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	ERECTION OF SYNAGOGUE WITH LINK TO EXISTING BARN; CONVERSION AND EXTENSION OF EXISTING BARN TO FORM PART OF SYNAGOGUE AND TO INCLUDE DWELLING ANCILLARY TO NEW SYNAGOGUE; CONVERSION AND EXTENSION OF EXISTING DWELLING (PARTINGTON FARM) TO FORM TWO SEMI-DETACHED DWELLINGS; ALTERATIONS TO ACCESS.  PROVISION OF LANDSCAPING, PARKING AND OTHER ASSOCIATED WORKS.  DEMOLITION OF BARNFOLD COTTAGE. 



	Partington Farm/Barnfold Cottage, Wicker Lane, Hale Barns



	APPLICANT:  The Shaare Hayim Hale Synagogue



	AGENT: Emery Planning Partnership



	RECOMMENDATION:  GRANT




[image: image1.wmf]Garage

Bowling Green

11

The Lodge

5b

12

5a

3

El

Bulls Head

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

Sub Sta

Shelter

61.0m

(PH)

Path

Church of the

Holy Angels

Presbytery

St Ambrose

College

4

11

1a

2

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

WICKER LANE

9

1

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

CRAMPTON

DRIVE

DRIVE

DRIVE

DRIVE

DRIVE

DRIVE

DRIVE

DRIVE

DRIVE

Barnfold Cottage

Springvale

Ringway Vicarage

Partington Farm

The Coach House

1

The

House

Coach

St Ambrose

College

Fallows End

SD

Woodeaves

Little Seedlings

5c

5

7

1

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

CHAPEL LANE

Wicker House

The Paddocks

6

Old Meadow

1

The Barn

2

Pump House

Holmleigh

1

)


SITE

The site is located on the western side of Wicker Lane in Hale Barns, to the south of the junction with Hale Road.  St Ambrose College and Church of the Holy Angels are to the north, the Vicarage is to the west and the Bulls Head pub is to the east on the opposite side of Wicker Lane.  Other adjacent properties are detached dwellings, including the Grade 2 listed building at Springvale to the south.

The site is occupied by three buildings – Partington Farm, The Coach House and Barnfold Cottage – all single dwellings though all now vacant.  Partington Farm is the original farmhouse whilst the Coach House is the associated barn that has been converted to a dwelling with storage and integral garage and retaining an open sided area at its western end.  There is a current single vehicular access to Wicker Lane towards the northern end of the site.  Barnfold Cottage is a separate dwelling with its own curtilage located immediately to the south of the buildings at Partington Farm between those buildings and Springvale.  It has its own separate access onto Wicker Lane.

The site is within the South Hale conservation area and falls within sub-area D which relates mainly to the hillside centred on Hawley Lane.  The site is right in the north-eastern corner of the conservation area and the adjacent college to the north and properties on the opposite side of Wicker Lane are outside the conservation area.

There are no TPO protected trees within or immediately adjacent to the site.

PROPOSAL

Following the demolition of Barnfold Cottage (as applied for under H/CC/69960) it is proposed to erect a new purpose built synagogue on the site for the local Sephardic community who currently worship at a synagogue in Didsbury.  The synagogue would incorporate seating for a congregation of some 200 worshippers.  It would also incorporate a function room at the rear, opening out onto the garden.  Adjoining the worship area is a hall and kitchen which would be used primarily for festivals and meetings of the congregation following the weekly Sabbath morning and 13 holy day services and also for weddings and barmitzvahs approximately 10-15 times a year.  A basement level (opening at street level to Wicker Lane) would incorporate meeting room and other associated facilities.

The new synagogue would be linked to the existing barn at Partington Farm by a glazed link over two storeys.  It is proposed to carry out works to the barn involving the removal of parts of the external walls in order to ensure it is structurally safe, the infilling of the open ended barn and other external alterations (including the new opening for the link extension).  This part of the barn would be used as part of the synagogue and would incorporate office/WC and cloakrooms associated with the synagogue.

The building fronting Wicker Lane and attached to the barn would also be altered.  This would involve the raising of the roof and the incorporation of three rooflights facing into the courtyard.  This part of the building would be converted to provide a dwelling for the Rabbi and would be linked internally to the converted barn. 

The existing farmhouse would be extended and converted from a single dwelling into a pair of houses.  The extensions would include the construction of a two-storey extension and conservatory.
The proposed parking layout provides for some 24 spaces in total within the site.  This comprises 22 spaces in the main parking area adjacent to the farmhouse and barn (which includes 2 disabled parking bays and 4 designated parking spaces for the two residential units in the farmhouse) and 2 spaces in front of the main new synagogue building (on what is the existing driveway to Barnfold Cottage).  The main car park would be accessed from Wicker Lane in the same position as the existing access into the site.  The access would, however, be amended to provide improved width and visibility.  Two spaces for use in association with the dwelling attached to the synagogue are also proposed in the position of the existing driveway for Barnfold Cottage.

Amendments to the scheme were submitted on 15 December 2008 incorporating amendments to the design of the synagogue as well as reducing its massing and in particular reducing the impact of the glazed link, replacing dormers to the courtyard elevation of the building adjacent to the barn with rooflights and reducing the height of the lift shaft.  The amended plans also seek to address the concerns raised in the LHA comments reported below and include cycle parking.

