remodelling of an existing two storey property
by increasing the maximum ridge height by 450mm, increasing the front gable to a
lounge area by 300mm and a forward projection of 2m is proposed across the
property’s frontage to accommodate increased floor space at both ground and first floor
levels.

The existing attached garage is to remain in situ, but would have a small roof pitch
towards its rear to allow it to link with the proposed rear projection that would project
4.76m further than the original rear corner of the adjacent property, No.2 Winmarith
Drive at ground floor level, 700mm from the common boundary with that property. The
length of the proposed development would increase the depth of the property from
10.9m to 14.5m, with the main two storey body of development being approximately 4m
from the common boundary with No.2 and 5.3m from the eastern elevation of that
property also.

The proposed rear dormers would be inset from the east and west elevations by
approximately 0.7m and recessed from the ground floor rear elevation by approximately
1.2m. The proposed master bedroom dormer closest to the western boundary would
have half its width to be permanently fitted with obscure glazing, with the remainder of
the fenestration detail being clear glazed due to separation distances being proposed
between it and the northern boundary shared with The Greens. The proposed ground
floor would provide a separation distance of between approximately 8.3m and 11.8m
from the rear boundary which is not parallel to the rear elevation of the application
property. A separation distance of 25.18m has been measured between the proposed
ground floor element and the rear elevation of The Greens.

The proposed eastern side of the property would retain a minimum distance of 1.5m
between it and the common boundary with No.4, and the ground floor element would be
sited to be aligned with the northern/side elevation of that property. A revised gable is
also proposed on this elevation with a projection of 1.8m and with a set back from the
frontage of the property of approximately 2m. its rear elevation would align with the rear
of the property, with a proposed chimney stack thereto. The proposed front dormer
would be recessed from the ground floor elevation by approximately 1.1m, with the main
body of the first floor element being approximately 2.4m recessed back from this
position.

The proposed remodelling would remove the 2no. existing bedroom windows within the
side elevations at first floor level, with no first floor openings proposed within the eastern
and western elevations. 3No. off-street car parking spaces are proposed in addition to
hard and soft landscaping. Amended details have also included additional dense
screening along the side and rear boundaries to a height of 1.8m to replace foliage that
has been cleared from within the curtilage of the application site.

The increase in floor space of the proposed development would be less than 100m?.
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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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L4 — Sustainable Transport and Accessibility
L7 — Design

SUPPLEMENTARY PLANNING DOCUMENTS

SPD4: A Guide for Designing House Extensions and Alterations (adopted February
2012)

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

None

CONSULTATIONS

Drainage - Standard comments regarding peak discharge etc.
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REPRESENTATIONS

1 objection has been received from the occupier of 2 Winmarith Drive and 1 collective
objection has been received on behalf of all 10 apartments within The Greens that
backs onto the application site.

The main concerns raised are listed below:

Objections raised regarding the proposed development increasing in maximum
height and coming closer to the common boundary shared between the
application site and The Greens.

The proposed boundary fence and associated planting would not be sufficient to
ensure security following the removal of original trees along the boundary.
Negative impact via loss of light and an overbearing impact upon window to
bedroom at first floor within eastern elevation of 2 Winmarith Drive (measured as
5.2m NOT 5.4m as per architect’s site plan.).

The site plan illustrating 2 Winmarith Drive is out of date

Overlooking and loss of privacy

Loss of sunlight to rear garden area of No.2 Winmarith Drive

OBSERVATIONS

1.

The key issues for consideration in this application are the design and
appearance of the development and its impact on residential amenity.

Policy L7 of the Core Strategy states that in considering applications for
development within the Borough, the Council will determine whether or not the
proposed development meets the standards set in national guidelines and the
requirements of Policy L7. The relevant extracts of Policy L7 require that
development is appropriate in its context; makes best use of opportunities to
improve the character and quality of an area by appropriately addressing scale,
density, height, layout, elevation treatment, materials, landscaping; and is
compatible with the surrounding area.

Unlike several of the surrounding properties, the existing property has not been
extended from its original design. The eaves height of the property would be
retained to both front and rear elevations (2.5m), with the 450mm increase in
maximum ridge height being accommodated by a 2m forward projection with a
shallower pitch than the existing property. The proposed development would
therefore be approximately 6.4m in maximum height and approximately 0.4m
higher than No. 2 Winmarith Drive. This is considered to sit comfortably within
the middle of Nos. 2 and 4 Winmarith Drive and within the streetscene where
there are a variety of property designs and associated heights within the cul de
sac.

4. The existing front gable would be increased in maximum height by approximately
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0.3m with a marginal increase in eaves height but would still appear subordinate
to the overall massing of the proposed dwelling. The remaining 3no. dormers are
considered to be appropriately designed with space provided above and below
them so as not to appear over dominant within their relative elevations.

5. In terms of the proposed development and its siting with relation to its own plot
and its juxtaposition with neighbouring properties, it is considered that it would
not appear unduly cramped or create a visually intrusive feature within closely
spaced properties, particularly the neighbouring properties, 2 and 4 Winmarith
Drive. The scale of the proposed development is not considered to be
disproportionate to the application site, or in relation to the host dwelling. The
original property’s character would essentially be retained, whilst the external
materials proposed (brickwork, timber cladding and render) would not appear
incongruous to the general rhythm of development within the streetscene.

6. The development is therefore considered to be in line with Policy L7 of the
Trafford Core Strategy and the policies within the Council’s adopted SPD4 in
terms of its design and appearance.

RESIDENTIAL AMENITY

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

IMPACT UPON 4 WINMARITH DRIVE

8. The proposed extension would project 2m forward of the front elevation adjacent
to the common boundary with No.4, whose front elevation is off-set from, but
faces the eastern boundary of the application property. The proposed
development, maintaining the same eaves height as existing, with the proposed
dormer further back is considered not to have any significant impact on the
windows of No. 4. The main window in the front lounge of that property would not
directly face the main part of the extension and this room also has an additional
window of a similar size within the northern/side elevation to provide a second
source of light to that room and additional visual relief for the occupants. It is
considered therefore, that the proposed development would not cause any
significant harm to the occupiers of No.4 Winmarith Drive.

IMPACT UPON 2 WINMARITH DRIVE

9. Paragraph 2.17.1 of the Council’s adopted SPD4 states that the positioning of an
extension too close to a neighbouring boundary can result in an uncomfortable
sense of enclosure for the neighbouring property and that windows and gardens
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of neighbouring properties will be protected from undue overbearing. The
maintenance of adequate separation distances may help to avoid overbearing
relationships between properties.

10.Paragraph 3.4.2 of the Council’'s adopted SPD4 allows for single storey rear
extensions projecting up to 4m on detached properties, although where the
extension is set away from the boundary by more than 15cm, this projection can
be increased by an amount equal to the distance from the boundary. In this case,
the principle would be to allow a projection of up to 4m further than an adjacent
habitable room at the same level in addition to any separation distance between
the development and the common boundary. Therefore, in this instance a
763mm gap is provided between the proposed development and the western
boundary and therefore a projection of up to 4.76m further than the ground floor
rear habitable room of No.2 would be acceptable and would be in accordance
with the guidance contained within SPD4 (subject to design considerations).
Furthermore, the rear main habitable room window of No. 2 is set approximately
a further 2m away from the common boundary. Given the modest height of the
proposed extension (2.5m to eaves) and a maximum projection of 4.76m further
than the original footprint of No.2, it is considered that the proposed extension at
ground floor level would not have a significant additional overbearing impact, nor
would it overshadow or result in a loss of light which would be unduly harmful to
the occupiers of no.2 Winmarith Drive.

11.With regards to the proposed development at first floor level towards the rear of
the property, the proposed dormers would be sited approximately 4.3m from the
western boundary in common with No.2 and project approximately 3.8m further
than the rear elevation of the adjacent property. The SPD4 guidelines would
allow a maximum projection of 5.8m at first floor level and therefore the proposed
development would comply with this guidance and would not have a significant
additional overbearing impact, nor would it overshadow or result in a loss of light
which would be unduly harmful to the occupiers of no.2 Winmarith Drive. As the
siting of the existing bedroom window at first floor level within the eastern
elevation is forward of the roof ridge of the application property, it is considered
that the proposed development towards the rear of the property would not cause
detrimental harm to the existing outlook of this window. Furthermore, the removal
of an existing bedroom window located almost directly opposite would increase
the privacy of this habitable room to the benefit of the occupiers.

12.Whilst the first floor bedroom window in the side elevation of No. 2 would face the
gable end of the remodelled dwelling at approximately 5.3m, this would be only
approximately 450mm higher than the existing gable end. In addition, the
maximum height of the existing front gable would increase by 300mm to
approximately 4.7m and this would be positioned approximately 5.9m from the
common boundary. The orientation and design of the application property would
allow for sunlight to reach the bedroom window throughout much of the day
following some limited impact in the early morning. The window is at first floor
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level and will continue to benefit from light and outlook from above and to the
side of the roof of the application property. It is therefore considered that any
additional impact over and above that of the existing dwelling at the application
property would not be sufficient grounds to justify a recommendation of a refusal
of planning permission. As such, it is considered that the proposed development
would be acceptable in terms of its relationship to No. 2.

IMPACT UPON THE GREENS

13.The Council’'s SPD4 advises within paragraph 3.4.9 that extensions that reduce
the distance between facing habitable room windows to less than 21m are
unlikely to be acceptable. Paragraph 2.15.1 advises that “Extensions which
would result in the windows of a habitable room (e.g. living room or bedroom)
being sited less than 10.5m from the site boundary overlooking a neighbouring
private garden area are not likely to be considered acceptable, unless there is
adequate screening such as significant mature evergreen planting or intervening
buildings”.

14.The submitted details indicate that a measurement of 24.84m would be provided
between the proposed ground floor and the rear elevation of the Greens,
increasing this distance by approximately 1.3m at first floor level to provide
approximately 26.15m. A separation distance of 10.5m between the closest clear
glazed window at first floor level and the rear boundary would also be provided
with an appropriate obscure glazing condition to be attached to ensure that the
proposed interface distances would adhere to, and be in excess of, this guideline
and therefore it is considered that there would be no undue overlooking to the
properties to the rear.

15.The proposed development is in accordance with Trafford Core Strategy Policy
L7 and the aims of SPD4 and is therefore considered to be acceptable in terms
of its impact on residential amenity relating to The Greens.

VEHICLE PARKING AND HIGHWAY CONSIDERATIONS

16.The Council’s car parking standards as set out in Policy L4 and Appendix 3 of the
Trafford Core Strategy and the Council’s Supplementary Planning Document 3:
Parking Standards (SPD3), require the provision of three car parking spaces for
dwellinghouses with four or more bedrooms. The proposed development would
retain the property as a 4-bed dwellinghouse and provide a separation distance
of approximately 8.6m between the proposed garage and the front boundary
which is similar to neighbouring properties within Winmarith Drive and supported.
Three off-street car parking spaces are proposed with access across an open
driveway in addition to sufficient landscaping to contribute to the streetscene
which would be compliant with the above guidance. This is recommended to be
conditioned to ensure that this parking provision is retained indefinitely.
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DEVELOPER CONTRIBUTIONS

17.No planning obligations are required.
CONCLUSION

18.The comments of local residents have been taken into consideration in the
assessment of the application, however the external design of the proposed
dwellings are considered acceptable, with the size, scale and massing of the
development not causing undue residential harm or visual intrusion. The
proposal is considered to be in compliance with guidance contained within SPD4
and recommended for approval, subject to appropriate conditions.

RECOMMENDATION: GRANT subject to the following conditions:-

1. The development must be begun not later than three years beginning with the
date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country
Planning Act 1990 (as amended).

2. The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers P-01 REV K,
P-02 REV J, P-03 REV H, P-04 REV I, P-05 REV I.

Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core
Strategy.

3. Notwithstanding any description of materials in the application no above ground
construction works shall take place until samples and / or full specification of
materials to be used externally on the building have been submitted to and
approved in writing by the Local Planning Authority. Such details shall include the
type, colour and texture of the materials. Development shall be carried out in
accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual
amenity in accordance with Policy L7 of the Trafford Core Strategy and the
requirements of the National Planning Policy Framework.

4. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any equivalent Order following
the amendment, re-enactment or revocation thereof) upon first installation the
part of the window shaded and annotated as “permanent obscure glazing” on
drawing number P-03 REV H to the Master Bedroom in the first floor on the
north elevation facing The Greens shall be fixed shut and fitted with textured
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glass which obscuration level is no less than Level 3 of the Pilkington Glass scale
(or equivalent) and retained as such thereafter.

Reason: In the interest of amenity and in compliance with Policy L7 of the
Trafford Core Strategy and the National Planning Policy Framework.

5. a) Notwithstanding the details shown on the approved plans, the development
hereby permitted shall not be occupied until full details of both hard and soft
landscaping works have been submitted to and approved in writing by the Local
Planning Authority. The details shall include the formation of any banks, terraces
or other earthworks, hard surfaced areas and materials, planting plans,
specifications and schedules (including planting size, species and
numbers/densities), existing plants / trees to be retained and a scheme for the
timing / phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved
scheme for timing / phasing of implementation or within the next planting season
following final occupation of the development hereby permitted, whichever is the
sooner.

(c) Any trees or shrubs planted or retained in accordance with this condition
which are removed, uprooted, destroyed, die or become severely damaged or
become seriously diseased within 5 years of planting shall be replaced within the
next planting season by trees or shrubs of similar size and species to those
originally required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard to its
location and the nature of the proposed development and in accordance with
Policies L7, R2 and R3 of the Trafford Core Strategy and the National Planning
Policy Framework.

6. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any equivalent Order following
the amendment, re-enactment or revocation thereof) the garage hereby
permitted shall not be converted to living accommodation and shall be kept
available for the parking of motor vehicles at all times unless a further permission
has first been granted on application to the Local Planning Authority.

Reason: To ensure adequate garaging/off street parking provision is retained and
thereby avoid the harm to amenity, safety or convenience caused by on street
parking, having regard to Policies L4 and L7 of the Trafford Core Strategy and
the Council's adopted Supplementary Planning Document 4: A Guide for
Designing House Extensions and Alterations

7. Prior to the first occupation of the extension hereby permitted, the 2no. off-street

car parking spaces shown on plan P-01 REV K shall be provided and shall
thereafter be retained for the parking of vehicles.
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Reason: In the interests of highway safety and convenience and in accordance
with Policies L4 and L7 of the Trafford Core Strategy and the Council's adopted
Supplementary Planning Document 4: A Guide for Designing House Extensions

and Alterations.

GD
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WARD: Urmston 88899/0UT/16 DEPARTURE: No

Outline application for demolition of existing factory buildings followed by
erection of two to three storey residential development (up to 58 units) with
access onto Stretford Road and the provision of a turning area on Link
Avenue. Approval sought for access with all other matters reserved.

Simpson Ready Foods Ltd , Stretford Road, Urmston, M41 9WH

APPLICANT: Simpson Ready Foods Ltd
AGENT: Ludlam Associates

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT

SITE

This application relates to the former “Simpsons Ready Foods Limited” site, located on
the northern side of Stretford Road, Urmston. The application site is located within a
residential area, bound by Firwood Avenue to its east and Link Avenue to its west. To
the north of the site lie residential dwellings on Humphrey Park.

A small parade of shops and other commercial uses lie further down Stretford Road to
the sites east and west. The site’s main access is off Stretford Road, with a second
vehicle access point from Link Avenue, as well some smaller access points from
Firwood Avenue. The existing site comprises a number of two and three storey units,
which form the former factory and its various warehouses and work-shops. The main
factory frontage currently adjoins the property to its east on the Streford Road frontage.

PROPOSAL

The application seeks outline planning consent for the demolition of all existing factory
buildings on site, in order to allow for the development for up to 58 two and three storey
residential units. Consent is sought for access and all other matters (appearance, scale,
layout and landscaping) are reserved. Access into and out of the site is proposed via a
single point, sited centrally, off Stretford Road. A turning head has also been proposed
to the sites western side, on Link Avenue, replacing the existing site access within this
location.

An indicative layout plan has been submitted in support of the application. This identifies

a number of detached, semi-detached and apartment style dwellings. These are sited in
a cul-de-sac lay out. Access details are provided which indicate that the proposed
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dwell
road

ings would be accessed via private drives which would be serviced by an estate
which would lead off Stretford Road.

DEVELOPMENT PLAN

For the purposes of this application the Development Plan in Trafford Comprises:

PRIN

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.

CIPAL RELEVANT CORE STRATEGY POLICIES

L1 — Land for new Homes

L2 — Meeting Housing Needs

L4 — Sustainable Transport and Accessibility
L5 — Climate Change

L7 — Design

L8 — Planning Obligations

R2 -

Natural Environment

W1: Economy
R3: Green Infrastructure

SUPPLEMENTARY PLANNING DOCUMENTS
New Residential Development — Supplementary Planning Guidance 1

PROPOSALS MAP NOTATION

None

PRIN
None

CIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.
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NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced. A number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

None

APPLICANT’S SUBMISSION

To help demonstrate that the principle of residential development could be acceptable,
the application has been accompanied by a range of supporting documents as follows: -

Crime impact statement

Statement of community involvement
Bat and breeding bird survey
Transport statement

Planning statement

Geological survey

Flood risk assessment

Design and access statement
Carbon budget statement

CONSULTATIONS

Environmental Health — Pollution and Licensing

Raised no objections to the proposals, however recommended the use of a number of
planning conditions, for any subsequent planning consent.

Environmental Health — Contaminated Land

Raised no objections to the proposals, however recommended the use of a planning
condition, for any subsequent planning consent.

Design For Security Team — Greater Manchester Police

Raised no objections in principle to the application, however recommended that the
recommendations made within the submitted Crime Impact Statement be incorporated
within the proposal.

Local Highways Authority

Raised no objections to the proposals, however recommended the use of a number of
planning conditions, for any subsequent planning consent.
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Drainage Engineer

Raised no objections to the proposals, however recommended the use of a number of
planning conditions, for any subsequent planning consent.

United Utilities

Raised no objections to the proposals, however recommended the use of a number of
planning conditions, for any subsequent planning consent.

GMEU

Raised no objections to the proposal, however recommended the use of 2no.
conditions, for any subsequent planning consent, further discussed below.

REPRESENTATIONS

Neighbours: A total of 11 neighbours made the following representations to the Local
Planning Authority, raising the following concerns and making these comments:

e Proposed development will have a negative impact upon the local highway
network

e Affordable homes would need to be built as part of the scheme

e Parking provision should be adequate to improve existing issues within the area

e Privacy concerns from new 3 storey buildings overlooking garden areas of
neighbouring dwellings

e Loss of light from proposed new dwellings

e Materials of new dwellings should be in keeping with existing dwellings within the
wider area

e Additional traffic during the building works phase of the development would lead
to increased traffic/highway concerns

e Noise and pollution from building works harming amenity of neighbouring
occupiers

e Boundary treatment of the development is important for neighbours security and
would be lost through this development

e Advance traffic management system should be used to manage traffic within the
area post development

e Area already saturated with poor quality flats — any new flats should be of high

quality

Building height should be restricted to 2 storey’s — in keeping with wider area

Parking/delivery concerns during construction phase of development

Pest control following the demolition of the factory

Restrictions should be put in place to control working hours

Overdevelopment of the site — with number of units proposed

Lack of garden area/amenity space for residents of new development
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Lack of parking spaces for new development

Form of the development as proposed, out of keeping with the wider area
Character of space is eroded through the development as proposed

Size of garden areas out of keeping with wider development of housing

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. The application site comprises the former “Simpsons Ready Foods” factory site
and its surrounding curtilage. The main factory building and other ancillary units
are to be demolished as part of the application. The proposal result in a change
of use of the site and this principle is the key consideration in this outline
planning application.

Loss of Industrial (Use Class B2) use

2. Being a former factory, the application site is considered to be a brownfield site,
within the B2 use class (General Industrial). The current proposal would result in
a change of use of the site to residential (use class C3). Policy W1.12 of the core
strategy sets out in determining applications for non-employment uses on
unallocated employment sites, developers will be required to provide a statement
to the satisfaction of the Local Planning Authority demonstrating that:

e There is no need for the site to be retained for employment purposes and it is
therefore redundant;

e There is a clear need for the proposed land use(s) in this locality;

e There are no suitable alternative sites, within the locality, to meet the identified
need for the proposed development;

e The proposed redevelopment would not compromise the primary function of the
locality or the operations of neighbouring users; and

e The proposed redevelopment is in accordance with other policies in the
Development Plan for Trafford.

3. In this instance the developers have submitted a supporting statement which
highlights the fact that the application site was not identified as an allocated
employment site within the Core Strategy.