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

Conservation Area (South Hale)
PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV12 – Species Protection

ENV16 – Tree Planting

ENV21 – Conservation Areas

ENV23 – Development in Conservation Areas 

ENV25 – New Uses for Listed Buildings and Buildings Within Conservation Areas

ENV26 – Archaeological Sites
D1 – All New Development

D2 – Vehicle Parking

RELEVANT PLANNING HISTORY
7/6/4214 – Conversion of part of outbuilding into dwelling.  Refused on 26 April 1072.

&/6/4324 – Conversion of part of outbuilding into dwelling.  Granted on 28 June 1972.

7/6/4750 – Conversion of part of outbuilding into dwelling.  Granted on 5 September 1973.

H/17842 – Change of use and conversion of outbuildings to form dwellinghouse.  Refused on 6 October 1983.
H/29694 – Change of use and conversion of existing dwelling house & farm to form 2 dwellings and erection of an extension to existing stables to form a double garage. Erection of double garage for Partington Farm.  Refused on 31 July 1989.
H/31242 – Erection of extension to existing outbuildings to form a double garage and study for use in connection with the coach house.  Approved on 12 April 1990.
H/58589 - Erection of detached double garage and 2.4m high timber panel fence.  Granted on 14 April 2004.
H/64642 - Change of use and conversion of existing barn/coach house into synagogue with external alterations including infilling of open end of barn, changes to windows and fitting of rooflights; change of use and conversion of existing farmhouse into two semi-detached dwellings; provision of new access onto wicker lane following closure of existing access; provision of associated car parking.  Planning permission granted on 3 November 2006.

H/CC/69960 – the application for conservation area consent for the demolition of Barnfold Cottage as part of the proposals for a new synagogue is reported elsewhere on this Agenda.
APPLICANT’S SUBMISSION 

The application as submitted and (amended) includes the following supporting information:-
Planning, Design and Access Statement

This concludes as follows:-

· the principle of a synagogue has previously been accepted on the site by the approval of planning permission for conversion of the barn

· the existing dwelling known as Barnfold Cottage makes no positive contribution to the character and appearance of the conservation area

· the proposed synagogue would preserve and enhance the character and appearance of the conservation area

· the proposed synagogue would not appear out of keeping with the scale of other properties in the immediate vicinity of the site

· the proposal would not result in any overlooking or loss of privacy of neighbouring properties

· the proposed development would provide adequate levels of car parking and there would be no harm to highway safety

· the proposed development would not conflict with policies of the Trafford UDP and accords with the provisions of the Development Plan and Supplementary Planning Guidance 

Design Statement

This concludes:-

· the new buildings have been designed carefully to make a positive contribution to the Conservation Area.  Their scale, massing and overall height are considered appropriate; good quality  traditional materials will be used, with the opportunity for further enrichment by carving and glasswork, very much in the idiom of the Victorian and Edwardian buildings within the area.

Bat Survey

This concludes:-

· that at the Coach House and Barnfold Cottage there are opportunities for crevice dwelling bats but no evidence was found to suggest that the loft spaces have been used by loft dwelling species such as Brown Long Eared.  However, historic evidence of Pipistrelle bats was found at one internal gable elevation within Barnfold Cottage.  Evidence of a roost was found at Barnfold Cottage.

· the farmhouse can be considered as being of little value for bats of any species, therefore in relation to bats there are no implications with this building and the proposals for the site

Transport Statement

This concludes:-

· The site is located within a sustainable village centre location, providing access by public transport to key destinations such as Hale, Altrincham, and Sale as well as being located close to the centre of the local Hale Barns catchment, therefore encouraging walking trips

· On a review of issues and the proposed improvements to the site access layout to incorporate improved highway design issues, it is considered that the scheme addresses the highways and transport issues

Arboricultural Statement

A revised statement has been submitted which concludes:-

· that the development will require the removal of much of the existing low value ornamental vegetation to the centre of the site together with one moderate value trees, the loss of which will have a moderate impact on amenity.  The remaining trees and hedges can be retained and protected in accordance with current best practice guidelines.  New tree, shrub and hedge planting across the site as part of a comprehensive scheme of landscape enhancement works will replace vegetation lost to the development, enhance the landscape setting of the site and strengthen the site boundaries.  In terms of impact on trees the development proposal is broadly neutral.

· The scheme has been modified to take account of neighbour objections.  Some of the trees and hedges that were to be removed as part of the proposal (three individual trees, one group of trees and a hedge) will now be retained.

· New tree, shrub and hedge planting across the site as part of a comprehensive scheme of landscaping will compensate for vegetation lost to the development, enhance the landscape setting and strengthen the site boundaries

Sustainability Statement

This concludes that:-
· significant steps will be taken to ensure that sustainability is a key factor in the conversion and extension of the existing farm buildings.  Careful selection of materials, consideration of energy efficiency and its generation as well as other measures to reduce water usage and promote natural habitats will all contribute.