4. With reference to Policy W1.12, the applicants have highlighted the fact that
there are a large number of modern industrial premises, in close proximity to the
application site within Trafford Park. Trafford Park is an allocated employment
site and that is its primary function. The existing site does not meet present day
expectations for industrial uses; given its aging nature and size and by virtue of
being sited within a mainly residential area.
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5. The primary function of the locality of the site is residential, with local shops and
other services sited within the wider vicinity. Therefore the redevelopment of the
site for residential purposes would further support the existing primary function of
the area. The development would also remove what is seen as an un-
neighbourly development from the vicinity, improving the amenity of neighboring
land users.

6. It should further be noted that at present, the Council does not have a five year
supply, of immediately available housing land. The Council has therefore been
unable to identify a sufficient number of sites within the local vicinity for future
housing provision, which the current proposals would help meet. This is further
discussed in more detail below. In respect of employment land, however, recent
case law has established that the definition of ‘relevant policies for the supply of
housing’ should be defined in a ‘wide’ sense and include any policy which seeks
to restrict housing on a particular site, not simply those which deal specifically
with housing land. This would include policies for the protection of employment
land. As such policy W1.12 is ‘out of date’ in the context of Paragraph 49 of the
NPPF and can therefore be given less weight in the planning balance.

7. It is therefore considered that in this instance the proposed change of use of the
site to residential is considered acceptable. The application site has not been
identified as a site for future employment provision, and is in fact identified in the
Council’'s SHLAA for housing development. The applicants have demonstrated
that a sufficient number of alternative employment sites can be found within the
Trafford Park area, in close proximity to the site, where future industrial
development could be focused. Furthermore the primary function of the sites
wider area remains residential and the development would aid in the provision of
additional housing. As such the development is found to be in accordance within
Policy W1 from the TBC Core strategy and the relevant sections of the NPPF.

Principle of Residential Development

8. Core Strategy Policy L1.7 sets an indicative target of 80% of new housing
provision within the borough to be built upon brownfield land. In order to achieve
this, the Council has stated that it will release previously developed land and
sustainable urban area greenfield land, in order of priority. As this development
would involve the use of a large brownfield site, the development is considered to
make a positive contribution to the Councils brownfield land target, in accordance
with Policy L1.7 of the Adopted Core Strategy.

9. It should further be noted that the site has been identified within the Councils
Strategic Housing Land Availability Assessment (SHLAA) as having the potential
to provide up to 29 houses (based on 30 dph) as a single housing type site or 39
units (based on 50 dph) as a mixed housing type site, including the erection of
apartments.
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10.1t should be noted however that the density assumptions used in the SHLAA
were used for guidance purposes only and are not a either a target or a limit to
the number of residential units which could be accommodated on the site. The
current application proposes development at a higher density, including the
erection of a number of 2 and 1 bedroom apartments. The current application
only seeks outline consent therefore the number and size of the units as
proposed, has not been finally determined, however an indication of what the
development could comprise of has been provided. The units proposed are as
follows:

- 24 x 1 bed apartments

- 12 x 2 bed apartments

- 20 x 3 bed semi-detached housing
- 2 x4 bed detached housing

11.Policy L2.6 from the TBC core strategy states that such residential schemes
should put forward a good mix of dwelling types and sizes, which will in turn help
meet the housing needs of the Borough. In this instance, it is considered that the
site could accommodate a good mix of units with housing types ranging from 1
bedroom apartments, to large 4 bedroom family housing, therefore the proposal
is considered to comply with this policy and is acceptable in principle.

12.Policy L2.7 further states, with reference to 1 bedroom apartments, that 1 bed
general needs accommodation will normally only be acceptable for schemes that
support the regeneration of Trafford’s town centres and the Regional Centre. The
current scheme however is not located within a town or regional centre, being
located within the outer area of Stretford.

13.Paragraph 49 of the NPPF indicates that housing applications should be
considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a five-
year supply of deliverable housing sites.

14.Paragraph 14 of the NPPF indicates that where the development plan is absent,
silent or relevant policies are out-of-date, planning permission should be granted
unless: any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or specific policies in this Framework indicate development
should be restricted.

15.The Council does not, at present, have a five year supply of immediately
available housing land. The absence of a continuing supply of housing land has
significant consequences in terms of the Council's ability to contribute towards
the government's aim of boosting significantly the supply of housing. Significant
weight should therefore be afforded in the determination of this planning
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application to the schemes contribution to addressing the identified housing
shortfall, and meeting the Government's objective of securing a better balance
between housing demand and supply, whilst the Council’s housing policies are
considered to be out of date in that it cannot demonstrate a five-year supply of
deliverable housing sites.

16.Paragraph 47 of the NPPF identifies a clear policy objective to, “boost
significantly the supply of housing”. In order to meet future housing needs, Core
Strategy Policy L1 also seeks to release sufficient land to accommodate a
minimum of 12,210 new dwellings (net of clearance) over the plan period to
2026. The policy states that this will be achieved through the delivery of new
build, conversion and sub division of existing properties.

17.The application site is located on a local bus route, with services connecting into
Stretford, Sale and Manchester. The site is also sited within 1km of Humphrey
Park railway station, with Metrolink stops also being accessible from the nearby
bus network. Being situated within a well-established residential area, the site
also remains sited within a short range of schools, shops and other local
community facilities and as such its location is considered to be sustainable.

18.The proposed development inclusive of the proposed 1 bedroom units is
considered to be acceptable. The application site is considered to sustainable
and the development would provide a good mix of new residential dwellings to
the benefit of the borough and its housing stock.

19.The current application would significantly add to the Councils aim of meeting its
new homes target and would make good use of a large vacant brownfield site.
The current scheme would help address the identified housing shortfall within the
borough, alongside assisting the Council in meeting the Government's objective,
of securing a better balance between housing demand and supply. The proposed
development is therefore considered to be in line with policies L1 and L2 from the
TBC Core strategy and the relevant sections of the NPPF and as such is
considered to be acceptable.

Affordable Housing

20.Within ‘moderate’ market locations, a 20% affordable housing target will normally
be applied to applications for housing, with a flexibility to increase this to a 25%
requirement under ‘good’ market conditions and decreased to 10% under poor
market conditions. The State of the Economy report, dated August 2015,
concluded that regarding the affordable housing requirements the economy was
returning to normal conditions, but as full data for 2015 was not available there
would be no change in the policy approach, which identified poor market
conditions, until it had been established that this improvement had been
sustained throughout the year of 2015. The affordable housing contribution
sought for this scheme would therefore be 10%. If a lesser amount than this is
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proposed, it should be determined and justified by a site specific viability study,
alongside the submission of any Reserved Matters application. This would be
secured by way of a S106 legal agreement.

21.Policy L2 of the Trafford Core Strategy highlights the following key principles with
regards to affordable housing:

- The expected method of delivery will be on site.

- Atleast 50% of the affordable housing provision will be required to be suitable
for families.

- The affordable housing element should reflect the overall mix of unit types on
site; and

- A split of 50:50 in the affordable housing units should be provided between
intermediate (commonly shared ownership) and social/affordable rented
housing units.

22.1t is therefore considered that in this instance, a 10% contribution for affordable
housing will be applied to the development proposals, given that the Borough is
currently experiencing poor market conditions. If a lesser contribution is put
forward by the applicant, this will need to be justified through the submission of a
site specific viability scheme, submitted in support of any subsequent reserved
matters application. The 10% contribution will need to be in line with the above
criteria mentioned within policy L2 of the TBC core strategy and will be secured
by way of a 106 Agreement. The proposals are therefore considered to be in line
with policy L2 of the TBC Core strategy.

DESIGN AND STREET SCENE

23.Policy L7 of the Core Strategy states that in considering applications for
development within the Borough, the Council will determine whether or not the
proposed development meets the standards set in national guidelines and the
requirements of Policy L7. The relevant extracts of Policy L7 require that
development is appropriate in its context; makes best use of opportunities to
improve the character and quality of an area by appropriately addressing scale,
density, height, layout, elevation treatment, materials, landscaping; and is
compatible with the surrounding area.

24 Paragraph 2.2 of the New Residential Development SPD indicates that
development will not be accepted at the expense of the character of the
surrounding area. It states that the resulting plot sizes and frontages should,
therefore, be sympathetic to the character of the area as well as being
satisfactorily related to each other and the street scene.

25. The main factory, an early 20™ century building, is considered to hold no

significant architectural or historical merit and is not considered to be a non-
designated heritage asset, as defined by the NPPF. As such its demolition in this
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instance, to allow for the erection of a new residential development, for up to 58
new units, is considered to be acceptable.

26.The design of the proposed development is a matter for consideration at the
Reserved Matters stage of the application; however under the current application
it is relevant to assess the relationship that the proposed residential scheme
would share with the wider area, particularly properties sited on Firwood Avenue,
Link Avenue, Stretford Road and Humphrey Park.

27.An indicative layout has been submitted providing a general idea of the type of
development that could be seen within the site.

28.A total of 58 units are proposed within the application site. The proposed layout,
presents an acceptable form of development, whereby the access would run
centrally through the site, with small drives leading off into the individual units.
The indicative layout shows that the dwellings would be sited on as similar layout
to surrounding properties, with adequate amenity space and parking to all sides.
As such it is considered that the site has the potential to accommodate up to 58
units without leading to undue harm to visual amenity or the wider character and
appearance of the surrounding area.

29.The frontage of the site along Stretford Road is current formed by 3 — 4 storey
units of varying architectural styles and types. Although no formal details have
been submitted, the indicative layout proposes 2no. three storey apartment
blocks to the front of the site, with space retained to the sites eastern and
western side boundaries. This would provide the site with a much more open
frontage and would allow views down the side of the blocks into the site, making
the site much more permeable and creating an element of space and openness
within the site, in line with the wider area. Given that buildings to either side of
the site have a 3 storey form, the principle of such a development within this
location is considered to be acceptable. The specific layout, scale and external
appearance will be determined through a reserved matters application.

RESIDENTIAL AMENITY

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

31.The layout as submitted with the application is only indicative therefore a full
assessment in terms of the impact in residential amenity cannot be taken at this
stage. The principle of residential development on the site is considered to be
appropriate given the existing residential use surrounding the site. The
development of the schemes design and layout would need to take account of
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the existing residential development adjoining the site along with the Council's
guidance set out in SPD1.

32.The main access to the site is off Stretford Road and the existing access from
Link Avenue is proposed to be removed, this is considered to be to benefit of the
residential occupiers of Link Avenue as this would reduce vehicle movements
along this residential street minimise noise and disturbance.

Noise and disturbance

33.1t is considered that as the site lies in close proximity to a number of residential
dwellings, a Construction Management Plan be conditioned as part of any
subsequent planning consent. This will require the Construction Management
Plan to be submitted to the Council prior to any works taking place on site. The
Construction Management Plan will be conditioned to ensure that appropriate
steps be implemented on site, ensuring any impacts from the development on
adjacent sensitive receptors (from noise, vibration, dust, waste handling etc.) are
managed appropriately, following national standards and guidelines (e.g. BS
5228, IAQM Guidance on the assessment of dust from demolition and
construction).

34.The noise environment within the site, for future occupiers of the scheme, can be
controlled by a suitable planning condition.

PARKING AND HIGHWAY SAFETY

35.The current application is for outline consent only, with all matters other than
access reserved. The submitted plans detail that the proposed development will
be accessed via a new site entrance from Stretford Road, located approximately
2m east of the existing site access. The achievable visibility splays at this
proposed access have been identified as 43m in both directions on the submitted
plans; and are therefore in accordance with the visibility requirements set out in
the Manual for Streets, for a 30 mph road. The existing site access will be made
redundant and footpath reinstated, ensuring a single entrance point into and out
of the site for the movement of vehicles.

36.The existing site also has smaller service access points from Link Avenue and
Firwood Avenue. The current proposals would see the removal of these, with the
creation of a turning area at the existing location of the Link Avenue access. The
turning point will allow residents on Link Avenue, a cul-de-sac, to turn their cars
around, prior to leaving the street, considered a benefit of the proposed scheme
and as such is considered acceptable.

37.An internal road, with a turning head is detailed to provide access to the

proposed dwellings, with private drives leading off into the individual units and
various parking areas, considered acceptable. The submitted transport statement
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details that such driveways and parking areas will be built to be in compliance
with the Councils adopted SPD3 standards and as such on this basis are
considered acceptable.

38.The transport statement submitted by the applicant contains a swept path
analysis drawing, which demonstrates that a refuse vehicle is able to use the
proposed site access and the proposed turning heads adequately.

39.The proposed parking provision within the site will be designed to be in
accordance with Trafford Council’s requirements as set out in SPD3: Parking
Standards and Design for each of the individual housing units, although this will
be dependent upon the number of units applied for at the Reserved Matters
Stage of the development. As such it is considered that the site is capable of
providing sufficient car parking and cycle parking for up to 58 dwellings.

40.The submitted transport statement further demonstrates that the erection of up to
58 housing units within the site would actually generate less 2 way traffic flows
than the current industrial site within peaks hours. In addition, it is stated that the
removal of heavy industrial vehicles from the local highway network and reduced
parking congestion during peaks hours would also benefit the amenity of existing
local residents.

41.The development is also recognised to be sited within a sustainable location,
encouraging the use of sustainable transport modes. The site is in walking
distance from Urmston and Stretford Town centres and is sited in close range to
a number of bus stops, which provide further options for rail and tram travel.

42.The proposed site access as shown on the submitted plans is considered to be
acceptable and adequate visibility splays would be provided to allow for two way
traffic entering and leaving the site. The site would also be able to safely
accommodate servicing vehicles and the applicants have further demonstrated
that the site is capable of accommodating parking for up to 58 housing units. The
application site is located within a sustainable location and is not considered to
pose any undue impacts upon the local highway network or pedestrian and
highway safety. As such the development is considered to be in line with policy
L4 form the TBC Core strategy and the relevant policies within the Councils
adopted SPD3 guidance.

TREES AND LANDSCAPING

43.The existing site offers very little in terms of the number of trees on site or areas
of landscaping. The current application therefore provides opportunities to
provide soft landscaping and add to the visual amenity of the local area. It is
likely that the proposed dwellings would benefit from private areas of open space
along with communal areas for any flatted development, which would allow for
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soft landscaping and tree planting, improving the ecological foot-print of the site.
This would be considered through a reserve matters application for landscaping.

AIR QUALITY

44.The application site is sited in close proximity to an air quality management area.
Given the form and scale of the development, there remains potential for
elevated traffic pollution concentrations within the site. As such it is
recommended that an air quality assessment be conditioned as part of any
subsequent consent at this outline stage, to establish the impacts of any existing
sources on the development site and the impact of the development itself on the
local area. Any such report can then be conditioned to be submitted to the
Council, prior to any works commencing on site, and detail any mitigation
measures. These can then be controlled and managed by the Council.

CONTAMINATED LAND

45.As the application relates to a vacant factory, it is recommended that a
contaminated land investigation and risk assessment take place prior to any
works taking place on site. A condition to this effect therefore is recommended to
be attached onto any subsequent outline planning consent, ensuring that the
survey assess the nature and extend of any contamination on site and the
findings of this report be submitted to and approved in writing by the Council,
along with any mitigation measures.

DESIGN FOR SECURITY

46.A crime impact statement was submitted in support of this application, detailing a
number of measures that would be installed on site in order to make the site
secure. A condition to this effect is therefore recommended to be attached this
outline consent, ensuring that these measures be incorporated within design of
the proposals and that these measures are then retained and maintained
thereafter, ensuring the safety of any future occupiers of the site and the wider
area.

ECOLOGY

47.A preliminary Bat Assessment of the application site was submitted in support of
the application, comprising details of the various visual assessments carried out
of the different buildings within the site. The assessment had found no direct
evidence of the site supporting bats, however it has been found that certain
sections of the site, especially those which make up the Stretford Road frontage,
to the southern side of the site have moderate potential to host Bats.

48.1t has therefore been recommended that a condition requiring that all demolition
works for the roof structures formed by slate are carried out by hand, within the
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months of November to March. A further condition has also been recommended
detailing that should the works not be carried out prior to March 2018, a further
assessment be carried out on site, in order to survey the site for bats, details of
this would be secured by way of condition. This will ensure that any
internal/external changes within the environment of these buildings over this
period can be assessed for supporting bat activity.

DEVELOPER CONTRIBUTIONS

49.This proposal is subject to the Community Infrastructure Levy (CIL) and is

located in the ‘moderate’ for residential development, consequently private
market houses will be liable to a CIL charge rate of £40 per square metre and
apartments will be liable to a CIL Charge rate of £0, in line with Trafford’s CIL
charging schedule and revised SPD1: Planning Obligations (2014).

50.As this application is only seeking Outline consent for Access, the full details of

51.

any affordable housing contribution for the site cannot be calculated. As such,
any such details will need to be assessed during the Reserved Matters stage of
the application.

In accordance with Policy L8 of the Trafford Core Strategy and revised SPD1:
Planning Obligations (2014) it is necessary that the development provide an
element of green infrastructure. It is considered that the development site has
the capacity to comply with the requirements of SPD1, which could include the
planting of trees within the sites boundaries. A landscaping condition is therefore
recommended to ensure that the required specific green infrastructure is
provided in accordance with SPD1 and Policy L8.

CONCLUSION

52.The proposed development could provide up to 58 new residential units on site,

improving the quality and quantity of the housing stock in this part of the
Borough. The principle of the change of use and principle of residential
development on this site is acceptable. The proposed access, as shown on the
submitted plans would be an acceptable way of accessing the site which would
not result in harm to highway or pedestrian safety. All other matters relating to
layout, scale, appearance and landscape are reserved for subsequent approval
and further reserved matters applications will be required, however the indicative
plans demonstrate that a development of up to 58 dwellings could be
accommodated on the site. Various planning conditions are proposed to mitigate
and control other matters. Therefore in accordance with paragraph 14 of the
National Planning Policy Framework, it is considered that the proposed
development represents a sustainable form of development which complies with
all relevant policies set in the Trafford Core Strategy and, where the development
plan is silent or out of date, the relevant sections of the NPPF.
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RECOMMENDATION

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

1.

Application for approval of reserved matters shall be made not later than the
expiration of three years beginning with the date of this permission and the
development must be begun not later than the expiration of two years from the
final approval of the reserved matters, or, in the case of approval on different
dates, the final approval of the last such matter to be approved.

Reason: To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004.

. No development for which outline planning permission has hereby been granted

shall be started on any phase within the development until full details of the
following reserved matters, in respect of that phase within the development, have
been submitted to and approved in writing by the Local Planning Authority:

a) appearance;
b) scale

c) layout; and
d) landscaping

Reason: The application is granted in outline only under the provisions of Article
5 of the Town and Country Planning (Development Management Procedure)
(England) Order 2015 and the details of the matters referred to in the condition
have not been submitted for consideration.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers:OP001,
OP002 and SCP/16252/ATR01 Rev. D.

Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core
Strategy.

a) Notwithstanding the details shown on the approved plans, the development
hereby permitted shall not be occupied until full details of both hard and soft
landscaping works have been submitted to and approved in writing by the Local
Planning Authority. The details shall include the formation of any banks, terraces
or other earthworks, hard surfaced areas and materials, planting plans,

Planning Committee - 10th November 2016 37



specifications and schedules (including planting size, species and
numbers/densities), existing plants / trees to be retained and a scheme for the
timing / phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved

scheme for timing / phasing of implementation or within the next planting season
following final occupation of the development hereby permitted, whichever is the
sooner.

(c) Any trees or shrubs planted or retained in accordance with this condition
which are removed, uprooted, destroyed, die or become severely damaged or
become seriously diseased within 5 years of planting shall be replaced within the
next planting season by trees or shrubs of similar size and species to those
originally required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard to its
location and the nature of the proposed development and in accordance with
Policies L7, R2 and R3 of the Trafford Core Strategy and the National Planning
Policy Framework.

5. The development hereby approved shall not be occupied until a schedule of
landscape maintenance for a minimum period of 5 years has been submitted to
and approved in writing by the Local Planning Authority. The schedule shall
include details of the arrangements for its implementation. Development shall be
carried out in accordance with the approved schedule.

Reason: To ensure that a satisfactorily landscaped scheme is secured on site for
the long term, having regard to its location and the nature of the proposed
development, with reference to Policies L7, R2 and R3 of the Trafford Core
Strategy.

6. Any application for reserved matters which includes ‘layout’ shall be
accompanied by an assessment of air quality for sensitive receptors within these
uses. The assessment shall include details relating to the presence and location
of Air Quality Management Areas as an indicator of local hotspots where air
quality objectives may be exceeded. It shall also provide an assessment of the
impact of the development on air quality in the surrounding area. Where
necessary, the assessment shall provide details of mitigation measures to
improve air quality at sensitive receptors. Thereafter development shall proceed
in accordance with the recommendations and timescales contained within the
approved assessment and shall be retained and maintained thereafter.

Reason: It is necessary for this information to be submitted and agreed prior to
commencement of the development to ensure safe air quality environments for
the site and wider area. In accordance with Policies L5 and L7 of the Trafford
Core Strategy and the National Planning Policy Framework.
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7. No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in writing
by, the Local Planning Authority. The approved Statement shall be adhered to
throughout the construction period. The Statement shall provide for:

- the parking of vehicles of site operatives and visitors

- loading and unloading of plant and materials

- storage of plant and materials used in constructing the development

- the erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate

- wheel washing facilities

- measures to control the emission of dust and dirt during construction

- a scheme for recycling/disposing of waste resulting from demolition and
construction works

- measures to control noise and vibration from the approved works

Reason: It is necessary for this information to be submitted and agreed prior to
commencement in to minimise disturbance and nuisance to occupiers of nearby
properties and users of the highway, having regard to Policy L5 and L7 of the
Trafford Core Strategy.

8. Any application for reserved matters which includes layout shall provide details
(including calculations and reasoning) of the architectural sound mitigation,
relevant to the control of external noise. The assessment scheme shall
demonstrate that the noise criteria of BS 8233:2014 (or the prevailing guidance of
the time) can be achieved and identify noise attenuation where necessary.
Development shall be implemented in accordance with the agreed measures and
shall be maintained thereafter.

Reason: It is necessary for this information to be submitted and agreed prior to
commencement of the development to ensure that the site area meets national
standards, ensuring sufficient amenity for future occupiers. In accordance with
Policy L7 of the Trafford Core Strategy and the National Planning Policy
Framework.

9. No development shall take place until an investigation and risk assessment (in
addition to any assessment provided with the planning application) has been
submitted to and approved in writing by the Local Planning Authority. The
assessment shall investigate the nature and extent of any contamination on the
site (whether or not it originates on the site). The assessment shall be
undertaken by competent persons and a written report of the findings submitted
to and approved in writing by the Local Planning Authority before any
development takes place. The submitted report shall include:

i) a survey of the extent, scale and nature of contamination

i) an assessment of the potential risks to:
* human health,
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* property (existing or proposed) including buildings, crops, livestock,
pets, woodland, and service lines and pipes,

+ adjoining land,
 groundwaters and surface waters,
* ecological systems,

« archaeological sites and ancient monuments;
iii) where unacceptable risks are identified, an appraisal of remedial options and
proposal of the preferred option(s) to form a remediation strategy for the site.

The development shall thereafter be carried out in full accordance with the duly
approved remediation strategy and a verification report submitted to and
approved in writing by the Local Planning Authority before any of the building(s)
hereby approved are first occupied.

Reason: It is necessary for this information to be submitted and agreed prior to
commencement in order to prevent pollution of the water environment and to
ensure the safe development of the site in the interests of the amenity of future
occupiers in accordance with Policy L7 of the TBC Core strategy and the
National Planning Policy Framework.

10.The proposed development should be designed and constructed in accordance
with the recommendations contained within section 3.3 of the submitted Crime
Impact Statement dated (26/07/2016 - URN: 2016/0554/CIS/01 Version A).

Reason: In the interests of crime prevention and community safety having regard
to Policy L7 of the Trafford Core Strategy.

11.Foul and surface water shall be drained on separate systems.

Reason: to secure proper drainage and to manage the risk of flooding and
pollution, having regard to Policy L5 and L7 of the Trafford Core Strategy.

12.No development shall take place until a surface water drainage scheme, based
on the hierarchy of the drainage options in the National Planning Practice
Guidance with evidence of an assessment of the site conditions shall be
submitted to and approved in writing by the Local Planning Authority. The surface
water drainage scheme must be in accordance with the non-statutory technical
standards for Sustainable Drainage Systems (March 2015) or any subsequent
replacement national standards and unless otherwise agreed in writing by the
local planning authority, no surface water shall discharge to the public sewage
system either directly or indirectly. The development shall be completed in
accordance with the approved details.
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Reason: It is necessary for this information to be submitted and agreed prior to
commencement in order to promote sustainable development, secure proper
drainage and to manage the risk of flooding and pollution. This condition is
imposed in light of policies within the NPPF and NPPG.

13.No development shall take place unless and until full details of works to limit the

proposed peak discharge rate of storm water from the development to meet the
requirements of the Council's level 2 Hybrid Strategic Flood Risk Assessment
(SFRA) have been submitted to and approved in writing by the Local Planning
Authority. The development shall not be brought into use until such works as
approved are implemented in full and they shall be retained and maintained to a
standard capable of limiting the peak discharge rate as set out in the SFRA
thereafter.

Reason: To prevent the risk of flooding by ensuring the satisfactory storage
of/disposal of surface water from the site in accordance with Policies L4, L7 and
L5 of the Trafford Core Strategy and the National Planning Policy Framework.
The condition requires the submission of information prior to the commencement
of development because the approved details will need to be incorporated into
the development.

14.No development shall commence on site until a detailed method statement from

demolition has been submitted to and approved in writing by the Council. The
approved statement shall detail a demolition strategy which entails the removal of
all slate roof coverings by hand during the winter period (November — March).
The approved method statement shall then be implemented in full on site during
the course of the works.

Reason: It is necessary for this information to be submitted and agreed prior to
commencement in order to safeguard any roosting Bats on this site in
accordance with Policy R2 of the TBC Core strategy and the relevant sections of
the NPPF.

15. Notwithstanding the development hereby approved, should demolition works not

be completed for any part of the application site by March 2018, a full Bat survey
and assessment should be submitted to and approved in writing by the Local
Planning Authority. The Assessment should include any mitigation measures
required on site and any such mitigation measures must then be implemented in
full on site and retained thereafter.

Reason: To safeguard any roosting bats on this site in accordance with Policy R2
of the TBC Core strategy and the relevant sections of the NPPF.
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WARD: Hale Central 88965/HHA/16 DEPARTURE: No

Retention of existing gateway and access.

Bollindale, South Road, Hale Barns, WA14 3HT

APPLICANT: Mr Chae
AGENT: Cunnane Town Planning LLP

RECOMMENDATION: REFUSE

This application has been called to the Planning and Development Management
Committee in by Councillor Mitchell and Councillor Mrs Young on the grounds
that there is insufficient turning space within the site and that there is a
satisfactory impact on the street scene.

SITE

The application site relates to a residential dwelling recently constructed following
planning approval in 2015. The site is sited on the south side of South Road within the
Ashley Heath Conservation Area. The dwelling is two storeys with habitable roof
accommodation.

The site has an existing access point located adjacent to Greystead to the east.
PROPOSAL

Planning permission is sought for the retention of the existing gateway and access to
allow for a separate entrance and exit to the site.

Planning permission was granted in February 2015 for the erection of a two storey
detached dwelling with additional accommodation within the roofspace following
demolition of the existing property and creation of a new vehicular access
(84266/FUL/2014). Condition 6 of that approval required the existing redundant access
to be closed. This application now seeks permission for the retention of the original
gateway and access to be used in conjunction with the new access approved under
84266/FUL/2014.

The applicant has been advised that a S.73 application to remove condition 6 of the
above permission would have been the most appropriate route and that in the event that
planning permission is granted for the retention of the existing access; this condition will
remain on the application associated with the granting of permission for the replacement
dwelling. A subsequent S.73 application would be therefore be required. The applicant
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has however confirmed that they wish to proceed with the application as a standalone
matter.

DEVELOPMENT PLAN

For the purpose of this application the Development Plan in Trafford comprises:

e 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.

e 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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES
L4 — Parking

L7 — Design

R1 — Historic Environment

PROPOSALS MAP NOTATION
Ashley Heath Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS
ENV21 — Conservation Areas

SUPPLEMENTARY PLANNING DOCUMENTS

SPD3: Parking Standards and Design

SPD4: A Guide for Designing House Extensions and Alterations, adopted Feb 2012
SPD5.8: Ashley Heath Conservation Area Appraisal, adopted July 2016

SPD5.8a: Ashley Heath Conservation Area Management Plan, adopted July 2016

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.
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OTHER LEGISLATION

Planning (Listed Buildings and Conservation Areas) Act 1990
RELEVANT PLANNING HISTORY

84266/FUL/14 — Erection of two storey detached dwelling with additional
accommodation within the roofspace following demolition of existing property; creation
of new vehicular access.

Approved with conditions 5 February 2015

83618/FULL/2014 — Demolition of specific parts of dwelling and rebuilding behind
retained fagade to South Road.
Approved with conditions 6 October 2014

82091/HHA/2013 — Remodelling and extensions to property at ground, first and second
floor to front, side and rear elevations. Works to include raising height of main dwelling,
creation of balcony and erection of attached garage; creation of new vehicular access.
Approved with conditions 12 February 2014

81380/HHA/2013 — Remodelling and extensions to property at ground, first and second
floor to front, side and rear elevations. Works to include raising height of main dwelling,
creation of balcony, installation of solar panels and erection of attached garage; creation
of new vehicular access.

Refused 30 October 2013

H/23218 — Demolition of existing garage and erection of a new detached double brick
garage and resiting of vehicular access onto South Road. Approved 5 June 1986

APPLICANT’S SUBMISSION

Supporting information has been submitted with the application which provides an
assessment of the proposal on the Conservation Area. This will be referred to further in
the main observations section of the report where relevant.

CONSULTATIONS

LHA — No objection to the application on highway grounds

REPRESENTATIONS

Representations have been received from 2 Councillors in support of the application.
The main points raised are summarised below:

e The two gates are essential for safety and to prevent having to reverse onto the road;

e New piers replicate the original;
e Other houses of a similar size in South Road also have two gates.
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OBSERVATIONS

BACKGROUND

1.

This application relates to a replacement dwelling given approval in February 2015
(84266/FUL/14). As part of the application, a new access and entrance to the site
was created to the western side of the South Road frontage. The existing entrance
was to be blocked up with treatment to match the existing front boundary materials
and hedge and a condition (6) to require the closing up of the access prior to the
development being brought into use was imposed.

PRINCIPLE OF DEVELOPMENT

2.

The application site is an existing residential property and this will remain, the
proposal does not result in any change of use.

The application site is located within the Ashley Heath Conservation Area, The
importance of preserving the historic environment is reflected in the National
Planning Policy Framework (NPPF) and supporting Guidance (NPPG).

The impact on the designated heritage asset along with the impacts on highway and
pedestrian safety and residential amenity are therefore the principal considerations
for this proposal.

DESIGN AND IMPACT ON HERITAGE ASSET

5.

Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires Local Planning Authorities to pay, “special attention in the exercise of
planning functions to the desirability of preserving or enhancing the character or
appearance of a conservation area” in the determination of planning application.

Paragraph 132 of NPPF establishes that when considering the impact of a
proposed development of a designated heritage asset, great weight should be given
to the asset’s conservation. The more important the asset, the greater the weight
should be. Significance can be harmed or lost through alteration or destruction of
the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification.
Substantial harm to or loss of a Grade Il listed building should be exceptional.

Paragraph 133 of NPPF advises that where a proposed development will lead to
substantial harm to or total loss of significance of a designated heritage asset, local
planning authorities should refuse consent, unless it can be demonstrated that the
substantial harm or loss is necessary to achieve substantial public benefits that
outweigh that harm or loss, or all of the following apply:

- The nature of the heritage asset prevents all reasonable uses of the site; and
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10.

- No viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

- Conservation by grant-funding or some form of charitable or public ownership is
demonstrably not possible; and

- The harm or loss is outweighed by the benefit of bringing the site back into use.

The NPPF sets out that harm can either be substantial or less than substantial.
Case law has established that there can be degrees of less than substantial harm.
There will also be cases where development affects heritage assets but from which
no harm arises. Where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum
viable use (para 134).

In relation to matters of design, Policy L7 of the Core Strategy states development
must:

Be appropriate in its context;

Make best use of opportunities to improve the character and quality of an area;
Enhance the street scene or character of the area by appropriately addressing
scale, density, height, massing, layout, elevation treatment, materials, hard and soft
landscaping works, boundary treatment.

Policy R1 states that:-

All new development must take account of surrounding building styles, landscapes
and historic distinctiveness. 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.

The significance of the designated heritage asset

11.

12.

The significance of the Ashley Heath Conservation Area derives from the former
agricultural settlement that was substantially developed for residential use over a
short time period from the 1850s to 1908. The prevalence of large detached
properties in substantial grounds charts the influx of the upper and middle class
population in the area. Many of the properties in the Conservation Area retain a
high level of historic architectural detail including original windows, doors, ridge tiles,
finials, black and white timber detailing and polychromatic brick work.

There are attractive views of the area from Ashley Mill Lane North looking across
pasture land. There are also attractive views along the north section of South
Downs Road. These views are limited to certain areas, as the topography of the
area affects the views along the road. However, the rise in the road to the
northwest and the winding nature of the road adds to the secluded character of the
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area. The size, maturity and quality of the many gardens and the plants and trees
they contain are a significant asset to the views from the street. Particularly along
South Downs Road, where the trees create a rural, secluded character.

Proposal and impact on significance

13.

14.

15.

16.

With specific regard to boundary treatment, paragraph 3.12.3 of SPD4 states that
“..large parts of Trafford are defined by low boundary walls with planting behind, and
in such areas, boundary treatment proposals should be in keeping with this
prevailing type of boundary. Any development proposals should as far as
practicable retain as much as possible of existing characteristic boundary
treatments and/or re-create the predominant type of boundary treatment.”

The Ashley Heath Conservation Area Appraisal, July 2016 identifies in paragraph
6.1.2 that “The stone boundary walls, with hedges and shrubs planted above and
behind are a characteristic of the local area, including the Conservation Area.”
Paragraph 2.4.1 of The Ashley Heath Conservation Area Management Plan, July
2016 states that “The traditional treatment, both in Ashley Heath and also the wider
Trafford area, comprises roughly-hewn local stone built to a low height and
supplemented with planting. Where these survive it is important that they are
retained for the benefit of the Conservation Area’s character.” Paragraph 2.7.3
identifies the “removal of and/or alterations to historic boundary walls, gate posts
and/or gate openings as harmful development.”

The application property and the surrounding areas of South Road and South
Downs Road are examples where the traditional stone boundary walls remains for
the majority of properties within the streetscene. It is this feature of the
Conservation Area that is of main consideration in the determination of this
application.

The following policies of the Ashley Heath Conservation Area Management Plan,
July 2016 are considered to be relevant to the determination of this application:

Policy 18 — The characteristic historic low-level front with hedges and shrubs
planted above and behind and other principal boundary walls should be
retained.

Policy 23 — Gate openings should not be widened or re-positioned unless it
can be proven that access is unsafe. Where gate openings are to be
widened or re-positioned on the grounds of highways safety, Trafford Council
will require the applicant to submit a highway consultant’s report to
demonstrate highway safety implications.

Policy 33 — The Council will seek to avoid opening up frontages by new or
wider access and avoid the siting of any new buildings or other development
close to trees or boundary planting.
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Consideration of Harm

17.

18.

19.

During the consideration of earlier applications at this site fundamental concerns
were raised by the planning officer with regard to the creation of a second access
which involved the removal of part of the traditional stone boundary wall. It was
considered that removing a second section of the traditional stone boundary wall
would be harmful to this important feature of the Conservation Area, be out of
keeping with the existing rhythm of openings within the streetscene, result in an
unacceptable increase in the amount of hardstanding associated with the dwelling
and open up the site with the resulting loss of planting and the sense of enclosure
that is characteristic of the area. This issue formed part of the refusal of planning
application 81380/HHA/2013 as follows:

“The proposed remodelling and extensions to the existing property by virtue of
design, scale, height and massing together with the loss of a section of the
sandstone boundary wall would not enhance or better reveal the significance of
the heritage asset and would fail to preserve or enhance the character or
appearance of the Ashley Heath Conservation Area. As such, it would be
contrary to Policies R1, L5 and L7 of the Trafford Core Strategy, Proposal ENV21
of the Revised Trafford Unitary Development Plan and relevant parts of the
NPPF and Supplementary Planning Guidance: The Downs, The Devisdale,
Bowdon, Ashley Heath Conservation Areas (Approved June 1992).”

A recent Inspector’s decision on an application relating to a property within Bowdon
Conservation Area addresses the creation of 2 no. new accesses to a site with to
serve a single dwelling (1 vehicular and 1 pedestrian) (APP/Q4245/D/16/3151080).
The report states that:

“The Council have also raised concerns in relation to the number of proposed
entrances to the site shown on the submitted plans. | noted on site that the
boundaries to properties in the area were typically low stone walls with
established landscaping which had limited openings along their length. The
proposal would have the effect of diminishing the sense of enclosure which is
typical of residential plots in this part of the Conservation Area, and would
thereby erode its established character.

As such, the proposal would fail to preserve or enhance the character or
appearance of this part of the Bowdon Conservation Area. The proposal would
thereby conflict with Policies R1 and L7 of the Trafford Core Strategy which
together seeks to ensure that new development complements and enhances the
character of the area including the historic environment.”

Following negotiations between the agent and case officer within the consideration
of the previous scheme, the amount of hardstanding within the site was reduced
and the second access was proposed as a new position for the only access to the
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20.

21.

22.

site rather than a secondary, additional access. Condition 6 was therefore imposed
to ensure that the original access was closed and the stone boundary wall
reinstated in order to protect the character of the Conservation Area and bring the
approval in line with policy. It is considered that there have been no changes in
circumstances on site since the approval of planning application 84266/FUL/2014
that would justify a change in approach. The adoption of the Ashley Heath
Conservation Area Appraisal (SPD5.8) and the Ashley Heath Conservation Area
Management Plan (SPD 5.8a) which makes specific reference to the importance of
the traditional stone boundary walls and the above appeal decision further support
and give greater weight to the Council’s justification for imposing this condition. In
this regard the principle of two access points within this site is unacceptable and
would fail to preserve or enhance the character and appearance of the conservation
area.

Whilst the parking provision will be unchanged by the scheme, the applicant’s
justification for the proposal is that there is currently insufficient turning space within
the site to enable users to leave in a forward gear. The retention of the original
access would allow them to drive into the site and continue through in the same
direction to leave at the adjacent exit.

With regard to highway safety and convenience to other road users, the access is
considered satisfactory in highway terms, sufficient visibility splays are afforded to
traffic entering and leaving the development by the proposed vehicle access/egress
arrangements.

Consideration of parking and highways should not be limited to highway safety,
accessibility and parking provision however. A lack of objection from Highways
simply means that an access can operate safely and gives no consideration to other
issues. Paragraph 6.3.1 of SPD3 deals with the matter of design and advises that
“The character of an area will be given considerable weight in the determination of
planning applications.” Paragraph 6.3.2 continues that “with this in mind, parking
areas should:

Maintain the character and setting of an area;

Be sensitively located so as not to dominate space;

Strike a balance between the needs of the end-users and the need to respect the
street scene,

Avoid large unbroken areas of hard surfacing including tarmac;

Incorporate hard and soft landscaping;

Retain importance existing boundary and landscape features;

Incorporate appropriate boundary treatments that complement both the proposal
and the wider setting;

Take account of important built and natural features, including listed buildings,
conservation areas, local topography and green spaces

Avoid remote areas that do not benefit from natural surveillance.”
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23.

24.

25.

26.

Whilst the approved parking arrangements may leave it a bit tight for three vehicles
to park within the curtilage and manoeuvre out in a forward gear, there would be
some scope to extend the hardstanding to the boundary wall up to the ‘old’ entrance
which would make manoeuvring easier for vehicles leaving the parking area. It is
therefore considered that there are suitable alternatives that would have a lesser
impact on the character and setting of the Conservation Area and the streetscene
more generally. There is therefore no highway requirement for the proposed
second access, given that South Road is not a classified road there is no
requirement to leaving in a forward gear and the proposal is considered to be
contrary to CAMP Policies 18, 23 and 33.

The proposal would result in harm to the significance of the conservation area and
would fail to preserve or enhance the character and appearance of the conservation
area. The harm caused is not considered to be substantial as it does not result in
the complete loss or destruction of the heritage asset, therefore the proposal is
considered to result in less than substantial harm. Case law sets out that there can
be varying degrees of less than substantial harm and the impacts of this
development are considered to be at the higher end of this scale given the conflict
with the policies set out in the Ashley Heath Conservation Area Management Plan.

Where less than substantial harm arises to heritage assets, this should be weighed
against the public benefits of the proposals in accordance with Paragraph 134 of the
NPPF. Great weight should be given to the asset’s conservation. The applicant has
not set out any public benefits for the proposal, with the only benefits arising being
the improvement to manoeuvring within site which is considered to be private
benefit for the applicant. In this regard it is considered that there are no public
benefits which outweigh this less than substantial harm to the significance of the
Ashely Heath Conservation Area.

The applicant’s supporting information states that “The dwellings in the area are
typically large detached houses set within their own generous gardens, many
display two access points onto the road.” This statement is misleading. The only
other property within the immediate vicinity (on South Road, South Downs Drive
and South Downs Road) which has a second vehicular access is 1 South Downs
Drive. Whilst there is therefore one example nearby, this does not provide sufficient
justification for allowing the current proposal.

Impact on residential amenity

27.