Structural Inspection

This covers all of the buildings at Partington Farm and outlines the structural problems particularly with the barn that will require partial demolition to properly rectify.
Noise Assessment
This makes a number of detailed recommendations including:-

· access to the garden in restricted to 0900 – 2200 hours on any day

· if access doors are open then no music or amplifier sounds of any sort must be played in the Hall, this being controlled by management personnel

· the music system to consist of a number of small speakers rather than one or two large speakers, that all amplified music played in the hall be routed through a limiting device

· that all announcements are routed through a voice priority amplifier which will reduce the level of music being played at the time of the announcements and that if permission is granted this system be installed by a recognised supplier/installer and that the system levels are set in conjunction with the Council

· no external cleaning work to be undertaken immediately after the event – caterers should call back the following day ideally after 0900 to clear up from the previous night

· all external containers used for waste must be effectively screened from the residential properties and their use restricted to 0900 – 2100 hours only

· car park to be bounded by an acoustic screen

· no events to be allowed after midnight

· that the number of events at which amplified music is played is limited to a maximum of 18 per year

CONSULTATIONS

LHA – The proposals are for a 200 congregation synagogue with a hall for functions in which 110 visitors could attend.  In addition the provision of 1 no. 3 bedroom flat, 1 no. 2 bedroom flat and a dwelling house with 4 bedrooms.  

To meet the Council’s car parking standards the provision of 25 car parking spaces should be made for the synagogue and an additional five spaces for the residential units, based on 2 car parking spaces per property with a minimum of 3 bedrooms.

Therefore the provision of 30 car parking spaces would be required to meet the Councils standards.  The proposed arrangement affords 20 spaces for the synagogue and 6 spaces fro the residential.  

A previous application on this site for a 120 person synagogue afforded similar ratios of parking and stated that “It is considered likely that at times there will be an increase in on-street car parking in the vicinity of the site, in particular on Wicker Lane.  In the vicinity of the site are the church and the Bulls Head pub/motel opposite.  It is considered that any on-street parking that does result from the proposed use of the site would not cause any undue loss of amenity to the area or its residents, nor would it cause undue detriment to highway safety or capacity.”  It is believed that this view is still relevant in this instance and therefore there are no objections to the parking provision for the synagogue.

There are, however, a number of issues that are not acceptable on highways grounds and would need to be amended:-

· aisle widths need to be 6 metres to meet the Councils standards

· vehicle access needs to be 4.5 metres wide to allow simultaneous access/egress by vehicles

· in relation to the two parking bays using the existing access off Wicker Lane, the proposed hedges would restrict the visibility for vehicles reversing out onto Wicker Lane and therefore an improved visibility splay needs to be provided

· disabled parking spaces would need to be clearly marked out for disabled use with appropriate lining and signing

Approval will be needed for the construction, removal or amendment of a pavement crossing.

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

There will be the requirement for a travel plan for the synagogue and cycle parking at a rate of 1 per 50 sq. metres of public floor area (minimum of 2).

Therefore there are no objections in principle to the proposals but in their current form they are unacceptable.  If the proposals could be amended to meet the Councils standards there would be no objections on highways grounds.

Pollution and Licensing - There is likely to be an increase in noise from various activities relating to the above planning application.  (For example, noise from activities within the premises(weddings/parties/entertainment music/associated activities), noise from external equipment (air conditioning/heat exchange/other units), proposed use of external areas, hours of operation, bin/waste storage areas, deliveries and collections, noise from people arriving/leaving site, vehicles parking in area and so on).
It is therefore recommended that the applicant submit for approval, in writing, an assessment of the impact of the proposed development on neighbouring sensitive premises. The assessment shall address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises both during the construction phase and the operational phase of the proposal. The assessment shall identify fully all control measures which are required to control the impact of the nuisance. 

All approved measures identified shall be implemented and retained throughout the duration of any works during the construction phase. 

All approved measures for the operational stage shall be retained and maintained thereafter. 

No works shall be permitted on site until the control measures have been agreed in writing with the Local Planning Authority. 

A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the noise report have been implemented in full prior to the final occupation of the site.

Additionally the site is on brownfield land and as such a condition regarding contaminated land assessment, investigation and remediation should be attached should planning permission be granted.
Any further comments based on the Applicants subsequently submitted Noise Assessment will be included in the Additional Information Report.
Highways – No comment.
Drainage – Standard comments in respect of constraining peak discharge rate of storm water from the development because of limited sewer capacity; provision of sustainable urban drainage and separate drainage for the basement.

English Heritage – No comment in detail but make general comments.  The proposals are likely to have an impact on the character of the conservation area.  Issues relating to the contribution of the existing Barnfold Cottage to the conservation area and the applicants existing synagogue in Didsbury should be addressed.  The setting of the adjacent Grade 2 listed Springvale and its attached barn might also be affected.  Recommend that the application be determined in accordance with national and local policy guidance and on the basis of the council’s specialist conservation advice. 
Greater Manchester Ecology Unit – In summary:- there is no reason to disagree with the results of the survey which state that there is evidence of historical use of Barnfold Cottage by bats, though recent nocturnal observations appear to indicate that the roost is not currently occupied.  European and UK wildlife legislation is such that a bat roost is considered to be protected whether bats are present in the roost or not.  It should be assumed that the building does support a bat roost.
It is recommended that as a condition of any approval that may be granted to the scheme, details of proposed mitigation for disturbance to bats be prepared and supplied to the planning authority for consideration.  As part of the proposed mitigation, proposals should be put forward for establishing compensatory bat roosting potential.  Once approved these measures shall be implemented in full.

No tree or vegetation clearance required by the scheme should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent.  Compensatory tree planting should be required for any tree losses resulting from the scheme. 
United Utilities – No objection to the proposal providing the site must be drained on a separate system with only foul drainage connected to the foul sewer.  Surface water should discharge to the watercourse/soakaway/surface water sewer and may require the consent of the Environment Agency.