Policy L7 of the Core Strategy states that in relation to matters of amenity
protection, development must not prejudice the amenity of future occupiers of the
development and/or occupants of adjacent properties by reason of overbearing,
overshadowing, overlooking, visual intrusion, noise or disturbance, odour or in any
other way.
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28. The retention of the existing access from South Road would not result in any undue
harm to the residential amenity of the neighbouring and surrounding residential
properties. The access is existing and in this regard would not cause harm to the
outlook, privacy or light levels received to neighbouring residential properties.

Conclusion

29. The removal of sections of low boundary wall and planting is specifically identified in
the Ashley Heath Conservation Area Appraisal as being harmful to the special
interest of the heritage asset. The proposed development, by virtue of not closing
the original entrance and replacing the section of the traditional stone boundary wall
and the sense of enclosure that this provides, would therefore fail to preserve or
enhance the character and appearance of the Conservation Area and would have
an unacceptable impact on the street scene leading to less than substantial harm to
the heritage asset. No public benefits have been identified which would outweigh
this less than substantial harm. In arriving at this decision, considerable importance
and weight has been given to the desirability of preserving the Ashley Heath
Conservation Area as required by the Planning (Listed Buildings and Conservation
Areas) Act 1990.

DEVELOPER CONTRIBUTIONS

30. No planning obligations are required.

CONCLUSION

31. The proposal is considered to be unacceptable and would result in unacceptable
harm to the character and appearance of the conservation area. Considerable
importance and weight has been given to the desirability of preserving the character
and setting of the Ashley Heath Conservation Area. The public benefits of the
proposal are not considered to outweigh the less than substantial harm identified.
The development is contrary to the development plan, including the Conservation
Area Appraisal and Management Plan for Ashley Heath Conservation Area, and
also specifically restricted by the NPPF. Refusal of this application is therefore
recommended.

RECOMMENDATION: REFUSE for the following reasons:

1. The proposal by virtue of the retention of the existing access would result in an
unacceptable loss of low historic stone wall with planting behind which would impact
on the rhythm of openings and would fail to respect the sense of enclosure created
by the historic boundary treatment. The proposal would fail to preserve or enhance
the character and appearance of the Ashley Heath Conservation Area or better
reveal the significance of the heritage asset. The proposal is considered to result in
less than substantial harm without any public benefits which would outweigh this
harm. As such, it would be contrary to Policies R1, L5 and L7 of the Trafford Core
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Strategy, Policies 18, 23 and 33 of the Ashley Heath Conservation Area Management
Plan and relevant parts of the NPPF

JE
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88965/HHA/16

Bollindale, South Road, Hale Barns (site hatched on plan)
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WARD: Sale Moor 89194/FUL/16 DEPARTURE: No

Erection of 19no. dwellings including 4no. apartments & 15n0. houses, access
road and associated external works

Land At Corner Of Northenden Road , And Gratrix Lane, Sale Moor, M33 2QA

APPLICANT: Gratrix Lane Homes Ltd
AGENT: Howard & Seddon ARIBA

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT

The application has been “called in” for consideration by the Planning and
Development Management Committee by Councillor Freeman who has raised
concerns about over development of the plot and the number of units proposed.

SITE

The application site is located on the corner of Northenden Road and Gratrix Lane. The
land is currently vacant and grassed, having been formerly occupied by the Northlea
Residential Care Home and Day Centre. The site is approximately 0.4 hectare in area.

The boundary to Northenden Road and the northern part of the Gratrix Lane frontage is
formed by 1m high wooden picket fencing with 1.8m high green metal railings at the
southern end. These railings extend around onto part of the southern boundary. There
are also 1.8m high railings and a hedge along the rear (western) boundary of the site.
The boundary to the houses to the north-west of the site is formed by timber fencing
and cement boarding.

There are a number of trees around the perimeter of the site and outside the site on the
highway verge at Gratrix Lane and on the land to the rear (west) of the site. There is
also a relatively short length of hedge set between 1m and 3m inside the rear boundary.
There are no protected trees on the site.

The main existing vehicular access is from Gratrix Lane towards the southern end of the
frontage. There is also an existing vehicular access leading into the site from the
residential road at the rear. There are double yellow lines on both sides of Gratrix Lane
and a bus stop in front of the site on Northenden Road.

The character of the surrounding area is wholly residential. The surrounding properties
include two storey semi-detached dwellings to the north and west, terraced dwellings to
the south and a more recent development of two storey flats and houses on the
opposite side of Gratrix Lane with bungalows to the south of these. On the opposite side
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of Northenden Road, to the north, there are semi-detached bungalows and detached
dwellings.

PROPOSAL

The application proposes the redevelopment of the site and erection of 19no. residential
units each with associated off road car parking. The proposed accommodation mix
includes 4no. apartments (2 x 1 bedroom apartments and 2 x 2 bedroom apartments)
and 15n0. 4 x bedroom dwellinghouses. The proposed dwellinghouses would be 2.5
storeys in height comprising a mix of terraced, semi-detached and detached dwellings.
The apartment building would be 2 storeys in height and accessed predominantly from
Northenden Road with some vehicle parking accessed off Gratrix Lane.

The proposal includes the creation of vehicular accesses off Gratrix Lane and
Northenden Road, with associated landscaping and fencing.

The increase in floor space of the proposed development would be 1708.13 m?.

VALUE ADDED

Since initial submission the applicant has submitted amended drawings to overcome
issues raised. The amendments include minor changes to parking layout and dropped
kerbs to Gratrix Lane and additional information regarding refuse vehicle tracking in
relation to the proposed access road. The proposed location of the bin storage for the
apartment block has also been amended relocating it away from the boundary with the
existing neighbouring property No. 364 Northenden Road.

DEVELOPMENT PLAN

For the purposes of this application 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.
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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

R2 — Natural Environment

R3 — Green Infrastructure

R5 — Open Space, Sport and Recreation
Place Objective — Sale

PROPOSALS MAP NOTATION
The proposal site is unallocated within the Unitary Development Plan Proposals Map
PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

H3 — Land Release for New Housing Development
H4 — Release of Other Land for Development

SUPPLEMENTARY PLANNING GUIDANCE/DOCUMENTS
Planning Guidelines: New Residential Development

SPD1: Planning Obligations

SPD3: Parking Standards and Design

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

74214/FULL/2009 - Erection of part two storey, part three storey building to provide 66
bedroom residential care home; erection of 2 no. two storey, semi-detached houses;
new vehicular accesses, associated parking provision and landscaping — Approved - 9th
March 2011 (not implemented)
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APPLICANT’S SUBMISSION

The applicant has submitted a Design and Access Statement, Ecology Report, Crime
Impact Statement, Statement of Community Involvement, Travel Plan and Carbon
Budget Statement with the application. Information provided is referred to where
relevant in the Observations section of this report.

CONSULTATIONS

Local Highway Authority — No objections in principle. Further comments are
discussed in detail in the Observations section of the report.

Pollution & Licensing (Contaminated Land) — No objections. A contaminated land
condition is recommended.

Lead Local Flood Authority — No objections, subject to a drainage condition.
United Utilities — No objections, subject to drainage conditions.

Greater Manchester Ecology Unit (GMEU) - No objections, subject to bird breeding
and tree protection conditions.

Greater Manchester Police - No objections, subject to a condition requiring the
physical security specification listed in the Crime Impact Statement to be implemented.

REPRESENTATIONS

Four letters of objection have been received for this application. These letters raise the
following concerns: -

- The proposal represents over development and the number of units should be
reduced.

- The proposed development would result in disruptive traffic related to the
development works and vehicles parked on Gratrix Lane and/or the private car
park that serves the houses opposite the site on Gratix Lane.

- Insufficient parking for residents and visitors proposed.

- The introduction of two and a half storey dwellings is unacceptable and would set
a dangerous precedent.

- The proposal for two and a half storey houses would detrimentally affect the
strength and quality of the TV signal received by existing neighbouring
households.

- The proposal may result in the removal of the bus stop on Northenden Road and
this is unacceptable. This is a well-established bus stop and serves many
residents in the community.

- The applicants’ ability to deliver the scheme has been questioned.
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OBSERVATIONS

PRINCIPLE OF RESIDENTIAL DEVELOPMENT

1.

Paragraph 49 of the NPPF indicates that housing applications should be
considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a five
year supply of deliverable housing sites.

Paragraph 14 of the NPPF indicates that where the development plan is absent,
silent or relevant policies are out-of-date, planning permission should be granted
unless: any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or specific policies in this Framework indicate development
should be restricted.

The Council does not, at present, have a five year supply of immediately
available housing land. The absence of a continuing supply of housing land has
significant consequences in terms of the Council's ability to contribute towards
the government's aim of boosting significantly the supply of housing. Significant
weight should therefore be afforded in the determination of this planning
application to the schemes contribution to addressing the identified housing
shortfall, and meeting the Government's objective of securing a better balance
between housing demand and supply.

Whilst the Council’s housing policies are considered to be out of date in that it
cannot demonstrate a five-year supply of deliverable housing sites, the scheme
achieves many of the aspirations which the Plan policies seek to deliver.
Specifically, the proposal contributes towards meeting the Council’s housing land
targets and housing needs identified in Core Strategy Policies L1 and L2 in that
the scheme will deliver a mix of dwelling size, which predominantly includes
family housing in a sustainable location. The site was previously developed
brownfield land and in a sustainable location consequently the proposal would
contribute towards the Council’s target of locating 80% of new housing provision
on previously developed brownfield land. Overall the scheme is considered to be
acceptable in relation to Policies L1.7 and L1.8, in that it helps towards meeting
the wider Strategic and Place Obijectives of the Core Strategy. The principle of
the development is therefore considered to be acceptable.

RESIDENTIAL AMENITY

5. Policy L7 of the Adopted Core Strategy requires new development to not

prejudice the amenity of occupiers of adjacent property by reason of
overshadowing, overlooking, visual intrusion or noise and disturbance.
Residential dwellinghouses on Northenden Road, Gratrix Lane and Sandbach
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Road bound the site to the north, east and west. To the southern boundary of the
site are the gable elevations of 51 Rostherne Road and 72 Sandbach Road.

6. Trafford Planning Guidelines: New Residential Development states that for new
two storey dwellings in cases where special provisions for creating internal and
external privacy are not employed, the minimum distance between dwellings
which have major facing windows is 21m across public highways and 27m
across private gardens. These distances are increased to 24m and 30m
respectively for three storey dwellings or above. The guidelines further state that
where privacy and visual amenity is achieved by permanent screening, such as
walls or fences, or by window design and location, these distances may be
reduced. The guidelines also acknowledge that a rigid adherence to spacing
standards can stifle creativity in design and result in uniformity of development. It
states that the Council is looking to encourage imaginative design solutions and
in doing so accepts the need for a flexible approach to privacy distances between
buildings within a development site, where good design or the particular
circumstances of the site allow this.

7. To the north of the site, between the proposed two storey apartment building and
the existing single storey residential dwellings on the north side of Northenden
Road, a separation distance of approximately 35m would be retained. This
distance is considered to be acceptable and in excess of the abovementioned
guidelines.

8. Immediately to the western boundary of the proposed apartment building is
no.364 Northenden Road. The single storey side extension of this property would
be located 2m from the side elevation of the proposed two storey apartment
building and it would project 1.2m forward of no.364 Northenden Road. The side
elevation of no.364 does not feature any habitable room windows (the windows
serve a hallway, bathroom and staircase). There would be no windows to the
western side elevation of the apartment building closest to no.364 and the
proposed building would not project beyond the rear elevation of no.364.
Furthermore at first floor level the windows in the south western elevation facing
west towards the rear amenity space of no. 364 would be obscurely glazed. A
bicycle store is proposed to the boundary with no.364 and a condition is
recommended requiring details of this to be submitted. Consequently the
proposal is not considered to result in a detrimental impact to the residential
amenity enjoyed by the occupants of no. 364 Northenden Road, in compliance
with CS Policy L7.

9. To the east, opposite the proposed apartment building is an existing two storey
terrace of residential properties. A separation distance of 26.2m would be
established between the proposed apartments and these properties opposite,
compliant with the Trafford Planning Guidelines: New Residential Development.
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10. A terrace of five dwellings (Plots 5-9) is proposed fronting onto to Gratrix Lane to
the north side of the new internal access road. Plot 5 would be two storeys and
Plots 6 to 9 would be 2 7% storeys high. Windows in the front elevations would be
at ground and first floor levels only and between 25-27.8m separation distances
would be provided between the proposed dwellings and those opposite (88-94
Gratrix Lane). The proposal is therefore compliant with guidelines in this respect.

11.To the rear of Plots 5-9 each dwelling would have its own private amenity space
with external access. The distance to rear garden boundaries from the main rear
elevation windows would be 13.5m for Plots 6-9 and 15.4m for Plot 5. Where rear
elevations would face blank gable elevations a separation distance of 15m is
recommended. Plots 6 and 7 would overlook the blank side elevation of Plot 10,
however while the separation distance would be only 14.4m this minimal shortfall
within the development is considered to be acceptable. This shortfall is limited
and only affects dwellings proposed within the development; therefore the future
occupiers would be aware of the situation before choosing to live here. As such,
it is considered that the proposal would provide a satisfactory level of amenity for
future occupiers.

12.Within the development and accessed from the new internal access road, Plots
10 and 11 would be 2 ' storey detached properties each with their rear
elevations facing north towards 362 and 364 Northenden Road. The rear
elevations of these two new dwellings would feature only obscurely glazed
windows at first floor level and only rooflights above.

13.Plot 10 would be positioned between 17.5m - 15.5m from the rear elevation of
No. 364 Northenden Road. This would fall short of the guidelines; however as the
guidelines state imaginative design solutions can enable a flexible approach to
privacy distances between buildings. In this case the rear elevation of the
proposed dwelling would feature only obscurely glazed windows at first and
second floor levels, the latter being a rooflight. The bedrooms at second floor
level to Plot 10 would receive light from other front elevation windows which
would be clearly glazed providing adequate light for future occupants.
Furthermore, Trafford Planning Guidelines: New Residential Development states
that where rear elevations would face blank gable elevations a separation
distance of 15m is recommended. In this case the proposed separation distances
would exceed 15m. Therefore given the design of Plot 10 and the fact it would
feature only obscurely glazed windows at upper levels it is not considered the
occupants of No. 364 would suffer a loss of privacy as a result of this proposal.

14.The adjacent detached dwelling, Plot 11 would also feature only obscurely
glazed windows in the rear elevation at upper levels and as above, it is
considered the proposal would not have a detrimental impact to the residential
amenity of the occupants of No. 362 Northenden Road. Separation distances of
between 19m — 21m would be provided between Plot 11 and No. 362 at the rear
and Plot 11 would benefit from an 18m garden to the west of the dwelling. A side
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window is proposed at second floor, providing views towards 61-67 Sandbach
Road however a separation distance of 30m would be proposed, compliant with
the Council’s guidelines for new residential development. A condition is
recommended requiring all the upper floor level windows to the rear elevations of
Plots 10 and 11 to be obscurely glazed.

15.To the western side of the site, Plot 12 would be positioned facing east/ west. To
the rear, this property would face towards the front elevations of 61-67 Sandbach
Road with separation distances between 24m — 26m. The rear elevation would
also feature obscurely glazed windows only and as discussed above for Plots 10
and 11, given the design of the property and positioning of clearly glazed
windows it is not considered the proposal would result in a detrimental impact to
the occupants of 61-67 Sandbach Road.

16.Proposed Plots 13 and 14 is a semi-detached pair that would benefit from the
front and side elevations providing the main outlooks. Their rear elevations would
be blank albeit for cloakroom windows at ground floor level and 15m would be
maintained between the dwellings and the nearest existing residential properties
57-59 Sandbach Road, compliant with the Council’s guidelines for new
residential development. Windows to habitable rooms in the northern side
elevation of Plot 13 would face towards the amenity space of Plot 12 with a
distance of approximately 13m between the side elevation and the shared
boundary, thus representing an acceptable relationship. Plot 14 would have a
garden depth of 14m and would face the blank flank elevation of No. 72
Sandbach Road with 22m privacy distance. This would exceed the council
guidelines and is considered to be acceptable.

17.To the southern boundary of the site Plots 15 — 19 would be located south of the
new internal access road. All of these Plots would comply with the Council’s
guidelines for new residential development in terms of their rear gardens and
overlooking. Where new dwellings would directly overlook the blank gable
elevations the adjacent terraces facing the application site, these would meet
with the 15m separation distance guideline. There would therefore be no
unacceptable overlooking or overbearing impact. The front elevations of Plots 17-
19 would overlook the side elevation of Plot 9 across the new internal access
road with a distance of 12m provided. This marginal shortfall would fail to meet
the guidelines, however it is considered that within the context of this
development overall this shortfall is not critical to the acceptability of the
development and it would only affect dwellings proposed within the development;
therefore the future occupiers would be aware of the situation before choosing to
live here.

18.Plot 19 would have a dual frontage, addressing Gratix Lane and the new internal
access road. A separation distance of 21m would be maintained between this
dwelling and existing properties opposite on Gratrix Lane. Windows would be
located at only ground and first floor levels and therefore it is considered the
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proposal would comply with the Council’'s guidelines for new residential
development.

19.0verall, it is therefore considered that the proposed development would be
acceptable in terms of the impact on the residential amenity of the occupiers of
nearby properties. The separation distances referenced above are considered to
be sufficient to prevent the proposed buildings from having an unreasonably
overbearing or visually intrusive impact on existing neighbouring properties, and
should ensure that it does not unduly overshadow them either For the most part
the proposed layout complies with the Council’s guidelines for new residential
development. Whilst there are some instances where proposed dwellings would
fail to meet the guidelines with marginal shortfalls, it is considered that within the
context of this development overall these shortfalls are not critical to the
acceptability of the development. It is acknowledged that it may be appropriate to
apply guidelines flexibly to facilitate development on a brownfield site and the
design of certain dwellings ensures there would be no detrimental impact to
residential amenity enjoyed by existing neighbouring properties. Furthermore
where there are shortfalls these would only affect dwellings proposed within the
development.

20.All the proposed houses would benefit from their own private amenity space with
external access provided to all rear gardens. The proposed apartment building
would benefit from a rear communal garden area and the site is in good proximity
to existing public parks, including Bramhall Close and Norris Road play area to
the south of the site. It is considered the proposal provides ample private and
communal amenity space for the occupants of the proposed dwellings.

DESIGN

21.Policy L7 of the Core Strategy requires new 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, boundary treatment; and make appropriate
provision for open space.

22.The proposed layout includes relocating the vehicular access more centrally
within the eastern boundary of the site with Gratrix Lane and forming an access
road extending westwards into the site with a turning head.

23.A terrace of five dwellings (Plots 5-9 all four bedroom properties) are positioned
fronting onto Gratrix Lane (to the north side of the new internal access road) and
each of these dwellings will have a separate access onto Gratrix Lane with
vehicle parking in front of each dwelling together with landscaping. Five
properties will be located along the southern side of the site and three on the
western boundary. Plots13 - 16 are semi-detached dwellinghouses, Plots 17-19
form a short terrace and Plot 12 is a detached dwellinghouse. To the northern
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boundary of the site are detached dwellinghouses Plots 10 and 11 and all are
four bedroom dwellinghouses. All of these dwellings would be 2 2 storey except
Plot 5 which would be 2 storeys only, together with the proposed apartment
building to the north of the site.

24.The immediate surrounding residential plots are either two storey dwellinghouses
(a mix of terrace, semi-detached and detached) or single storey bungalows. The
properties fronting Gratrix Lane would appear as two storey houses from the
front elevation. These properties would include habitable third floors within the
roof level however the dormer windows serving this level would be located at the
rear only. Plots 6-9 would be approximately 0.6m higher than the two storey
properties opposite in Gratrix Lane but as discussed above, windows would only
be proposed at ground and first floor level in the front elevations. Plot 19, closest
to adjacent property 51 Sandbach Road, would be approximately 0.9m higher.
Given the separation distances proposed and the fact the proposed properties
would appear as predominantly two storey when viewed along Gratrix Lane it is
considered the new dwellings are appropriate in scale and size and would be in
keeping with the general character and scale of existing neighbouring properties.

25.The proposed dwellings would feature traditional fenestration design with bay
windows at ground floor level. Dwellings would be of brick construction with
gabled roofs featuring dormers and rooflights and while the dwellings would have
their own distinctive design they would be in keeping with other dwellings in the
vicinity, in particular the development opposite on Gratrix Lane. Houses within
the site would face one another positioned either side of the road with
landscaped front garden areas.

26.The proposed apartment building to the north of the site would be positioned on
the corner of Gratrix Lane and Northenden Road. This would be a two storey
building and would be set back from the boundary behind landscaping and
vehicle parking spaces. The design and footprint of the building would address
the corner of the site and the building would be only marginally higher than the
adjacent property 364 Northenden Road. Given the separation distance and the
set back from the road the proposed building is considered to be acceptable in
terms of scale and design.

27. It is considered the proposal would complement the character and appearance
of the area. Soft landscaping is proposed to the edges of the site and will help to
soften and screen the appearance of the hard landscape within the development
from nearby properties and surrounding highways. A condition is recommended
for a landscaping scheme to be submitted to safeguard adequate tree planting
and appropriate hard and soft landscaping of the site together with a condition
requiring details of external materials to be used at the site.
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ACCESS, HIGHWAYS AND PARKING

28.The proposed development provides 19 dwellings consisting of 2 x one-bed
apartments, 2 x two-bed apartments and 15 x four-bed houses. The development
proposes that a new site access road is constructed forming a priority junction
with Gratrix Lane and vehicle accesses to serve private driveways also installed
on Gratrix Lane and on Northenden Road. The new access road is to have a
5.5m wide carriageway with 2m wide footways and a turning head within its cul-
de-sac.

29.The new private driveway accesses are considered appropriate in that they
provide each dwelling with vehicle access to off-street parking. The properties on
Gratrix Lane would result in dropped kerbs and an amended plan has been
received to reduce the length of the dropped kerb section and to include
appropriate pedestrian refuges. To Northenden Road the proposed vehicle
access would be in relatively close proximity to an existing bus stop. This is
considered to be acceptable and visibility splays have been included.
Furthermore swept path details have been submitted to demonstrate a refuse
vehicle can manoeuvre to enable it to leave the development in a forward gear.

30.Under the Council’s Parking Standards a scheme of this size and mix generates
a requirement for a maximum of 51 car parking spaces. The proposed parking at
the development totals 36 spaces made up of 1 space for each 1 bed apartment
(1 x 2 units), 2 spaces for each 2 bed apartment (2 x 2 units) and 2 spaces for
each of the dwellinghouses (2 x 15 units).

31.The Local Highway Authority was consulted and considers the proposed car
parking provision to be acceptable on the basis that the guidelines are maximum
parking standards. Therefore the proposed deficit of one car parking space for
each of the dwellinghouses is accepted and some of the excess could be
accommodated on street within the development. Furthermore the site is in a
sustainable location which is close to bus stops and Northern Moor Metrolink
Station. Driveways and aisle widths are considered to be acceptable in terms of
depth and width and 2m pedestrian footpaths would be provided either side of
the cul-de-sac road.

32.Secure cycle parking can be accommodated at each dwelling comfortably in
proposed sheds in the rear gardens and cycle parking for the apartment building
is proposed to the rear of the building. A condition is recommended requiring
details of the cycle storage for the apartment building to be submitted to the
Council prior to occupation of the apartments.

CRIME AND SECURITY

33.The applicant has engaged with GM Police Design for Security prior to
submission and included a Crime Impact Statement as part of the application.
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This explains the proposed layout is well considered from a crime prevention
perspective. It is recommended details of boundary fencing be required by
condition and a condition requiring the development to be constructed in
accordance with the physical security specification listed in the Crime Impact
Statement.

FLOOD RISK AND DRAINAGE

34.The site is identified as being located within Flood Zone 1 (low risk) of the
Environment Agency Flood Zones. Based on the available information the
probability of the site flooding from surface water is low and the risk of flooding
from other sources is also low. It is recommended any approval includes
conditions relating to submissions of schemes to limit the surface water run-off
generated by the proposed development and to manage the risk of flooding from
overland flow of surface water. Subject to conditions, the proposal is considered
acceptable in terms of flood risk and drainage.

DEVELOPER CONTRIBUTIONS

35.This proposal is subject to the Community Infrastructure Levy (CIL) and is
located in the ‘moderate zone’ for residential development. Consequently private
market houses would be liable to a CIL charge rate of £40 per square metre and
private market apartments are liable for a charge of £0 per sqm (GIA).

36.Policy L2 of the Core Strategy states in respect of all qualifying development
proposals, appropriate provision should be made to meet the identified need for
affordable housing. The Sale area is identified as a “moderate” market location
where the affordable housing contribution set out in Policy L2 is 20%. Under poor
market conditions this is reduced to 10% only. This equates to a requirement for
2 of the 19 dwellings to be affordable.

37.The applicant has submitted a viability appraisal in terms of affordable housing
provision. This is being considered by the Council’s Estates Section (Amey) and
the outcome of their assessment will be reported in the Additional Information
Report.

RECOMMENDATION: MINDED TO GRANT SUBJECT TO LEGAL AGREEMENT

(A) That the application will propose a satisfactory development for the site upon
completion of a legal agreement which will secure affordable housing provision, in
accordance with Policy L2 of the Core Strategy.

(B) In the circumstances where the S106 Agreement has not been completed within

three months of this resolution, the final determination of the application shall be
delegated to the Head of Planning and Development; and
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(C) That upon satisfactory completion of the above legal agreement / undertaking,
planning permission be GRANTED subject to the following conditions: -

1.

The development must be begun not later than three years beginning with the date
of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning
Act 1990 (as amended).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 200 Rev M; 210
Rev A; 206 Rev J; 207 Rev E; 211 Rev A and 204 Rev B.

Reason: To clarify the permission, having regard to Policies L1, L2, L3, L4, L5, L7,
L8, R2, R3 and R5 of the Trafford Core Strategy and the requirements of the
National Planning Policy Framework

Notwithstanding any description of materials in the application no above ground
construction works shall take place until samples and / or full specification of
materials to be used externally on the buildings have been submitted to and
approved in writing by the Local Planning Authority. Such details shall include the
type, colour and texture of the materials. Development shall be carried out in
accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual
amenity in accordance with Policy L7 of the Trafford Core Strategy and the
requirements of the National Planning Policy Framework.

a) Notwithstanding the details shown on the approved plans, none of the residential
units hereby permitted shall be occupied until full details of both hard and soft
landscaping works have been submitted to and approved in writing by the Local
Planning Authority. The details shall include the formation of any banks, terraces or
other earthworks, hard surfaced areas and materials, planting plans, specifications
and schedules (including planting size, species and numbers/densities), existing
plants / trees to be retained and a scheme for the timing / phasing of implementation
works.

(b) The landscaping works shall be carried out in accordance with the approved
scheme for timing / phasing of implementation or within the next planting season
following final occupation of the development hereby permitted, whichever is the
sooner.

(c) Any trees or shrubs planted or retained in accordance with this condition which
are removed, uprooted, destroyed, die or become severely damaged or become
seriously diseased within 5 years of planting shall be replaced within the next
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planting season by trees or shrubs of similar size and species to those originally
required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard to its
location and the nature of the proposed development and in accordance with
Trafford Core Strategy Policy L7 and the National Planning Policy Framework.

5. No clearance of trees and shrubs in preparation for (or during the course of)
development shall take place during the bird nesting season (March - July inclusive)
unless an ecological survey has been submitted to and approved in writing by the
Local Planning Authority to establish whether the site is utilised for bird nesting.
Should the survey reveal the presence of any nesting species, then no development
shall take place during the period specified above unless a mitigation strategy has
first been submitted to and approved in writing by the Local Planning Authority which
provides for the protection of nesting birds during the period of works on site.

Reason: In the interests of protecting the ecology of the area and having regard to
Policy R2 of the Trafford Core Strategy and the National Planning Policy Framework.

6. No development or works of site preparation shall take place until all trees that are
to be retained within or adjacent to the site have been enclosed with temporary
protective fencing in accordance with BS:5837:2012 'Trees in relation to design,
demolition and construction. Recommendations'. The fencing shall be retained
throughout the period of construction and no activity prohibited by BS:5837:2012
shall take place within such protective fencing during the construction period.

Reason: In order to protect the existing trees on the site in the interests of the
amenities of the area and in accordance with Policies L7, R2 and R3 of the Trafford
Core Strategy and the National Planning Policy Framework.

7. No development shall take place until an investigation and risk assessment (in
addition to any assessment provided with the planning application) has been
submitted to and approved in writing by the Local Planning Authority. The
assessment shall investigate the nature and extent of any contamination on the site
(whether or not it originates on the site). The assessment shall be undertaken by
competent persons and a written report of the findings submitted to and approved in
writing by the Local Planning Authority before any development takes place. The
submitted report shall include:

i) a survey of the extent, scale and nature of contamination
ii) an assessment of the potential risks to:
¢ human health,
e property (existing or proposed) including buildings, crops, livestock,
pets, woodland, and service lines and pipes,
e adjoining land,
e groundwaters and surface waters,
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e ecological systems,

e archaeological sites and ancient monuments;
iii) where unacceptable risks are identified, an appraisal of remedial options and
proposal of the preferred option(s) to form a remediation strategy for the site.

The development shall thereafter be carried out in full accordance with the duly
approved remediation strategy and a verification report submitted to and approved in
writing by the Local Planning Authority before any of the buildings hereby approved
are first occupied.

Reason: To prevent pollution of the water environment and to ensure the safe
development of the site in the interests of the amenity of future occupiers in
accordance with Trafford Council's Core Strategy policies L5 and L7 and the
National Planning Policy Framework. This is required prior to the commencement of
development to ensure that any risks are mitigated prior to any works commencing
on site.

8. No development shall take place unless and until full details of works to limit the
proposed peak discharge rate of storm water from the development to meet the
requirements of the Council's level 2 Hybrid Strategic Flood Risk Assessment
(SFRA) have been submitted to and approved in writing by the Local Planning
Authority. The development shall not be brought into use until such works as
approved are implemented in full and they shall be retained and maintained to a
standard capable of limiting the peak discharge rate as set out in the SFRA
thereafter.

Reason: To prevent the risk of flooding by ensuring the satisfactory storage
of/disposal of surface water from the site in accordance with Policies L4, L7 and L5
of the Trafford Core Strategy and the National Planning Policy Framework. The
condition requires the submission of information prior to the commencement of
development because the approved details will need to be incorporated into the
development.

9. The development hereby approved shall be designed and constructed in accordance
with the recommendations contained within section 3.3 of the submitted Crime
Impact Statement dated (13/07/2016 - URN: 2010/0057/CIS/01 Version A).

Reason: In the interests of residential amenity and safety having regard to Policy L7
of the Trafford Council and the National Planning Policy Framework.

10.No part of the development shall be occupied until details of the type, siting, design
and materials to be used in the construction of boundaries, screens or retaining
walls have been submitted to and approved in writing by the Local Planning
Authority and the approved structures have been erected in accordance with the
approved details. The structures shall thereafter be retained.
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Reason: In the interests of amenity and in compliance with Trafford Core Strategy
Policy L7 and the National Planning Policy Framework.

11.The residential units hereby permitted shall not be occupied until a scheme for
external lighting has been submitted to and approved in writing by the Local
Planning Authority. The details submitted shall include the external lighting for the
site (including its siting, height, design, illumination and hours of use). The lighting
shall be installed in accordance with the approved details and thereafter retained
and kept in working order at all times in accordance with the approved scheme.

Reason: In the interests of crime prevention, residential and visual and residential
amenity, and having regard to Policy L7 of the Trafford Core Strategy and the
National Planning Policy Framework.

12.The car parking, servicing and vehicular access arrangements shown on the
approved plans to serve the development hereby permitted shall be provided and
made fully available for use prior to any part of the development being first occupied
and shall be retained thereafter for their intended purpose.

Reason: In the interests of amenity and in compliance with Trafford Core Strategy
Policies L4 and L7 and the National Planning Policy Framework.

13.Prior to works commencing on site, details of a construction management plan shall
be submitted to and approved in writing by the Local Planning Authority. The
submitted scheme shall include details of the means of access and the areas for the
movement, loading, unloading and parking of construction vehicles within the
application site, details of days and hours of construction and details of wheel
cleansing facilities for heavy commercial/construction vehicles, and areas for the
storage of building materials. The details / measures set out in the approved scheme
shall be implemented and adhered to for the duration of the construction work on the
development site.

Reason: In the interest of highway safety and residential amenity it is essential to
receive this information prior to the commencement of development, having regard
to Policies L4 and L7 of the Trafford Core Strategy. The condition requires the
submission of information prior to the commencement of development because the
management plan will need to be implemented throughout the construction process.

14.The apartments hereby approved shall not be occupied unless and until a scheme
for secure cycle storage for the apartment building has first been submitted to and
approved in writing by the Local Planning Authority. Cycle parking infrastructure and
its layout should meet the requirements of SPD3 Parking Standards and Design for
Trafford. The approved scheme shall be implemented before the development is
brought into use and maintained at all times thereafter for its intended use.
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Reason: In the interest of highway safety and the free flow of traffic and in
accordance with Trafford Core Strategy Policies L4 and L7 and the National
Planning Policy Framework.

15.Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification)

(i) No side extensions shall be carried out to the dwellings on areas where
hardstanding for vehicle parking is provided

(i) No dormer windows or 2 storey rear extensions shall be added to the dwellings
shown as Plots 10, 11 and 12 on drawing number 200 M received by the Local
Planning Authority on 27/09/2016

(i) No additional windows shall be installed on the rear elevations at first and
second floor level of the dwellings shown as Plots 10, 11 and12 on drawing number
200 M received by the Local Planning Authority on 27/09/2016;

(iv) No second storey windows shall be added to the front elevation of the dwelling
shown as Plot 19 on drawing number 200M received by the Local Planning Authority
on 27/09/2016.

other than those expressly authorised by this permission, unless planning
permission for such development has been granted by the Local Planning Authority.

Reason: To protect the residential and visual amenities of the area, privacy, and/or
public safety, having regard to Policy L7 of the Trafford Core Strategy and the
National Planning Policy Framework.

16.Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any equivalent Order following
the amendment, re-enactment or revocation thereof) upon first installation the
windows in the first and second floor levels on the rear elevations of Plots 10, 11 and
12 hereby permitted and first floor level windows facing west towards 364
Northenden Road to the apartment building, shall be fitted with, to a height of no less
than 1.7m above finished floor level, non-opening lights and textured glass which
obscuration level is no less than Level 3 of the Pilkington Glass scale (or equivalent)
and retained as such thereafter.

Reason: In the interest of amenity and in compliance with Policy L7 of the Trafford
Core Strategy and the National Planning Policy Framework.

LB
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WARD: Longford 89209/FUL/16 DEPARTURE: No

Upgrade of existing telecommunications installation at main roof level and
associated works (re-submission of 88422/FUL/16).

Essoldo Buildings, 1123 Chester Road, Stretford

APPLICANT: EE & Hutchinson 3G UK Ltd
AGENT: WHP

RECOMMENDATION: GRANT

This application has been called-in for determination by the Planning and
Development Management Committee by Councillor Anne Duffield, for the
reasons set out in this report.

SITE

The application relates to the northern, eastern and western elevations of the Essoldo
Building, situated at the corner of Chester Road and Edge Lane.

The Essoldo Building is Grade |l listed and was originally a cinema, which was
subsequently converted into a bingo hall. The building dates back to 1936, designed by
architect Henry Elder.

The building has two feature elevations with two entrances of art deco style facing
Chester Road and Edge Lane (between contemporary buildings No’s 17 and 19 Edge
Lane). It is constructed from narrow red brick with faience tiled facade. The faience has
now been concealed with blue paint. Records indicate that this work has not been
granted listed building consent.

The Chester Road entrance was designed to resemble a cash register, with stepped
convex surfaces curving upwards and backwards, and an attached but advanced rib
rising with less curvature designed to carry the vertically-displayed name of the cinema.

The side entrance on Edge Lane with tall convex brick wall above a semi-circular
canopy, the two components forming a circular entrance area above which rises a
substantial tall, grooved concrete column.

The listing description shows that the Essoldo was amongst the first, and is the only
survivor of Elder's cinemas, a building in which the striking and explicit frontage motifs
are held to represent his belief that the film industry of the day was primarily concerned
with money and sex. The design represents a dramatic departure from theatre
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influenced cinema planning, and acknowledged the different spatial and technical
requirements of wide screen cinematography.

The northern elevation of the building faces towards Trafford Grove, the eastern
elevation of the building faces towards the Bridgewater Canal and Stretford Metrolink
station, the southern towards Edge Lane and the western towards Chester Road. A
canal towpath runs immediately alongside the eastern boundary of the site. The canal is
a non-designated heritage asset.

There are residential properties within the upper floors of 19 to 41 Edge Lane
immediately to the south in front of the cinema building and residential properties to the
north on Trafford Grove.

PROPOSAL

The application seeks to upgrade existing telecommunications at main roof level to the
building.

On the eastern elevation, closest to the Bridgewater Canal, it is proposed to replace an
existing antenna with a new antenna to be mounted on the existing support pole with
the antennae photo wrapped to match the existing building brickwork. The proposed
antenna would measure 1499mm in length x 340mm width x 161mm depth.

Also facing eastwards and located on a corner with the southern elevation it is proposed
to replace another existing antenna with a new antenna to be mounted on the existing
support pole with the antenna photo wrapped to match the existing building brickwork.
The proposed antenna would measure 1499mm in length x 349mm width x 161mm
depth.

On the western elevation it is proposed to replace an existing antenna with a new
antenna to be mounted on the existing support pole with the antenna photo wrapped to
match the existing building brickwork. The proposed antenna would measure 1499mm
in length x 349mm width x 161mm depth.

The proposed floorplans also show 3 x new free standing frames to accommodate 2 no.
Small Radio Unit's (SRU) structures. Two are to be located on the main roof to the
western and southern elevations and the other on a lower roof to the eastern elevation.
These would be located behind the existing parapets to the building and each would
measure 1100mm in height x 1285mm in width.

A separate application for listed building consent has been submitted 89210/LBC/16
and appears elsewhere on this agenda.

There would be no increase in floor space.
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DEVELOPMENT PLAN

For the purposes of this application 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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L7 - Design
Development must make best use of opportunities to improve the character and quality
of an area and enhance the streetscene or character or the area

R1 — Historic Environment
Developers must demonstrate how the development will complement and enhance the
existing features of historic significance including their wider settings.

PROPOSALS MAP NOTATION
None relevant

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS
None relevant

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.
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RELEVANT PLANNING HISTORY

Since 1998 there have been a number of applications for telecommunications
equipment at this site, which have mainly been approved. The most recent are as
follows:-

88422/FUL/16

Upgrade of existing telecommunications installation at main roof level and associated
works.

Refused 22.07.2016

Reason for refusal:

"1l. The proposed telecommunications antennas and associated support poles, by
reason of their size, design and siting on prominent elevations of a Grade Il listed
building adjacent to a public right of way and main road and by reason of their
cumulative impact when considered together with the existing telecommunications
equipment on the building, would constitute visual clutter and unduly obtrusive features
that would have a detrimental impact on the special architectural and historic interest
and significance of the listed building and have a detrimental impact on the character
and visual appearance of the surrounding area. This harm to the listed building is not
considered to be outweighed by the public benefit that would result from the improved
telecommunication equipment. As such, the proposed development would be contrary
to Policies L7 and R1 of the Trafford Core Strategy and guidance in the National
Planning Policy Framework."

88423/LBC/16

Listed Building Consent for upgrade of existing telecommunications installation at main
roof level and associated works.

Refused 22.07.2016

Reason for refusal:

"The proposed telecommunications antennas and associated support poles, by reason
of their size, design and siting on prominent elevations of a Grade Il listed building
adjacent to a public right of way and main road and by reason of its cumulative impact
when considered together with the existing telecommunications equipment on the
building, would constitute visual clutter and unduly obtrusive features that would

a) have a detrimental impact on the special architectural and historic interest and
significance of the listed building and

b) have a detrimental impact on the character and visual appearance of the
surrounding area.

This harm to the listed building is not considered to be outweighed by the public benefit
that would result from the improved telecommunication equipment. As such, the
proposed development would be contrary to Policies L7 and R1 of the Trafford Core
Strategy and guidance in the National Planning Policy Framework."
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85263/FUL/15

Upgrade of existing telecommunications installation at main roof level and associated
works. Refused 06.07.2015

Reason for refusal:

"1. The proposed telecommunications antennas and cable tray, by reason of their size,
design and siting on prominent elevations of a Grade Il listed building adjacent to a
public right of way and main road and by reason of their cumulative impact when
considered together with the existing telecommunications equipment on the building,
would constitute visual clutter and unduly obtrusive features that would have a
detrimental impact on the special architectural and historic interest and significance of
the listed building and have a detrimental impact on the character and visual
appearance of the surrounding area. As such, the proposed development would be
contrary to Policies L7 and R1 of the Trafford Core Strategy and guidance in the
National Planning Policy Framework."

85856/LBC/15

Listed Building Consent for upgrade of existing telecommunications installation at main
roof level and associated works.

Refused 06.07.2015

Reason for refusal:

"1. The proposed telecommunications antennas and cable tray, by reason of their size,
design and siting on prominent elevations of a Grade Il listed building adjacent to a
public right of way and main road and by reason of their cumulative impact when
considered together with the existing telecommunications equipment on the building,
would constitute visual clutter and unduly obtrusive features that would have an
unacceptable detrimental impact on the special architectural and historic interest and
significance of the listed building. As such, the proposed development would be
contrary to Policies L7 and R1 of the Trafford Core Strategy and guidance in the
National Planning Policy Framework."