Greater Manchester Archaeological Unit - This significant development site lies close to the historical heart of Hale Barns.  The Historic Environment record contains a number of records just to the north of the site which refer to Roman and medieval archaeological remains.  There is a possibility of archaeological remains relating to early settlement being exposed and destroyed by the proposed development.  An archaeological evaluation should be undertaken to determine the presence/absence of any archaeological remains, their depth, extent, character and relative significance in the area of the development.  Dependant on the archaeological impact of proposed groundworks a further stage of work may be required.  This may involve a detailed archaeological excavation and recording, to be followed by post excavation analysis, report writing, archive deposition and an appropriate level of publication.  This initial evaluation phase would start following demolition of Barnfold Cottage but before any construction works commence.  

All these works should be secured through an appropriate condition.
REPRESENTATIONS

On the originally submitted plans:-

Councillor Butt – Raises the following concerns about the proposals:-

· a number of residents have expressed concern about the proposals

· likely loss of visual amenity arising from the size/height of the proposed development

· the removal of mature trees

· the almost certain follow-up application of a high security barrier around the site as is the case around most synagogues

· the further increase in traffic on and around Wicker Lane and the junction with Hale Road where there is a lot of pressure from developments including the Sunrise Senior Living development, the St Ambrose College proposals and The Square proposals

Neighbours – 7 letters of objection raising the following concerns:-

- no objection to the synagogue but concern about the back of the building opening up to allow the proposed function hall to be attached to a temporary marquee

- there would be regular functions with many people, car parking issues and loud music which would disturb the peace for local residents including at weekends and into the night

- there is no need for anything other than a small function hall

- photographs are submitted to show existing traffic an parking pressures on Wicker Lane in the vicinity of the site on Saturdays and Jewish days of worship

- the submitted informal agreement regarding the use of the nearby car park at the Holy Angels Roman Catholic Church is not binding and indeed the car park is used extensively by a large congregation and by parents an teachers at St Ambrose Prep School and in reality will not be available fro the congregation at the new synagogue

- a realistic and honest view should be taken of the parking habits of other Jewish congregations 

- at other synagogues over parking is an easily observed and regular occurrence on Sabbath days and Holy Days as well as other meetings

- there is evidence of congestion and danger to pedestrians as a result of existing pressures

- the existing pressure caused by lack of parking at the Shay Lane synagogue will be doubled as the new congregation will follow the same religious calendar

- the proposed parking would be inadequate causing pressure on the roads and the safety of road users and is therefore contrary to policy

- the development is not appropriate for a conservation area because of its size which would make it dominate the road and would be out of keeping with the cottage style of properties on the road, it would be overdominant and intrusive

The building would have no interesting roof features

- there is likely to be a large security fence which isn’t shown on the application

- loss of significant trees and hedging will detract from the character of the area

- large building close to the road will hide existing tree cover within the site so further detracting from the character and appearance of Wicker Lane

- the scale of development would provide significant local disruption in terms of noise, congestion and car parking

- size and height will mean the development will overlook the neighbouring property at The Nook resulting in a loss of privacy

- impact on outlook for neighbours

- the proposed synagogue is significantly larger than the existing buildings at Partington Farm and the existing Barnfold Cottage

- the works to widen the access and remove hedging will remove the sense of enclosure and open up views into the car park from Wicker Lane

- the extent of hard are coverage would be contrary to the Councils guidelines for the area

- no reason for Barnfold Cottage to be demolished

- the proposal is contrary to the aims of the policies for the South Hale Conservation Area

- the synagogue will attract members of the community from Didsbury where the existing synagogue is located

- the terms of use are liable to change in the future particularly in terms of hours and activities

15 letters received expressing support and making the following comments:-

- the proposed synagogue would ensure the continuity of the traditional Sephardi traditions and would help secure the long term future of the Sephardi Community

- currently facilities at the Shay Lane synagogue are shared which is not ideal for either community

- the Jewish community in Didsbury is declining and it would be advantageous to the community in Hale to have a new synagogue

- it will enable the majority of members to walk to the synagogue as opposed to driving to Didsbury 

- the building will be well designed and will be of benefit to the area and particularly to the Jewish community

- the development would enhance inter-faith and inter-communal relations and trust in the area

- Holy Angels welcomes the growth of the Jewish community in Hale Barns and looks forward to the opening of a Sephardi synagogue in the area knowing that it will contribute to the standards of local community life

Any comments on the amended plans will be included in the Additional Information Report.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. Synagogues, along with other places of worship, are generally found in residential areas where they can better serve their particular congregation.  As such, there is no objection in principle to the proposed use of the site for a synagogue.  The earlier granting of permission for the conversion of the existing barn and outbuildings at Partington Farm into a synagogue is a material consideration in this respect.  The proposed synagogue is intended to serve a local Sephardic Jewish community, many of whom currently have to worship at their synagogue in Didsbury, and it is noted that several letters in support of the proposal have been received as well as letters of objection.  The applicants’ submission in relation to the need that the Sephardic community has for the new synagogue has been noted.

2. The proposed scheme does not propose any additional dwellings and would retain 3 dwellings on the site (currently 1 at Barnfold Cottage, 1 in the barn and 1 in the farmhouse, as proposed there would be 1 in the barn and 2 in the farmhouse).  As such there are no housing policy issues.

3. The main issues raised by the proposals relate to the impact on the character and appearance of the South Hale conservation area, the impact on residential amenity and the highways impact.  These issues are discussed further below. 

IMPACT ON SOUTH HALE CONSERVATION AREA

4. The proposed new synagogue will appear as a far larger building within the street scene than does Barnfold Cottage.  Though not much higher overall – whilst the flat roof will be lower than the ridge of Barnfold Cottage, the top of the new curved roof would be approximately 1.4 metres higher than the ridge of Barnfold Cottage - the new building will have a far greater massing and its design will also make it appear more prominent in the street scene.  Whilst it would be positioned in a similar position on the site to the existing house it would have a far larger footprint, it would also be closer to the front boundary of the site than the existing building, being set back from the street by approximately 5 - 6 metres compared to Barnfold Cottage which sits some 10-11 metres from the front boundary.  This would place the new synagogue on a similar line to the existing barn and behind the line of the outbuilding which is closer to the road frontage.  The building would have a wider frontage than Barnfold Cottage, the main front elevation being some 14 metres wide compared to the main elevation of the existing house which is approximately 12 metres wide.  It would also link onto the barn at Partington Farm with a glazed link that would be set back some 7.5 metres from the front of the barn (12 – 13 metres from the road).  The new building would also extend further back into the site than Barnfold Cottage (by approximately 6 metres) though it is noted that the new building would extend no further back into the site than the existing barn at Partington Farm.  

5. The building has been designed with its end use in mind.  It would have a simple main form and would incorporate floorspace at lower ground, ground and first floor levels (these take account of changing levels across the site to Partington Farm and also front to back across the site and will involve some earthworks to allow for the creation of the new lower ground floor level at the front of the synagogue).  At the Wicker Lane frontage the building would appear as 3 storeys.  The front elevation would have a simple form but would include two large stone surrounded stained glass feature windows; the main elevations would be rendered though the lower ground floor level fronting Wicker Lane would be faced in natural stone.  The roof would be flat with a large central raised lantern to be covered in dark grey zinc.   

6. It is considered that the simple form and the rendering will complement the retained buildings at Partington Farm whilst the incorporation of the feature windows, the use of natural stone and the design of the roof will make the building stand out as something other than a domestic property.  Bearing in mind the proposed use of the building it is considered that whilst it would be more prominent in the street scene than the existing house at Barnfold Cottage, it would preserve and even enhance the character and appearance of the South Hale conservation area.

7. As described above the new building would be some 5 metres back from the boundary with Wicker Lane, the bulk of the building would be 7 metres from the barn (though there is a glazed link), there would be a minimum of 6 metres and up to 11 metres to the boundary with Springvale to the South and 18 metres to the rear boundary.  The configuration of the site and in particular the existing buildings on it mean that an application of the building envelope parameters set out in the South Hale guidelines is not straightforward.  Those guidelines would require 13 metres to the front boundary; 10 metres in total to the side boundaries (not less than 2 on either side) 20 metres to the rear boundary and 2 floors.  Hard area coverage for the site as a whole (0.37 hectares) should not exceed approx. 7% (259 sq m).  The distance to the front is short of the guidelines but comparable with the existing buildings on site; the distances to the sides are met as the development does not encroach closer than the minimum distance to the south whilst the distance to the north boundary is retained as existing.  To the rear boundary the configuration of the garden area means an interpretation of the rear boundary has to be made – the distance to the main part of this boundary whilst less than the 20 m guideline is comparable to the existing barn and is less than the farmhouse which sits right on that boundary.  Overall it is considered that the spaciousness of the site is retained by the development and there would be no detriment to the spacious character of the area.  In terms of hard area coverage the existing situation is well outside the guideline figure and the development does not make this significantly worse.

8. From the outset it has been an important consideration that the existing buildings at Partington Farm be retained in as close to their current form as possible.  Some structural works are required to the barn whilst the outbuilding adjacent to the road is to be raised in height to accommodate first floor living accommodation.  The open ends of the barn will be treated in a different manner to retain the impression of having been an open ended building and overall the proposals to the existing barn and outbuilding will retain their character and appearance.

9. Extensions are proposed to the farmhouse.  The main farmhouse will be retained and it is proposed to add a two storey extension to the northern half fronting onto the main garden area, together with a single storey extension across much of the remainder of this frontage.  The two storey extension will reflect the simple form of the existing house, with a pitched roof covered in slates and new rendered walls to match the existing.  The single storey extension whilst incorporating some elements of rendered wall would essentially be a flat roofed oak framed garden room.  The roof would be lead lined.  An existing conservatory and flat roof bay windows will be removed to make room for the proposed new extensions.  It is considered that the proposed extensions to the farmhouse are acceptable and would preserve the character and appearance of the conservation area.

IMPACT ON SETTING OF ADJACENT LISTED BUILDING

10. The site is adjacent to a listed building at Springvale.  It is considered that the relative positions of the new building and Springvale, in particular the distance to boundaries, the changes in levels and the significant tree cover on the boundary between them is such that the development would not adversely affect the setting of that listed building.