81697/FULL/2013

Replacement of 4 antennae to northern elevation and 2 antennae to southern elevation
together with installation of ancillary rooftop equipment and 3 remote radio units.
Approved with conditions 11/06/2014

81698/LB/2013

Listed Building Consent to replace four telecommunications antennae on northern
elevation; replace two telecommunication antennae on the southern elevation; and to
install three remote radio units and additional ancillary equipment. Approved with
conditions 11/06/2014
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80066/FULL/2013
Installation of wall mounted 300mm diameter telecommunications dish antenna to
eastern elevation of building. Refused 18-04-2013

80067/FULL/2013
Installation of wall mounted 300mm diameter telecommunications dish antenna to
eastern elevation of building. Refused 18-04-2013

H/63239

Replacement of three telecommunications antennas onto existing pole mounts and the
installation of 1 no. 600mm dish onto a new support pole.

Approved With Conditions 15-12-2005

H/LB/63240

Listed Building Consent for the replacement of three telecommunications antennas onto
existing pole mounts and the installation of 1 no. 600mm dish onto a new support pole
and development ancillary thereto.

Approved with conditions 15/12/2005

H/57471

Installation of 3 no. antennae (2 face mounted on the building and the third mounted on
a 5.5m climbable pole) together with ancillary equipment

Approved With Conditions 18-12-2003

H/LB/57470

Listed Building Consent involving the installation of 3 no. antennae (2 face-mounted on
the building and the third mounted on a 5.5m climbable pole) together with ancillary
equipment

Approved With Conditions 18-12-2003

APPLICANT’S SUBMISSION

A Design and Access & Heritage Statement was submitted with the application,
containing a 'Listed Building Consent' Statement. The latter states 'special attention has
been paid to the desirability of preserving the listed building or its setting or any features
of special architectural or historic interest which it possesses. Particular regard has
been had to the historic and special architectural importance of the building and
particular physical features of the building that justify its designation as a listed building
and the buildings setting.'

CONSULTATIONS

None
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REPRESENTATIONS

A letter of objection has been received from residents at 82 Trafford Grove. The
concerns raised include:

Quality of life targeted by the applications

The crane used to carry out the works causes distress from its associated noise.
We are unable to open the windows to our house when the works are taking
place as these directly overlook the site.

The works required to implement the development would result in a direct loss of
privacy to our house.

The works required to implement the development would result in vibrations
causing concern.

The works required to implement the development would result in us being
unable to leave our house for 1, 2 or 3 days impacting on our quality life.

We suffer from Post-Traumatic Stress Syndrome and Asthma and the proposal
would have a detrimental impact upon both these health conditions.

If approved can the cherry picker used to erect these antennae's be
accommodated wholly within the Essoldo grounds and not on Trafford Grove?
Could we be informed of when exactly these works would take place if this
application is granted?

How are aerials turned off in an emergency?

Councillor Anne Duffield has called the application in for determination by the planning
committee and has expressed that there is significant public concern about this
application due to the iconic nature of the building and its role in the local community.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1.

Paragraph 46 of the NPPF explains that Local Planning Authorities must determine
applications on planning grounds. They should not seek to prevent competition
between different operators, question the need for the telecommunications system,
or determine health safeguards if the proposal meets International Commission
guidelines for public exposure.

. The applicant has provided a copy of their Declaration of Conformity with ICNIRP
Public Exposure Guidelines to confirm that the telecommunications infrastructure
that is the subject of this application accords with all relevant legislation and as such
will not cause significant and irremediable interference with other electrical
equipment, air traffic services or instrumentation operated in the national interest.
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Therefore there are no objections to the principle of telecommunications equipment
being installed, subject to them also meeting the relevant tests set out in Policies L7
and R1 of the Trafford Core Strategy, and other relevant sections of the NPPF.

DESIGN AND IMPACT ON SIGNIFICANCE OF HERITAGE ASSET

3.

Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990
sets out the general duty as respects listed buildings in the exercise of planning
functions and states that "in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning
authority...shall have special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest which it
possesses."

Paragraph 132 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should
be given to the asset’s conservation. The more important the asset, the greater the
weight should be. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. The NPPF goes
on to explain, in Paragraphs 132-134, that an assessment will need to be made as
to whether or not the development is considered to lead to substantial harm, or less
than substantial harm. Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should
be weighed against the public benefits of the proposal.

The former Essoldo cinema is Grade Il Listed. Its architectural features of most
significance are considered to be the intact plan-form of its interior, and the two art-
deco feature entrances fronting Chester Road and Edge Lane. The main body of the
building is comparatively simple and it is on the northern and southern faces of this
that telecommunication antennae have historically been sited. Nevertheless the
northern and eastern elevations that are primarily constructed from plain brick form
an important part of the historic plan form of the cinema. It is noted that all elevations
of the Essoldo are bold, stark and uncompromising and this very much reflects the
architectural spirit of the building. Inspection of the site’s planning history reveals
that telecommunications infrastructure was first installed on the building in 1998,
which post-dates its listing in 1994.

The existing equipment on the building has been positioned high above ground
level, close to the eaves, so as to achieve the best possible signal

The three telecommunications replacement antennae proposed under this
application would be sited in the same position as the three that they are set to
replace. Their size would increase marginally and their design would change slightly
compared to their predecessors but they would not project higher on the building
than the existing. Furthermore the applicant has demonstrated that they would photo
wrap the proposed antennae to match the existing building brickwork and they would
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be fixed to existing support poles only. Given this, it is considered that the proposal
will have no discernible additional impact on the listed building and its setting. It is
considered the proposed photo wrapping would in fact result in an improvement on
the existing situation whereby the antennae are contrasting in colour to the
brickwork; this is thought to be as a result of non-compliance with conditions
attached to previous permissions.

8. The proposed 3no. new freestanding frames for 2no. SRU’s on each involves the
installation of new, additional equipment on the roof of the building, rather than an
upgrade of existing infrastructure already in place. However the impact of this aspect
of the scheme on the significance of the listed building is again considered to be
limited, given that it will not affect the fabric of the most architecturally important
elements of the building, or views of it from street level and windows from the
surrounding properties. Two are to be located on the main roof to the western and
southern elevations and the other on a lower roof to the eastern elevation. All three
would be located behind the existing parapets to the building.

9. The negligible detrimental impact that has been identified above equates to ‘less
than substantial harm’ to the designated heritage asset, as set out in the NPPF,
albeit there are degrees of less than substantial harm and this proposal would be at
the lower end. In this instance this is considered to be sufficiently outweighed by the
public benefits associated with the proposed upgrade in communications
infrastructure, something which is recognised in Paragraph 42 of the NPPF as being
essential for sustainable economic growth. The NPPF also advises at Paragraph 43
that where possible, existing buildings should be used to site equipment unless the
need for a new site has been justified. The applicant’s Design and Access Statement
explains the development would aim to provide an efficient and competitive
telecommunication system for the benefit of the community while minimizing visual
impact.This current application proposes antennae that would be sited in the same
position as the three they are to replace and the free standing frames would not
affect the fabric of the most architecturally important elements of the building and
would not be easily visible. It is considered that the public benefits outweigh the less
than substantial harm posed to the heritage asset.

10.An assessment of the applicant’s method of affixing the proposed equipment to the
fabric of the building is covered under a separate application for listed building
consent, which also sits on this Committee Agenda — ref: 89210/LBC/16.

IMPACT ON NON DESIGNATED HERITAGE ASSET

11.The building sits close to the Bridgewater Canal which is considered to be a non-
designated heritage asset. However, given the location of the proposed equipment
on the building and the fact that it replaces existing equipment, (with the exception of
the SRU’s), the development is considered to have a neutral impact on the setting of
the canal.
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VISUAL AMENITY AND STREETSCENE

12.Chester Road, Edge Lane and Trafford Grove and the canal tow path are well used
roads and public rights of way respectively. There are a number of vantage points
where the elevations of the building are highly visible from these roads and path.
The 3no. antennae will be visible at street level, from Edge Lane between the
buildings of No. 17-19, from the A56 Chester Road and the canal tow path. As
described above, the siting, size and design of the telecommunications equipment
will align with that of the existing infrastructure attached to the building and would be
photo wrapped to match the existing brickwork and therefore the impact of this
aspect of the development on the visual amenities of the area is deemed to be
acceptable.

13.The proposed 3no.new freestanding frames have been designed so as not to
exceed the top of the parapet wall that encloses the relevant parts of the Essoldo
roof. As such this aspect of the development will not be visible from the surrounding
streetscene and will therefore not have a detrimental effect on the visual amenities
of the area.

DEVELOPER CONTRIBUTIONS

14.There is no change to the amount of floor space provided; neither would the
proposed development result in a change of use of the site. Consequently the
proposed development would not be liable for the Community Infrastructure levy.

CONCLUSION

15. The replacement of telecommunications equipment at roof level on the Essoldo,
and installation of new infrastructure behind the parapet wall to the roof, will not
unduly harm the significance of the listed building, or the visual amenities of the
area generally. The ‘less than substantial harm’ to the designated heritage asset, as
set out in the NPPF is considered to be sufficiently outweighed by the public
benefits associated with the proposed upgrade in communications infrastructure. In
arriving at this decision, considerable importance and weight has been given to the
desirability of preserving the significance of the listed building. The development is
therefore considered to be in compliance with Policies L7 and R1 of the Trafford
Core Strategy, along with national guidance contained within the NPPF.

RECOMMENDATION: GRANT subject to the following conditions:-

1) The development must be begun not later than three years beginning with the
date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country
Planning Act 1990 (as amended).
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2) The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 56058 01
Rev K; 02 Rev K; 03 Rev K; 04 Rev K; 05 Rev K; 06 Rev K; 07 Rev K; 08 Rev K;
12 Rev K; 13 Rev K; 14 Rev K; 15 Rev K; 16 Rev K; 17 Rev K and 18 Rev K
received by Local Planning Authority 25/10/2016, unless otherwise agreed in
writing by the Local Planning Authority.

Reason: To clarify the permission, having regard to Policy L7 and R1 of the
Trafford Core Strategy and the National Planning Policy Framework.

3) No development shall be carried out unless and until samples and specifications
of all materials to be used on the telecommunications antennae hereby approved
have been submitted to and approved in writing by the Local Planning Authority.
Development shall proceed in accordance with the approved details and retained
as approved thereafter.

Reason: In the interests of visual amenity and protecting the character of the
listed building having regard to Policies L7 and R1 of the Trafford Core Strategy
and the National Planning Policy Framework. The condition requires the
submission of information prior to the commencement of development because the
approved details will need to be incorporated into the design of the approved
structures.

4) In the event that the telecommunications equipment hereby approved become
redundant, they, and all equipment associated with them, shall be removed from
the site within 1 month and the building reinstated to its former condition in
accordance with a scheme of work which shall first be submitted to and approved
in writing by the Local Planning Authority.

Reason: In the interests of protecting the character of the listed building and the

visual amenities of the area generally, having regard to Policies L7 and R1 of the
Trafford Core Strategy and the National Planning Policy Framework.

LB
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WARD: Longford 89210/LBC/16 DEPARTURE: No

Listed Building Consent for upgrade of existing telecommunications
installation at main roof level and associated works (resubmission of
88423/LBC/16).

Essoldo Buildings, 1123 Chester Road, Stretford

APPLICANT: EE UK Ltd & H3G UK Ltd
AGENT: WHP

RECOMMENDATION: GRANT

This application has been called-in for determination by the Planning and
Development Management Committee by Councillor Anne Duffield, for the
reasons set out in this report.

SITE

The application relates to the Grade Il listed Essoldo Building, situated at the corner of
Chester Road and Edge Lane. Designed by architect Henry Elder, the building originally
opened in 1936 as a cinema and was later converted into a bingo hall.

The building has two feature elevations with two entrances of art deco style facing
Chester Road and Edge Lane (between contemporary buildings No’s 17 and 19 Edge
Lane). It is constructed from narrow red brick with faience tiled fagcade. The faience has
now been concealed with blue paint. Records indicate that this work has not been
granted listed building consent. The Chester Road entrance was designed to resemble
a cash register, with stepped convex surfaces curving upwards and backwards, and an
attached but advanced rib rising with less curvature designed to carry the vertically-
displayed name of the cinema. The side entrance on Edge Lane comprises of a tall
convex brick wall above a semi-circular canopy, the two components forming a circular
entrance area above which rises a substantial tall, grooved concrete column.

The listing description describes that the Essoldo was amongst the first, and is the only
survivor of Elder's cinemas. Its striking and explicit frontage motifs represent a dramatic
departure from theatre influenced cinema planning.

The northern elevation of the building faces towards Trafford Grove, the eastern
elevation of the building faces towards the Bridgewater Canal and Stretford Metrolink
station, the southern towards Edge Lane and the western towards Chester Road. A
canal towpath runs immediately alongside the eastern boundary of the site and the
canal is a non-designated heritage asset.
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There are residential properties within the upper floors of 19 to 41 Edge Lane
immediately to the south in front of the cinema building and residential properties to the
north on Trafford Grove.

The uppermost eaves level of the Essoldo currently houses telecommunications
antennae.

PROPOSAL

The application seeks to upgrade existing telecommunications at main roof level to the
building.

On the eastern elevation, closest to the Bridgewater Canal, it is proposed to replace an
existing antenna with a new antenna to be mounted on the existing support pole with
antenna photo wrapped to match the existing building brickwork. The proposed antenna
would measure 1499mm in length x 340mm width x 161mm depth.

Also facing eastwards and located on a corner with the southern elevation it is proposed
to replace another existing antenna with a new antenna to be mounted on the existing
support pole with antenna photo wrapped to match the existing building brickwork. The
proposed antenna would measure 1499mm in length x 349mm width x 161mm depth.

On the western elevation it is proposed to replace an existing antenna with a new
antenna to be mounted on the existing support pole with antenna photo wrapped to
match the existing building brickwork. The proposed antenna would measure 1499mm
in length x 349mm width x 161mm depth.

The proposed floorplans also show 3 x new free standing frames to accommodate 2 no.
Small Radio Unit (SRU) structures. Two are to be located on the main roof to the
western and southern elevations and the other on a lower roof to the eastern elevation.
These would be located behind the existing parapets to the building and each would
measure 1100mm in height x 1285mm in width.

A separate application for planning permission has been submitted 89209/FULL/16 and
appears elsewhere on this agenda.

There would be no increase in floor space.

DEVELOPMENT PLAN

For the purposes of this application, the Development Plan in Trafford
Comprises:

e 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
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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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L7 Design
Development must make best use of opportunities to improve the character and quality
of an area and enhance the streetscene or character or the area

R1 — Historic Environment
Developers must demonstrate how the development will complement and enhance the
existing features of historic significance including their wider settings.

PROPOSALS MAP NOTATION
None relevant

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS
None relevant

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

Since 1998 there have been a number of applications for telecommunications
equipment at this site, which have mainly been approved. The most recent are as
follows:-

88422/FUL/16

Upgrade of existing telecommunications installation at main roof level and associated
works.

Refused 22.07.2016

Reason for refusal:
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"1l. The proposed telecommunications antennas and associated support poles, by
reason of their size, design and siting on prominent elevations of a Grade Il listed
building adjacent to a public right of way and main road and by reason of their
cumulative impact when considered together with the existing telecommunications
equipment on the building, would constitute visual clutter and unduly obtrusive features
that would have a detrimental impact on the special architectural and historic interest
and significance of the listed building and have a detrimental impact on the character
and visual appearance of the surrounding area. This harm to the listed building is not
considered to be outweighed by the public benefit that would result from the improved
telecommunication equipment. As such, the proposed development would be contrary
to Policies L7 and R1 of the Trafford Core Strategy and guidance in the National
Planning Policy Framework."

88423/LBC/16

Listed Building Consent for upgrade of existing telecommunications installation at main
roof level and associated works.

Refused 22.07.2016

Reason for refusal:

"The proposed telecommunications antennas and associated support poles, by reason
of their size, design and siting on prominent elevations of a Grade Il listed building
adjacent to a public right of way and main road and by reason of its cumulative impact
when considered together with the existing telecommunications equipment on the
building, would constitute visual clutter and unduly obtrusive features that would

a) have a detrimental impact on the special architectural and historic interest and
significance of the listed building and

b) have a detrimental impact on the character and visual appearance of the
surrounding area.

This harm to the listed building is not considered to be outweighed by the public benefit
that would result from the improved telecommunication equipment. As such, the
proposed development would be contrary to Policies L7 and R1 of the Trafford Core
Strategy and guidance in the National Planning Policy Framework."

85263/FUL/15

Upgrade of existing telecommunications installation at main roof level and associated
works. Refused 06.07.2015

Reason for refusal:

"1. The proposed telecommunications antennas and cable tray, by reason of their size,
design and siting on prominent elevations of a Grade Il listed building adjacent to a
public right of way and main road and by reason of their cumulative impact when
considered together with the existing telecommunications equipment on the building,
would constitute visual clutter and unduly obtrusive features that would have a
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detrimental impact on the special architectural and historic interest and significance of
the listed building and have a detrimental impact on the character and visual
appearance of the surrounding area. As such, the proposed development would be
contrary to Policies L7 and R1 of the Trafford Core Strategy and guidance in the
National Planning Policy Framework."

85856/LBC/15

Listed Building Consent for upgrade of existing telecommunications installation at main
roof level and associated works.

Refused 06.07.2015

Reason for refusal:

"1. The proposed telecommunications antennas and cable tray, by reason of their size,
design and siting on prominent elevations of a Grade Il listed building adjacent to a
public right of way and main road and by reason of their cumulative impact when
considered together with the existing telecommunications equipment on the building,
would constitute visual clutter and unduly obtrusive features that would have an
unacceptable detrimental impact on the special architectural and historic interest and
significance of the listed building. As such, the proposed development would be
contrary to Policies L7 and R1 of the Trafford Core Strategy and guidance in the
National Planning Policy Framework."

81697/FULL/2013

Replacement of 4 antennae to northern elevation and 2 antennae to southern elevation
together with installation of ancillary rooftop equipment and 3 remote radio units.
Approved with conditions 11/06/2014

81698/LB/2013

Listed Building Consent to replace four telecommunications antennae on northern
elevation; replace two telecommunication antennae on the southern elevation; and to
install three remote radio units and additional ancillary equipment. Approved with
conditions 11/06/2014

80066/FULL/2013
Installation of wall mounted 300mm diameter telecommunications dish antenna to
eastern elevation of building. Refused 18-04-2013

80067/FULL/2013
Installation of wall mounted 300mm diameter telecommunications dish antenna to
eastern elevation of building. Refused 18-04-2013

H/63239

Replacement of three telecommunications antennas onto existing pole mounts and the
installation of 1 no. 600mm dish onto a new support pole.

Approved With Conditions 15-12-2005
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H/LB/63240

Listed Building Consent for the replacement of three telecommunications antennas onto
existing pole mounts and the installation of 1 no. 600mm dish onto a new support pole
and development ancillary thereto.

Approved with conditions 15/12/2005

H/57471

Installation of 3 no. antennae (2 face mounted on the building and the third mounted on
a 5.5m climbable pole) together with ancillary equipment

Approved With Conditions 18-12-2003

H/LB/57470

Listed Building Consent involving the installation of 3 no. antennae (2 face-mounted on
the building and the third mounted on a 5.5m climbable pole) together with ancillary
equipment

Approved With Conditions 18-12-2003

APPLICANT’S SUBMISSION

A Design and Access & Heritage Statement was submitted with the application,
containing a 'Listed Building Consent' Statement. The latter states 'special attention has
been paid to the desirability of preserving the listed building or its setting or any features
of special architectural or historic interest which it possesses. Particular regard has
been had to the historic and special architectural importance of the building and
particular physical features of the building that justify its designation as a listed building
and the buildings setting.'

CONSULTATIONS

None

REPRESENTATIONS

Two letters of objection has been received from local residents. The concerns raised
include:

e This historic listed building is in a landmark position on Chester Road and it has
become an eyesore. The planting of antennae has provided income for the site
yet there has been no sign or intent to redevelop and restore the building to a
suitable standard using any of the revenue.

e The owners’ intentions for the building should be ascertained before allowing any
further antennae to blot its roofline.

e The antennae are ugly and are not in keeping with the area.

e We can already hear the fan cooling equipment from the site 24 hours a day 7
days a week.
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Councillor Anne Duffield has called the application in for determination by the planning
committee and has expressed that there is significant public concern about this
application due to the iconic nature of the building and its role in the local community.

OBSERVATIONS

DESIGN AND IMPACT ON SIGNIFICANCE OF HERITAGE ASSET

1.

Section 16 (2&3) of the Planning(Listed Building and Conservation Areas) Act 1990
advises ‘in considering whether to grant listed building consent for any works the
local planning authority shall have special regard to the desirability of preserving the
building or its setting or any features of special architectural or historic interest which
it possesses. Any listed building consent shall (except in so far as it otherwise
provides) ensure for the benefit of the building and of all persons for the time being
interested in it.’

Paragraph 132 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should
be given to the asset’s conservation. The more important the asset, the greater the
weight should be. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting.

The former Essoldo cinema is Grade Il Listed. Its architectural features of most
significance are considered to be the intact plan-form of its interior, and the two art-
deco feature entrances fronting Chester Road and Edge Lane. The main body of the
building is comparatively simple and it is on the northern and southern faces of this
that telecommunication antennae have historically been sited. Inspection of the site’s
planning history reveals that telecommunications infrastructure was first installed on
the building in 1998, which post-dates its listing in 1994.

The means of affixing the antennae to the building, using support poles and
brackets, will remain the same as that used for the equipment that they are set to
replace. As such the development should not result in undue damage to the external
fabric of the designated heritage asset. Given also that the siting of the antennae will
match the existing equipment to be removed from the building, and their design
improved through photo wrapping to match the existing brickwork, it is considered
that this aspect of the proposal will have no discernible additional impact on the
external appearance or subsequent significance and setting of the listed building.
This equates to ‘less than substantial harm’ to the designated heritage asset, as set
out in the NPPF. In this instance this is considered to be sufficiently outweighed by
the public benefits associated with the proposed upgrade in communications
infrastructure, something which is recognised in Paragraph 42 of the NPPF as being
essential for sustainable economic growth.

The proposed 3no.new freestanding frames for 2no. SRU’s on each will be
positioned behind the existing parapets to the roof. They will consist of freestanding
metal frames mounted on 4no. rubber feet and will not be fixed to the roof of the
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listed building, merely sat upon it on compressible pads directly upon the existing
roof covering. This is considered to be unobtrusive to the building fabric and it is
recognised that the parapet roof is not an aspect of the Essoldo that has been
identified as being of particular architectural significance. They have been designed
so as not to exceed the top of the parapet wall that encloses the Essoldo roof. As
such this aspect of the development should not have a detrimental impact on the
significance of the designated heritage asset. This equates to ‘less than substantial
harm’ to the designated heritage asset, as set out in the NPPF and is again
considered to be sufficiently outweighed by the public benefits associated with the
considered to be sufficiently outweighed by the public benefits associated with the
proposed upgrade in communications infrastructure.

CONCLUSION

6. The replacement of telecommunications equipment on the facades of the Essoldo,
and installation of new infrastructure behind the parapet wall to the roof, will not
unduly harm the external fabric of the designated heritage asset, its setting, or its
significance. The ‘less than substantial harm’ to the designated heritage asset, as
set out in the NPPF is considered to be sufficiently outweighed by the public benefits
associated with the proposed upgrade in communications infrastructure, in arriving
at this decision, considerable importance and weight has been given to the
desirability of preserving the significance of the listed building. The development is
therefore considered to be in compliance with Policies L7 and R1 of the Trafford
Core Strategy, along with national guidance contained within the NPPF.

RECOMMENDATION: GRANT subject to the following conditions:-

1) The development must be begun not later than three years beginning with the
date of this permission.

Reason: To comply with the requirements of section 18 of the Planning (Listed
Building and Conservation Areas) Act 1990 as amended by the Planning and
Compulsory Purchase Act 2004.

2) The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 56058 01
Rev K; 02 Rev K; 03 Rev K; 04 Rev K; 05 Rev K; 06 Rev K; 07 Rev K; 08 Rev K;
12 Rev K; 13 Rev K; 14 Rev K; 15 Rev K; 16 Rev K; 17 Rev K and 18 Rev K
received by Local Planning Authority 25/10/2016 and 19 Rev L received by Local
Planning Authority 28/10/2016, unless otherwise agreed in writing by the Local
Planning Authority.

Reason: To clarify the permission, having regard to Policy L7 and R1 of the
Trafford Core Strategy and the National Planning Policy Framework.
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3)

4)

No development shall be carried out unless and until samples and specifications
of all materials to be used on the telecommunications antennae hereby approved
have been submitted to and approved in writing by the Local Planning Authority.
Development shall proceed in accordance with the approved details and
thereafter shall be retained as approved.

Reason: In the interests of protecting the character of the listed building, having
regard to Policies L7 and R1 of the Trafford Core Strategy and the National
Planning Policy Framework. The condition requires the submission of information
prior to the commencement of development because the approved details will
need to be incorporated into the design of the approved structures.

In the event that the telecommunications equipment hereby approved become
redundant, they, and all equipment associated with them, shall be removed from
the site within 1 month and the building reinstated to its former condition in
accordance with a scheme of work which shall first be submitted to and approved
in writing by the Local Planning Authority.

Reason: In the interests of protecting the character of the listed building having
regard to Policies L7 and R1 of the Trafford Core Strategy and the National
Planning Policy Framework.
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WARD: Bowdon 89303/FUL/16 DEPARTURE: Yes

Change of use from agriculture to allow for an extension to the existing
cemetery along with increased visitor parking, changes to boundary treatment
and associated landscaping.

Proposed Extension, Altrincham Crematorium, Whitehouse Lane, Dunham Massey

APPLICANT: Trafford Council
AGENT: Amey Consulting & Rail - Property

RECOMMENDATION: GRANT

This application is to be reported to the Planning and Development Management
Committee as there have been 6 or more representations contrary to the officer
recommendation.

SITE

The application relates to a roughly rectangular 1.4 ha site adjoining the western
boundary of the Altrincham Crematorium and Dunham Lawn Cemetery site which is
situated on the western side of Whitehouse Lane. The site is currently open land used
for arable farming. The existing Altrincham Crematorium and Dunham Lawn Cemetery
share the same site which is approximately 8.2 ha in size. Dunham Lawn Cemetery
opened in 1963 and contains 3000 graves with 4650 interments and approximately 200
additional graves set aside for future use. There are mature trees and hedgerows along
the existing western boundary of the cemetery. The area of the cemetery to the east of
the application site is used as a Jewish Burial area. There are a variety of buildings on
the site associated with its function and the main access is off Whitehouse Lane. The
main car park serving the site at the present time is on the Whitehouse Lane frontage
comprising 27 spaces. There is also an unmarked overflow car park which can
accommodate approximately 20 spaces adjacent to the northern boundary of the site.

Beyond the site to the north are fields extending up to Sinderland Lane. The area
around the site is predominantly rural and agricultural in character. There are a number
of farms and cottages to the south of the site on Red House Lane. A National Grid pylon
crosses the northwestern corner of the site.

The site is located within the green belt and an area of landscape character.

PROPOSAL
Permission is sought for the change of use from agriculture to cemetery (Sui Generis) to

allow for an extension to the existing cemetery along with associated visitor parking,
changes to boundary treatment and landscaping.
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The proposed extended cemetery would cover an area of approx.1.4 ha beyond the
existing western extent of the cemetery site and the stated aim of the application is to
provide sufficient burial space, to separate cemetery and crematorium vehicular traffic,
provide additional parking and improved pedestrian links and to integrate the site into its
green belt setting and enhance the biodiversity value of the site. The cemetery
extension would provide 741 single burial plots and 3550 double burial plots, a total of
4291 although the submitted layout plan is illustrative in terms of the specific allocations
and arrangements of the plots.

The application proposes a new parking area comprising 20 spaces and 2 accessible
spaces in the northwestern corner of the site. Outside the application site but within the
existing cemetery site a new car park of 12 new spaces with 1 accessible space is also
shown on the plans to be constructed under the permitted development rights for the
site adjacent to the existing western extent of the cemetery. Cycle parking is proposed
in the existing main car park and in the additional parking area.

The route of the existing Public Right of Way from the north western corner of the site
has been maintained with provision made through the existing hedge and tree line to
connect with the existing footpath network of the lawn cemetery.

The vehicular access route throughout the extended site would take the form of a buff
gravel filled interlocking cellular paving grid system. The paving grids allow rainwater
penetration, offering sustainable natural drainage. The new car parking areas would be
finished in grasscrete.

No new floorspace would be created as no buildings are proposed as part of the
development.

DEVELOPMENT PLAN

For the purposes of this application 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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES
R2 — Natural Environment
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R3 — Green Infrastructure

R4 — Green Belt, Countryside and Other Protected Open Land
R5 — Open Space, Sport and Recreation

L4 — Sustainable Transport and Accessibility

L7 — Design

L8 — Planning Obligations

PROPOSALS MAP NOTATION
Green Belt
Protection of Landscape Character

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS
ENV17 - Areas of Landscape Protection
C4 — Green Belt

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

88940/FUL/16 - Erection of a temporary portacabin in car park and external alterations
to the main building including insertion of new windows and door and access ramp —
Currently under consideration.

86921/COU/15 — Change of use from agriculture to an extension to Altrincham Lawn
cemetery — Withdrawn Jan 2016

H/08253 — Use of land as extension to cemetery — Approved 1978
H/04361 - Use of agricultural land for garden of remembrance — Deemed Consent 1976

APPLICANT’S SUBMISSION

The following reports have been submitted with the application and are referred to in the
Observations section of this report where necessary: -

- Design and Access Statement

- Flood Risk Assessment
- Groundwater Audit
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- Ecological Scoping and Assessment Report
- Site Investigation Report

CONSULTATIONS

Strategic Planning and Developments — No objection in principle. Comments
incorporated into the Observations Section of the report.

LHA - No objections to the development subject to conditions relating to car parking and
cycle parking.

PROW - The application does not affect a definitive right of way so no comments to
make.

Pollution and Licensing — No objections provided that the Environment Agency’s
requirements in respect of contaminated land are accommodated.

Lead Local Flood Authority — No objections subject to conditions

Environment Agency - Have no objection in principle to the proposed development
subject to conditions. Comments incorporated into the Observations Section of the
report.

GM Police (Design for Security) - No comments received at the time of writing. Any
comments will be included in the Additional Information Report.

GM Ecology Unit - Overall the GMEU agree with the conclusions of the ecological
surveys and assessments that have been carried out in support of the application and
therefore have no overall objections to the proposal on nature conservation grounds.
However, this development proposal presents opportunities to enhance the local
landscape and to improve the site for wildlife and the GMEU therefore recommend that
as a Condition of any permission that may be granted to the scheme a more
comprehensive Landscape and Habitat Creation and Management Plan should be
prepared for the site.

GM Archaeological Advisory Service - No comments received at the time of writing.
Any comments will be included in the Additional Information Report.

Ramblers Association — Have reviewed the application and have no comment to
make.

Peak and Northern Footpath Society — Pedestrian Access

Strongly support the proposal to link the cemetery paths to the existing footpath, which
we understand to be numbered Dunham Massy 17b on the Trafford MBC Definitive Map
of Public Rights of Way. We would also support creating a link from the cemetery to
footpath Dunham Massey 17a at the south eastern corner of the site.
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Permissive Footpath

Note that the site of the proposed development is crossed by a permissive footpath
around Red House Farm established under a DEFRA farm conservation scheme.
They would expect this access to be retained both during and after completion of the
proposed development, but accept that this may mean diverting the route of the
permissive footpath around the boundary of the proposed extension to the cemetery
site.

GM Pedestrians Association - No comments received at the time of writing. Any
comments will be included in the Additional Information Report.

Public Health England - Note that the site is not located on a major aquifer but that
groundwater was encountered within all exploratory holes at a shallow depth. Based
solely on the information contained in the application provided, PHE (CRCE) has no
significant concerns regarding risk to health of the local population from this proposed
activity, providing that the applicant takes all appropriate measures to prevent or control
environmental emissions, in accordance with industry best practice. Consideration
should be given over the suitability of using this site as a burial ground due to the high
water table and further advice on this should be sought from the Environment Agency.

United Utilities — No objection subject to a condition requiring a sustainable drainage
system to deal with surface water drainage and that foul and surface water is drained on
a separate system.

National Grid — National Grid has apparatus (electricity transmission overhead lines) in
the vicinity of the site which may be affected by the activities specified. The contractor
should contact National Grid before any works are carried out to ensure the apparatus
is not affected.

PADHI+ HSE — No interest

Dunham Massey Parish Council — No comments received at the time of writing. Any
comments will be included in the Additional Information Report.

REPRESENTATIONS

Neighbours: 159 objections have been received. The grounds for objections are
summarised below:

- Lack of Clarification around the Use of Concrete: From a religious
perspective, Muslims would be severely compromising their religious obligations
if the deceased was buried in a concrete burial chamber or laid on a concrete
lined foundation pad. The Islamic requirement is for the body to decompose
naturally and return to the earth. The planning application is not explicit in stating
that concrete will not be used for the new Muslim burial plots.
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- Disproportionate Allocation of Burial Spaces for Muslims: The provisional
allocation of burial spaces amongst the minority religious groups is extremely
disproportionate and unfair.

- Inefficient Use of Existing Burial Space: DLC already have a designated area
for Jewish burials at the site, which is almost 90% empty.

The occupier of 2 Whitehouse Cottages has written in to state she has no objections to
the proposal.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1.

The applicant states that the Council has responsibility for ensuring adequate burial
space for its residents and at present provides five cemeteries (four of which are pre
1914) at Stretford, Sale, Hale and Urmston. Dunham Lawn Cemetery represents the
fifth and most modern of these. In common with most areas of the country, burial
capacity in Trafford is limited, with current council provision scheduled to be
exhausted in around five years and little provision available at other sites. Increased
need is also likely, due in part to the growing requirement for Islamic and Jewish
burial space.

The applicant has identified a need for new cemetery space indicating the existing
provision would be likely to be exhausted in 5 years’ time. Alternative options of
extensions at the other Trafford cemeteries have been considered and are deemed
to not be viable with various reasons stated. The proposed extension at Dunham is
stated as giving an additional 20 years supply. The scheme proposes to mitigate
against adverse visual impacts and enhance biodiversity value.

Core Strategy Policy R5 states under R5.2 ‘The Council will secure provision of
cemetery and burial space in line with projected needs and improve the quality of
existing sites.’ In para 24.15 the capacity was set out for Dunham as 6 years. This
was in 2012 when the Core Strategy was adopted. Therefore there appears to be a
strong case demonstrating a need for new provision of cemetery space.

It should also be noted that the draft Land Allocations DPD 2014 proposed a policy
on cemeteries and this is considered to have some material weight given that there
were no consultation response received against the proposal.

The LADPD Policy OS3 — Cemeteries, identified new space for cemeteries in
Trafford and stated:-

“An opportunity exists in the early phase(s)of the Plan period to create an extension
to the Dunham Cemetery.” OS3.1 - An extension to Dunham Cemetery. The area
proposed as an extension in the application is on the same piece of land as
proposed in the Land Allocations Plan but covers a smaller area than that proposed
in the LADPD Policies map.
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The proposal relates to a change of use of agricultural land to cemetery. Para 112 of
the NPPF states that ‘Local planning authorities should take into account the
economic and other benefits of the best and most versatile agricultural land. Where
significant development of agricultural land is demonstrated to be necessary, local
planning authorities should seek to use areas of poorer quality land in preference to
that of a higher quality.’

It is not considered that the area of land to be developed at 1.4 ha is ‘significant’.
The existing agricultural use of the associated farm would continue and for the
reason set out under the ‘Trees and Ecology’ section below it is not considered that
the proposals would have a detrimental impact on the ecology or landscape of the
area. Other policies of the NPPF and Core Strategy are also considered below.

The application site is located within the green belt. Paragraph 89 of the NPPF sets

out a local planning authority should regard the construction of new buildings as

inappropriate in Green Belt. Exceptions to this are:

e provision of appropriate facilities for outdoor sport, outdoor recreation and for
cemeteries, as long as it preserves the openness of the Green Belt and does not
conflict with the purposes of including land within it.

However although facilities for cemeteries are listed here as being an exception to
inappropriate development it has been demonstrated through case law that this is
considered to only apply to existing cemetery space and is not applicable to a
change of use application for new cemetery space. Therefore new cemetery space
is deemed inappropriate development in the Green Belt and is therefore considered
to be harmful in principle.

10.1t is noted the application does not propose any new buildings and thus is

11

considered to have very little effect on openness. However, in order to satisfy para
88 which states “When considering any planning application, local planning
authorities should ensure that substantial weight is 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 any other harm, is clearly
outweighed by other considerations”. Very special circumstances therefore need to
be demonstrated in order for inappropriate development in the Green Belt, whether
this includes built development or otherwise.

.Although it does not specifically mention burial space NPPF para 70 could be

considered to have some relevance as burial space is needed as a facility within
communities. “To deliver the social, recreational and cultural facilities and services
the community needs, planning policies and decisions should: plan positively for the
provision and use of shared space, community facilities (such as local shops,
meeting places, sports venues, cultural buildings, public houses and places of
worship) and other local services to enhance the sustainability of communities and
residential environments”.
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12.A very special circumstances statement for the proposed development has been
submitted and provides evidence for the need for the development. This states that
Trafford is responsible for five cemeteries: Dunham Lawn, Hale, Sale, Stretford and
Urmston. The Table below in shows the availability for graves in the main sections
as at April 2016. The life span of each is based on the number of new graves
available within that site.

Cemetery New New New Space April | Life Span
2013/14 2014/15 2015/16 2016
Dunham 37 54 51 162 standard | 3 years
Lawn +3 baby +3 baby +3 baby 7 Baby 2 years
+5 Muslim +9 Muslim +12 Muslim | 12 Muslim 1.5 years
Hale 0 0 0 0 0 years
Sale 35 33 30 402 10 years
Stretford 46 34 51 30 >1 year
Urmston 36 22 22 73 2.5 years

13.In 2012 when the Trafford Council Core Strategy plan was introduced Policy R5.2
identified in para 24.15 that the projected capacity of the Dunham Lawn cemetery
was 6 years. The table above shows that this has been depleted to between 3 years
and 1 year 6 months of projected demand. However, if other sites become full the
demand on the remaining sites increases thereby reducing their lifespan. Based on
current demand Bereavement Services expect the current provision to be exhausted
within 5 years. The proposed expansion has a projected lifespan of the at least 20
years. With careful management maximising capacity this may be extended further.
Under R5.3 of the Trafford Council Core Strategy plan recognised there are no
definitive national or local standards for cemeteries. However, back in 2012 the plan
did recognised that “The current level of provision and capacity has been identified
to meet the burial ground need of all faiths and application of standards will therefore
focus on improving the quality of existing sites.” The table shows that Bereavement
services have focused on maximising the existing sites. However, the ways of
increasing capacity are finite. Inevitably the cemeteries will become full. With a view
to extending burial provision beyond 5 years it has been necessary to look at ways
of expanding existing burial sites. Therefore the applicant has looked to acquire land
adjacent to these cemeteries.

14.Alternative options were considered adjacent to other cemeteries but were not
considered viable for the following reasons:-

- Stretford Cemetery and Sale Cemetery border the Mersey Valley Floodplain
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- Hale Cemetery is surrounded by residential properties with no scope for
expansion

- Sale Cemetery is bounded by residential development to the north and west, the
Bridgewater Canal to the east and Walton Park to the South.

15.The Dunham Lawn cemetery was identified as being having sufficient adjacent land
available. Combined with the remaining burial capacity the proposed Dunham Lawn
expansion will extend this service at least 25 years. Short of Trafford Council
identifying a site for a new cemetery, which itself would be in contravention of
Trafford Council Core Strategy plan policy under R5.3, the realistic alternative is to
expand Dunham Lawn cemetery by taking advantage of the “very special
circumstances” provision in para 87 of the National Planning Policy Framework.

16.Paragraph 87 of NPPF states that inappropriate development is, by definition
harmful to the Green Belt and should not be approved except in very special
circumstances. It is considered that the applicant in this instance has demonstrated
very special circumstances which would outweigh the identified harm to the Green
Belt from that inappropriate development. However, the very special circumstances
are also required to be weighed against ‘any other harm’ i.e. other material
considerations such as visual harm to the openness of the green belt, impact on
residential amenity, ecological and highways issues before an overall conclusion can
be reached.

IMPACT ON THE CHARACTER OF THE AREA

17.Policy L7 states that ‘In relation to matters of design, development must:

. Be appropriate in its context;

. Make best use of opportunities to improve the character and quality of an area;

. Enhance the street scene or character of the area by appropriately addressing
scale, density, height, massing, layout, elevation treatment, materials, hard and
soft landscaping works, boundary treatment;

18.No buildings are proposed within the application site although there would be an
access road leading from the existing crematorium / lawn cemetery site to a car park
in the northwestern corner of the proposed extension site. The car park would be
surfaced in grasscrete.

19.The surface treatment of burial areas would be amenity grass turf to integrate the
scheme into its surroundings. Each chamber would feature a memorial stone with a
polished granite tablet and flower vase. The access route throughout the extended
site will take the form of a buff gravel filled interlocking cellular paving grid system in
order to provide an appropriate solution aesthetically, whilst also being able to
withstand regular pedestrian and vehicle use. The paving grids also allow rainwater
penetration, offering sustainable natural drainage. A condition is recommended to
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ensure that the new car parking areas would be finished in grasscrete to minimise
the impact on the green belt.