TREES

11. As a response to concerns raised by local residents, the applicants have submitted an amended arboricultural statement.  This states that 3 individual trees, one group of trees and one hedge previously proposed for removal will now be retained.  It is proposed that the development will require the removal of 11 individual trees and two groups consisting mainly of mixed ornamental trees and conifers but also including sycamore.  Indicative landscape proposals will include some 20 new trees and substantial shrub and hedge planting.

12. It is considered that there would be no significant loss of trees and any losses will be offset by new planting.  As such the character and appearance of the area in terms of its tree cover would not be adversely affected to any significant degree by the proposals.

IMPACT ON RESIDENTIAL AMENITY

Building and extensions
13 The new synagogue would retain approximately 20 metres to the boundary of the property on the opposite side of Wicker Lane which fronts Crampton Drive and is side on to Wicker Lane. The position on size of the synagogue and the existing/retained boundary screening are such that there would be no direct impact on neighbours as a result of the new building on terms of overbearing appearance, loss of light or overlooking. 

14 Similarly the works to the outbuilding would have no appreciable impact on the amenities of nearby residential properties.

15 The extensions to the farmhouse would be close to the boundary with the Vicarage with the two storey extension projecting some 5 metres forward of the existing main elevation.  It is considered that the relationship to the neighbouring property, taking account of the existing position, the size of the garden and the position of the property within it are such that there would be no undue impact n the amenities of occupiers of that property.

Proposed use of site

16. Noise and disturbance from within the building, from activities within the garden area at weekends and in the evenings and from general comings and goings will, it is considered, have a noticeable effect on the amenities of neighbouring residents unless measures are taken to limit the number, times and nature of the use of the site, particularly outside of the regular times of worship.  

17. Potential problems and disamenity might arise from unrestricted use of the garden area (in terms of the number of occasions when it is used and the hours of use).  It is recognised that the garden area is likely to be used after regular occasions of worship and it would not be appropriate to restrict this, it may however be more appropriate to control the number of times this are is used for other functions such as barmitzvahs and weddings and the hours during which it can be used on these occasions.  Other problems might arise from the uncontrolled use of amplified music for instance; and the opening of doors and windows during events in the evenings, hours of use, noise levels within the building.  

18. It is considered that with appropriate controls, by way of conditions, any potential harm to the amenities of neighbours would be mitigated to an acceptable degree.  In response to the concerns originally raised by Pollution and Licensing, the applicants have submitted a noise survey, the recommendations of which are summarised above (Applicants Submission).  Pollution and Licensing are currently assessing the applicants’ submission and their comments on this will be included in the Additional Information Report.  Conditions to address the potential adverse impacts on amenity arising from the proposed development will be based upon Pollution and Licensing’s comments and will be included in the Additional Information Report.

TRAFFIC AND CAR PARKING

19. The Council’s current maximum car parking standards for places of worship requires 1 space per 8 seats.  For the anticipated congregation of 200 this equates to a parking provision of some 25 spaces in total, together with a requirement of 5 spaces for the residential units a total of 30 spaces should be provided.  The proposed parking layout provides for some 24 spaces in total within the site.  This comprises 22 spaces in the main parking area adjacent to the farmhouse and barn (which includes 2 disabled parking bays and 4 designated parking spaces for the two residential units in the farmhouse) and 2 spaces in front of the main new synagogue building (on what is the existing driveway to Barnfold Cottage).  An area to provide 20 cycle parking spaces is also provided.

20. It is considered likely that at times there will be an increase in on-street car parking in the vicinity of the site, in particular on Wicker Lane.  In the vicinity of the site are the church and the Bulls Head pub/motel opposite the site.  It is considered that any on-street parking that does result form the proposed use of the site would not cause undue loss of amenity to the area or its residents nor would it cause undue detriment to highway safety or capacity.  The proposed access arrangements are considered to be acceptable as is the layout of parking within the site.

21. Whilst the submission of a travel plans was not a requirement of the permission for the conversion of the barn, that was a smaller scheme, and it is considered that a requirement for a travel plan would be appropriate if permission is to be granted for this application.  
22. Given the religious practices of the congregation in relation to the use of the car it is considered that it would be appropriate to condition the use of the building to a synagogue as applied for, as other uses within the same use class (Class D1) could include use as a place of worship where the congregation did not have the same practice and as such the demand for car parking could be somewhat higher.  

OTHER ISSUES 

23. There is no increase in the number of residential units on the site and as such there is no requirement for a contribution to open space or outdoor sports facilities.

24. In relation to Red Rose Forest there are no criteria within the SPG for a contribution for a religious facility.  The development will include new tree planting on site and it is considered that the development need not be subject to any s106 Red Rose Forest requirements.

25. The SPD on Highways and Public Transport Schemes does not apply to community buildings unless in excess of 2500 sq.m of floorspace.  The new synagogue falls far short of this (less than 1000 sq.m) and as such the SPD does not apply.
RECOMMENDATION: GRANT, subject to the following conditions:
1. Standard

2. Amended plans – 15 December 2008
3. Materials – conservation area – include details of external rainwater goods, external doors and windows, samples of materials to be used in repairs of existing buildings

4. Notwithstanding the submitted plans works of demolition or repair to the external walls of the existing buildings (other than Barnfold Cottage) shall not take place other than in accordance with details to be submitted of areas of the buildings to be removed and steps shall be taken to secure the safety and stability of that part of the building [or architectural feature] which is to be retained.  [Such steps shall, where necessary, include measures to strengthen any wall or vertical surface; to support any floor, roof or horizontal surface; and to provide protection for the building against the weather during the progress of the works].  The development shall be implemented in accordance with the agreed details. 