20.1t is considered that the proposed development on the site would be very low level
and additional landscaping is proposed around the northern edge of the site in the
form of a native hedgerow. It is therefore considered that the visual impact of the
development on the wider area and in particular the openness of the green belt
would be very limited.

RESIDENTIAL AMENITY
21.Policy L7 states that ‘In relation to matters of amenity protection, development must:

e Be compatible with the surrounding area; and

e Not prejudice the amenity of the future occupiers of the development and/or
occupants of adjacent properties by reason of overbearing, overshadowing,
overlooking, visual intrusion, noise and/or disturbance, odour or in any other
way.

22.The nearest residential properties are The Bungalow (adjacent to the Crematorium
site access on Whitehouse Lane), Whitehouse Farm to the southeast and
Sinderland House Farm, Red House Farm and Sinderland Cottages to the south.
The Bungalow and Whitehouse Farm are separated from the application site by the
existing Crematorium buildings and wider lawn cemetery development. The site
would be situated immediately to the north of Sinderland House Farm which would
largely screen Sinderland Cottages and Red House Farmhouse from the site.

23.No objections have been received from the occupiers of any of the nearby
residential properties.

24.The proposed development is a considered to be a low level use in terms of noise
and disturbance with vehicular activity focused in the car park at the northwestern
corner of the site away from residential properties. The visual impact would be
minimal given the low level nature of the associated structures on the site and
surrounding hedging proposed and existing. In addition the site would only be
accessible to the public during the existing opening hours of the wider Crematorium
and Lawn Cemetery site (hours vary throughout the year but the earliest opening
time is 8am and latest closing time 7pm) Consequently it is not considered that the
proposed development would result in any material impact on the residential amenity
of occupiers of nearby residential properties.

HIGHWAYS ISSUES

25.Policy L7 of the TBC Core Strategy states that ‘In relation to matters of functionality,
development must:
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e Incorporate vehicular access and egress which is satisfactorily located and
laid out having regard to the need for highway safety;

e Provide sufficient off-street car and cycle parking, manoeuvring and
operational space;

26.The existing access to the site from Whitehouse Lane is to be retained although the
proposals do include a new section of internal access road to provide access to the
extended area of the cemetery and proposed parking area in the northwestern
corner of the application site. Servicing arrangements are not affected by these
proposals.

27.The Council does not have parking standards relating specifically to
crematoria/cemeteries however the existing parking provision comprises 45 spaces
of which 4 are disabled spaces and the proposals include two additional car parking
areas increasing total parking provision to 80 spaces including 7 spaces for disabled
users. Cycle parking is also proposed in the existing main car park adjacent to
Whitehouse Lane and the proposed car park serving the cemetery extension.
Subject to a condition relating to the provision of cycle parking the LHA are satisfied
with the overall parking provision at the site and have no objection to this application
on highway grounds.

28.With regard to the permissive footpath issues raised by the Peak and Northern
Footpath Society the applicant has confirmed that the new section of land has no
impact on any of the footpaths in the area. The permissive path runs on the other
side of the hedge on the Red House farm side so the proposal would not interfere
with this. The highways section has confirmed that they have no objection in relation
to this issue.

TREES AND ECOLOGY

29.Ecological surveys and assessments have been submitted in support of the
application and they conclude that ‘the proposed site is not of substantive nature
conservation value. The planned works will not cause harm to designated sites,
important habitats or to priority and protected species. Localised losses of trees and
hedgerows will not be significant and can easily be mitigated”.

30.0n this basis the GMEU have not raised any objections to the principle of the
development on nature conservation grounds but do consider that the development
proposal presents opportunities to enhance the local landscape and to improve the
site for wildlife. In line with section 11 of the NPPF the condition suggested by the
GMEU to require a comprehensive Landscape and Habitat Creation and
Management Plan for the site is therefore recommended to be submitted and
implemented prior to first occupation of the burial plots. This should include a new
species diverse hedgerow to increase foraging opportunities for wildlife and sowing
the unfilled burial areas with a wildflower mix during the years when they are not in
use. It is considered that this should also include installation of bat and bird boxes at

Planning Committee - 10th November 2016 105



the site as suggested in the supporting ecological information. A condition requiring
that clearance of vegetation is carried out outside of the bird breeding season is also
recommended.

31.A number of trees along the western boundary of the existing site would be removed
to facilitate the access road. These trees are outside the application site and are not
the subject of a Tree Protection Order. It is considered that the loss of trees is
necessary to create access to the cemetery extension and could be mitigated for by
additional landscaping and biodiversity improvements as part of the development.
The proposal is therefore considered to be compliant with the requirements of
Policies R2 and R3 of the Trafford Core Strategy.

DRAINAGE AND GROUND CONTAMINATION

32.A number of supporting statements were submitted with the application including a
Flood Risk Assessment, Groundwater Audit and site Investigation Report. In addition
the advice of the Environment Agency was sought at pre-application stage by the
applicant following the withdrawal of an earlier application for a larger proposed
extension to Dunham Lawn Cemetery following concerns about the potential impacts
on the water environment. A number of consultees have commented on the
application in terms of drainage and ground contamination issues namely, the
Environment Agency, Public Health England, United Ultilities, the Lead Local Flood
Authority and the Pollution and Licensing Section. The Environment Agency note
that the scale of the cemetery expansion has been significantly scaled back since
the withdrawal of the previous application (86921/COU/15) and that this reduction in
the area of the development is a result of further site investigation across the wider
site which has demonstrated that there is a shallow water table across much of the
site rendering it unsuitable for use as a burial site.

33.This application proposes to only use land where it has been demonstrated that the
water table is at least 2.4m below ground level in order to allow a sufficiently thick
unsaturated zone below the base of all graves. The site has been split into two
areas. The southern area is to be used for double burial plots and the northern area
for single burial plots only. No objections have been received in relation to the
principle of the proposals on this basis although the Environment Agency has
recommended three conditions. These would require that there are no sealed burial
chambers as part of the development and would also require the installation of
groundwater monitoring wells as well as other detailed stipulations with regard to the
plots to prevent pollution of the water environment. Subject to these conditions
recommended by the Environment Agency and other consultees in relation to
general drainage being attached it is considered that the development would not
have a detrimental impact on flooding or pollution of the water environment.

OTHER MATTERS

34.The objections received relate to 3 particular issues of concern as follows:
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- Lack of Clarification Around the Use of Concrete
- Disproportionate Allocation of Burial Spaces for Muslims
- Inefficient Use of Existing Burial Space

35.These are not material planning considerations, rather management issues for the
applicant. The planning consideration of the site is limited to the land use
implications of a change of use from agricultural land to cemetery with associated
parking and access. It is not a planning matter to determine what proportion of burial
plots or space is allocated to different religious groups and the applicant will need to
carry out their own assessment of need and equality in this regard. In addition, the
nature of the means of burial is only relevant to the planning decision if it impacts on
land use / environmental issues and the Environment Agency have been consulted
in relation to his issue and have raised no objections subject to appropriate
conditions. Notwithstanding this, the concerns raised have been passed on to the
applicant for consideration and they have made the following comments.

36. The applicant has also stressed that the issues raised regarding plots allocations are
management issues. The numbers shown on plan for the different burial areas are
not set and there will be flexibility in managing these areas. In practice this would
simply mean extending into adjacent areas as demand dictates.

37.The proposed extension to Dunham Lawn Cemetery has been designed to be fully
inclusive so that it serves the community as a whole. As with ongoing burials in the
existing cemetery, in these areas the practices associated with the faith of the
internee takes precedence. A consultation meeting took place between
Bereavement Services and the Muslim community on 20 October 2016. Direct
liaison between the community and Bereavement Services is the appropriate way to
manage these particular issues which are not material to the consideration of the
planning application.

38.The proposals as submitted have the scope to achieve the proposed conditions from
the Environment Agency and recommendations of the site investigation summary
report without denying the public a choice of internment method or compromising
any religious ideology.

CONCLUSION

39.The change of use of the field site is inappropriate development in the green belt as
defined by the NPPF, however the physical manifestations of the use would be
limited and have no discernible effect on openness; the graves would be low level
and grass covered and the vehicle access track and car park would be finished in
grasscrete. Great weight is attached to the needs for burial space and the lack of
alternative suitable sites within the Borough. It is therefore considered that these
matters amount to very special circumstances which would outweigh the identified
harm to the Green Belt by reason of inappropriateness and limited harm to
openness. All other considerations either cause no harm, or any limited harm
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identified can be appropriately mitigated by suitable planning conditions. The
application therefore complies with the development plan and the National Planning
Policy Framework and is therefore recommended for approval.

DEVELOPER CONTRIBUTIONS

40. Not required.

RECOMMENDATION:

GRANT subject to the following conditions:-

1. The development must be begun not later than three years beginning with the date
of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning
Act 1990 (as amended).

2. The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plan ref. BN_01_01 07 Revision
A and drawing no. 02 ‘Plan of New Plots Phase 2.

Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core
Strategy.

3. Before the development hereby approved is brought into use, the off-road car
parking spaces shown on the approved plans shall be provided in accordance with
the approved details and the parking spaces shall be retained for car parking and no
other use thereafter.

Reason: In the interests of highway safety and convenience and in accordance with
Policies L4 and L7 of the Trafford Core Strategy and the National Planning Policy
Framework.

4. Prior to first use of the development hereby permitted a scheme for cycle storage (4
spaces across the cemetery site) shall be submitted to and approved in writing by
the Local Planning Authority. The approved scheme shall be in accordance with the
requirements set out in SPD3: Parking standards and Design for Trafford in relation
to design, spacing and location and shall be implemented before the development is
brought into use and shall be retained at all times thereafter.

Reason: In the interests of sustainable transport and accessibility in compliance

with Policies L4 and L7 of the Trafford Core Strategy and the National Planning
Policy Framework.
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5. The site shall be drained via separate systems for the disposal of foul and surface
water.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the
water environment in accordance with Policies L5 and L7 of the Trafford Core
Strategy and the National Planning Policy Framework.

6. No development shall take place unless and until full details of works to limit the
proposed peak discharge rate of storm water from the development to meet the
requirements of the Council's level 2 Hybrid Strategic Flood Risk Assessment
(SFRA) have been submitted to and approved in writing by the Local Planning
Authority. The development shall not be brought into use until such works as
approved are implemented in full and they shall be retained and maintained to a
standard capable of limiting the peak discharge rate as set out in the SFRA
thereafter.

Reason: To prevent the risk of flooding by ensuring the satisfactory storage
of/disposal of surface water from the site in accordance with Policies L4, L7 and L5
of the Trafford Core Strategy and the National Planning Policy Framework. The
condition requires the submission of information prior to the commencement of
development because the approved details will need to be incorporated into the
development.

7. All burials in the cemetery shall be:

« outside a source protection zone 1 or at least 250 metres from any well, borehole
or spring supplying water for human consumption or used in food production;

e a minimum of 30 m from any water course or spring;

e a minimum of 10 m distance from field drains; All graves must:

« have at least 1 metre clearance between the base of the grave and the top of the
water table (taking into account seasonal variations).

« not have any standing water in them when dug, or be dug in bedrock or areas
susceptible to groundwater flooding

e be deep enough so at least 1 metre of soil will cover the top of the coffin

Reason: To prevent pollution of the water environment in accordance with Policies
L5 and L7 of the Trafford Core Strategy and the National Planning Policy
Framework.

8. No development shall take place until details of a scheme to install groundwater
monitoring wells and a monitoring regime has been submitted to, and approved in
writing by, the Local Planning Authority. The scheme shall be implemented as
approved and retained thereafter.

Reason: To prevent pollution of the water environment in accordance with Policies

L5 and L7 of the Trafford Core Strategy and the National Planning Policy
Framework. This is required prior to the commencement of development to ensure
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that any requirements can be incorporated in the design of the final scheme.

9. Notwithstanding the details submitted for the proposed development of the site,
there shall be no use of sealed burial chambers at the site.

Reason: To prevent pollution of the water environment in accordance with Policies
L5 and L7 of the Trafford Core Strategy and the National Planning Policy
Framework.

10.No development or works of site preparation shall take place until all trees and
hedgerows that are to be retained within or adjacent to the site have been enclosed
with temporary protective fencing in accordance with BS:5837:2012 "Trees in relation
to design, demolition and construction. Recommendations'. The fencing shall be
retained throughout the period of construction and no activity prohibited by
BS:5837:2012 shall take place within such protective fencing during the construction
period.

Reason: This is required prior to the commencement of development to ensure the
protection the existing trees on the site in the interests of the amenities of the area
and in accordance with Policies L7, R2 and R3 of the Trafford Core Strategy and the
National Planning Policy Framework.

11.No development shall take place until a Landscape and Habitat Creation
Management Plan for the site has been submitted to and approved in writing by the
Local Planning Authority. The Plan should include details of —

Proposed finished levels or contours.

Means of enclosure.

Hard surfacing materials (to include grasscrete for the parking areas)

Minor artefacts and structures (eg furniture, refuse or other storage units, signs,

lighting).

Planting plans.

e Written specifications (including cultivation and other operations associated with
plant, tree and grass establishment).

e Schedules of plants, noting species, planting sizes and proposed numbers /
densities where appropriate.

¢ Implementation timetables.

e Management of new landscape and habitat features.

The development shall then take place in accordance with the approved details and
retained thereafter.

Reason: To ensure the provision of amenity afforded by appropriate landscape

design and in the interests of enhancing biodiversity interests having regard to
Policies R2 and R4 of the Trafford Core Strategy and the National Planning Policy
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Framework. This is required prior to the commencement of development to ensure
that any requirements can be incorporated in the design of the final scheme.

JJ
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WARD: Sale Moor 89448/HHA/16 DEPARTURE: No

Erection of single storey side and rear extension with other external
alterations.

35 Bamber Avenue, Sale, M33 2TH

APPLICANT: Mrs Kimmitt
AGENT: Cube Design Solutions

RECOMMENDATION: GRANT

The application has been reported to Planning and Development Management
Committee as the applicant is employed by Trafford Council.

SITE

The application site relates to a two storey semi-detached dwellinghouse situated on the
eastern side of Bamber Avenue which is a cul de sac and characterised by similar
properties. The property currently has a single storey flat roof rear extension and an
original rear projection of approximately 0.5m to its lounge adjacent to the common
boundary with the adjoining property, No.37 which has a similar original feature. No.33,
which also shares a common boundary with the property, has a historical two storey
rear extension with flat roof that projects approximately 2m from the main rear wall. A
separation distance of 2.9m is currently provided between the northern/side elevation of
the application property and the common boundary shared with No.33 which also has
an attached garage to its side elevation that forms part of the boundary, with obscure
glazing to a landing window and bathroom above.

The property currently has space for two off street car parking spaces and soft
landscaping to its frontage. A 1.8m fence forms the rear boundaries, with Baguley Lane
running along the rear of Bamber Avenue and Lime Tree Primary Academy beyond.

PROPOSAL

The applicant proposes the demolition of existing rear projections and the erection of a
single storey side and rear extension that would be recessed from the front main wall of
the property by approximately 4.2m, and would have a width of 2m to provide a 0.9m
gap between it and the northern boundary with no. 33. The extension would project 3m
from the main rear wall of the property, retaining 0.2m between it and the boundary with
No.37.

The increase in floor space of the proposed development would be less than 100m?.
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DEVELOPMENT PLAN

For the purposes of this application 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.

PRINCIPAL RELEVANT CORE STRATEGY POLICIES

L4 — Sustainable Transport and Accessibility
L7 — Design

SUPPLEMENTARY PLANNING DOCUMENTS

SPD4: A Guide for Designing House Extensions and Alterations (adopted February
2012)

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

The DCLG published the National Planning Policy Framework (NPPF) on 27 March
2012. The NPPF will be referred to as appropriate in the report.

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG)

DCLG published the National Planning Practice Guidance on 6 March 2014, which
replaced a number of practice guidance documents. The NPPG will be referred to as
appropriate in the report.

RELEVANT PLANNING HISTORY

None

CONSULTATIONS

None

REPRESENTATIONS

None
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OBSERVATIONS

The key issues for consideration in this application are the design and appearance of
the development and its impact on residential amenity.

DESIGN AND APPEARANCE

1.

Policy L7 of the Core Strategy states that in considering applications for
development within the Borough, the Council will determine whether or not the
proposed development meets the standards set in national guidelines and the
requirements of Policy L7. The relevant extracts of Policy L7 require that
development is appropriate in its context; makes best use of opportunities to
improve the character and quality of an area by appropriately addressing scale,
density, height, layout, elevation treatment, materials, landscaping; and is
compatible with the surrounding area.

The proposed development would be set well back from the property’s frontage
and would maintain 150mm in excess of the minimum requirement of 750mm for
external access between a single storey extension and a side boundary. The
proposed development would thereby maintain sufficient spaciousness and
circulation space that is characteristic of the streetscene.

The scale of the proposed extension is not considered to be disproportionate in
itself or in relation to the host dwelling. The proposed development would
effectively fill in a relatively small area to the rear of an existing projection and a
historic kitchen extension and therefore the overall additional size and massing
would be moderate to the extant situation, with a more holistic appearance
including a lean-to roof, whilst all external materials would match those of the
main house.

Although the property has been extended previously, the addition of a single
storey rear extension in this position is not considered to have a detrimental
cumulative impact on the property’s character and appearance or that of the
surrounding area. A reasonable amount of outdoor amenity space would be
retained to the rear of the extension and the addition is not deemed to represent
an overdevelopment of the site as a whole.

The extension would be sited to the rear and side of the host dwelling, replacing
an existing single storey rear extension. The development would be able to be
viewed from within the streetscene, however, being set back from the frontage of
the property by approximately 4.2m and providing a separation distance of 0.9m
between it and the side boundary, the proposed development would not cause
harm to the character of the dwellinghouse or the wider area. Its design,
materials, scale and proportions are considered to ensure that it respects local
context.
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6. The development is considered to be in line with Policy L7 of the Trafford Core
Strategy and the policies within the Council’s adopted SPD4 in terms of its
design and appearance.

RESIDENTIAL AMENITY

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

8. The proposed extension would project 3m from the main rear elevation of the
host building and be sited 200mm from the common boundary with No.37
Bamber Avenue. This property has a an original lounge projection of
approximately 0.5m, with an enlarged kitchen with lean-to roof further away from
the common boundary.

9. Paragraph 3.4.2 of the Council’'s adopted SPD4 allows for extensions projecting
up to 3m on semi-detached properties, although where the extension is set away
from the boundary by more than 15cm, this projection can be increased by an
amount equal to the distance from the boundary. In this case, the principle would
be to allow a projection of up to 3m further than an adjacent habitable room at
the same level. Therefore, in this instance a projection of up to 3.5m would be
allowable (given the neighbouring lounge projection of 0.5m) and be in
accordance with the guidance contained within SPD4 (subject to design
considerations). Given the modest height of the proposed extension (2.4m to
eaves), it is considered that the proposed extension would not have a significant
overbearing impact, nor would it overshadow or result in a loss of light to the
detriment of the occupiers of that property.

10.The proposed development would project approximately the same projection as
an existing two storey extension to the rear of No.33, with that property being
sited approximately 2.9m from the common boundary. As such, no loss of
privacy or harm would occur to no.33 due to the size, scale and massing of the
proposed development.

11.The proposed extension would be approximately 7.9m away from the rear
boundary, with no harm occurring to the neighbouring education facility.

12.The proposed development is in accordance with Trafford Core Strategy Policy

L7 and the aims of SPD4 and is therefore considered to be acceptable in terms
of its impact on residential amenity.
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PARKING PROVISION
13. The proposed development would not increase the number of bedrooms that the
property would provide, with two off-street car parking spaces being retained.
The proposed development would therefore comply with guidance contained
within SPD3: Parking Standards.
DEVELOPER CONTRIBUTIONS
14.No planning obligations are required.

CONCLUSION

15.The development accords with the development plan and is recommended for
approval subject to the conditions listed below.

RECOMMENDATION: GRANT subject to the following conditions:-

1. The development must be begun not later than three years beginning with the
date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country
Planning Act 1990 (as amended).

2. The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 499-03, 499-
04, 499-05 and 499-06 received by the Local Planning Authority on 21°
September 2016.

Reason: To clarify the permission, having regard to Policy L7 of the Trafford Core
Strategy.

3. The materials used in any exterior work must be of a similar appearance to those
used in the construction of the exterior of the existing building.

Reason: In order to ensure a satisfactory appearance in the interests of visual
amenity in accordance with Policy L7 of the Trafford Core Strategy and the
Council's adopted Supplementary Planning Document 4: A Guide for Designing
House Extensions and Alterations and the requirements of the National Planning
Policy Framework.

GD
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