5. Travel plan

6. No development shall take place within the site until the implementation of a programme of archaeological work has been secured in accordance with a written scheme of investigation which has been submitted to and approved in writing by the Local Planning Authority.

Reason: To record archaeological remains that may be destroyed by the development having regard to Proposal ENV26 of the Revised Trafford Unitary Development Plan.
7. Tree protection No.1

8. Tree protection No.2

9. Landscaping

10. Provision of access facilities No 2

11. Retention of access facilities

12. Details of mitigation measures for bats to be submitted prior to demolition of Barnfold Cottage
13. Withdrawal of rights to alter or extend

14. No external plant/equipment/air conditioning units

15. No temporary marquees or other structures unless other wise approved in writing
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	WARD: Hale Barns
	H/CC/69960


	DEPARTURE: No


	Demolition of existing dwelling at Barnfold Cottage in association with proposed new synagogue and associated works. 



	Partington Farm/Barnfold Cottage, Wicker Lane, Hale Barns



	APPLICANT:  The Shaare Hayim Hale Synagogue



	AGENT: Emery Planning Partnership



	RECOMMENDATION:  GRANT
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SITE

The site is located on the western side of Wicker Lane in Hale Barns, to the south of the junction with Hale Road.  St Ambrose College and Church of the Holy Angels are to the north, the Vicarage is to the west and the Bulls Head pub is to the east on the opposite side of Wicker Lane.  Other adjacent properties are detached dwellings, including the listed building at Springvale to the south.

The site is occupied by three buildings – Partington Farm, The Coach House and Barnfold Cottage – all single dwellings though all now vacant.  Partington Farm is the original farmhouse whilst the Coach House is the associated barn that has been converted to a dwelling with storage and integral garage and retaining an open sided area at its western end.  There is a current single vehicular access to Wicker Lane towards the northern end of the site.  Barnfold Cottage is a separate dwelling with its own curtilage located immediately to the south of the buildings at Partington Farm between those buildings and Springvale.  It has its own separate access onto Wicker Lane.

The site is within the South Hale conservation area and falls within sub-area D which relates mainly to the hillside centred on Hawley Lane.  The site is right in the north-eastern corner of the conservation area and the adjacent college to the north and properties on the opposite side of Wicker Lane are outside the conservation area.

There are no TPO protected trees within or immediately adjacent to the site.

PROPOSAL

It is proposed to demolish Barnfold Cottage in its entirety to allow for the development of the site with Partington Farm as a new synagogue.

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North-West, now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

Conservation Area (South Hale)

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV12 – Species Protection

ENV21 – Conservation Areas

ENV23 – Development in Conservation Areas 

ENV26 – Archaeological Sites
D1 – All New Development

RELEVANT PLANNING HISTORY
7/6/4214 – Conversion of part of outbuilding into dwelling.  Refused on 26 April 1072.

&/6/4324 – Conversion of part of outbuilding into dwelling.  Granted on 28 June 1972.

7/6/4750 – Conversion of part of outbuilding into dwelling.  Granted on 5 September 1973.

H/17842 – Change of use and conversion of outbuildings to form dwellinghouse.  Refused on 6 October 1983.
H/29694 – Change of use and conversion of existing dwelling house & farm to form 2 dwellings and erection of an extension to existing stables to form a double garage. Erection of double garage for Partington Farm.  Refused on 31 July 1989.
H/31242 – Erection of extension to existing outbuildings to form a double garage and study for use in connection with the coach house.  Approved on 12 April 1990.
H/58589 - Erection of detached double garage and 2.4m high timber panel fence.  Granted on 14 April 2004.
H/64642 - Change of use and conversion of existing barn/coach house into synagogue with external alterations including infilling of open end of barn, changes to windows and fitting of rooflights; change of use and conversion of existing farmhouse into two semi-detached dwellings; provision of new access onto wicker lane following closure of existing access; provision of associated car parking.  Planning permission granted on 3 November 2006.
H/69959 - the planning application associated with this current application for conservation area consent is reported elsewhere on this Agenda item and proposes:-
Erection of synagogue with link to existing barn; conversion and extension of existing barn to form part of synagogue and to include dwelling ancillary to new synagogue; conversion and extension of existing dwelling (Partington Farm) to form two semi-detached dwellings; alterations to access.  Provision of landscaping and other associated works.  Demolition of Barnfold Cottage.

APPLICANT’S SUBMISSION 

Of particular relevance to the proposed demolition of Barnfold Cottage is that:-

· the existing dwelling known as Barnfold Cottage makes no positive contribution to the character and appearance of the conservation area

· the proposed synagogue would preserve and enhance the character and appearance of the conservation area

CONSULTATIONS

Greater Manchester Archaeological Unit – The comments made on the associated planning application require a condition be attached to the planning permission for the new development and that this initial evaluation phase would start following demolition of Barnfold Cottage but before any construction works commence
Greater Manchester Ecology Unit – Made the following comments in respect of the associated planning application, they are directly relevant to the demolition of Barnfold Cottage and the summary of the comments is repeated here:- 

there is no reason to disagree with the results of the survey which state that there is evidence of historical use of Barnfold Cottage by bats, though recent nocturnal observations appear to indicate that the roost is not currently occupied.  European and UK wildlife legislation is such that a bat roost is considered to be protected whether bats are present in the roost or not.  It should be assumed that the building does support a bat roost.
It is recommended that as a condition of any approval that may be granted to the scheme, details of proposed mitigation for disturbance to bats be prepared and supplied to the planning authority for consideration.  As part of the proposed mitigation, proposals should be put forward for establishing compensatory bat roosting potential.  Once approved these measures shall be implemented in full.

No tree or vegetation clearance required by the scheme should be undertaken during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent.  Compensatory tree planting should be required for any tree losses resulting from the scheme

REPRESENTATIONS

Neighbours – 3 letters received objecting to the application for conservation area consent making several comments in respect of the proposed new synagogue and also making the following comments:-

· Partington Farm/Coach House set the character of this part of the conservation area and Barnfold Cottage is typical of the existing residential character of this road frontage

· The existing property allows views of open landscape features along Wicker Lane

· No over-riding reason why Barnfold Cottage should be demolished

· Barnfold Cottage contributes considerably to the character of the conservation area
OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. There is no objection in principle to the demolition of the existing building to allow for the development of the site with the site next door at Partington Farm.

IMPACT ON SOUTH HALE CONSERVATION AREA

2. It is considered that the existing building at Barnfold Cottage is of no historic or significant architectural merit to justify its retention.

3. It is also considered that the demolition of the property, subject to treatment of the site (for example levelling and grassing over) and removal of boundaries with Partington Farm, such that the site was incorporated into the Partington Farm site, would not cause an unattractive gap site in the conservation area.  Indeed, historically there would not have been a separate dwelling in this location between Partington Farm and Springvale.  As such consent for its demolition could be granted irrespective of whether there is an approved replacement development on the site. 
4. The Greater Manchester Archaeological Unit has commented on the associated planning application, H/ 69959.  It may be that there is some archaeological interest in the vicinity.  Whilst demolition of the building would not be likely to damage any archaeological remains there may be, new development of the site could potentially damage such remains.  A condition requiring an archaeological investigation and recording is a recommended requirement should planning permission be granted for the re-development of the site, but is not considered necessary for this conservation area consent.

RECOMMENDATION: GRANT, subject to the following conditions and standard reasons:-

1. Conservation area consent standard condition

2. Tree protection No.1 
3. Details of mitigation measures for bats to be submitted prior to demolition 

4. Landscaping to be required in the absence of an approved redevelopment proposal
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	WARD: Stretford
	H/70146


	DEPARTURE: No


	CONVERSION OF EXISTING BASEMENT IN RESIDENTIAL PROPERTY INTO TWO SELF-CONTAINED FLATS



	185 Urmston Lane, Stretford



	APPLICANT:  Mr Stephen Clough



	AGENT: Mr B.J. Watts



	RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106
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SITE

The site comprises of a large 3 storey Victorian semi-detached property that has been sub-divided into 6 self-contained flats. There is a large area of amenity space to the rear that falls away at a steep gradient to down to the former landfill site at Stretford Meadows. To the east of the site along Urmston Road are properties of a similar size and age, many of which have also been converted into apartments.

Immediately to the west is the modern sheltered flat development of Meadowbank Court, dating from the 1970’s and is of a flat roof, brick construction. On the opposite side of Urmston Lane to the north of the site are two storey inter-war detached properties. The adjoining property is still in use as a dwellinghouse.

PROPOSAL

The proposal involves works to the interior of the property to convert the basement into two units of accommodation. The building is not to be extended although external alterations are proposed to the front elevation to create light wells for the apartment to the front of the building, the re-opening of bricked up windows to the rear and the creation of a new access in the side elevation.

The parking layout has been revised to accommodate extra spaces for the new units.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

No notation

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

H1 – Land Release for Development

H2 – Location and Phasing of New Housing Development

H3 – Land Release for New Housing Development

RELEVANT PLANNING HISTORY
No relevant recent history
APPLICANT’S SUBMISSION 

Relevant information contained within the Observations.

CONSULTATIONS

Local Highways Authority – No objection subject to the submission of a revised parking layout.

Built Environment – No objection

REPRESENTATIONS

None received

OBSERVATIONS

PRINCIPLE

1. The application proposes the creation of two additional units and as such would have previously had to have been considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the adopted Regional Spatial Strategy (RSS) published on 30 September 2008 carries significant weight in the determination of planning applications, to the extent that it takes precedence over the implementation and weight that can given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are two fold.

2. Firstly, with regard to new housing provision, Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings per year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3. Secondly, the new target requirement set out by the Adopted RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are RDF1, MCR1, MCR3 and L4.

5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).

6. Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and within the southern part of the City Region.

7. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and within the southern part of the City Region.

8. Policy MCR1 indicates that as a priority, plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

9. Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

10. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

11. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS Policy L4 criteria: -

(a) Whether or not the proposal supports a local regeneration strategy;

(b) Whether or not the proposal is located in a sustainable location, and,

(c) Whether or not the proposal is in a location that is well served by public transport.

12. In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is well served by public transport.

13. In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is very much less than clear given its relatively distant location from the edge of the Stretford and Urmston Town Centre Priority Regeneration Areas.

14. The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

15. Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

16. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4. Nevertheless, in the current context, it is considered that the proposal would be acceptable in policy terms.

RESIDENTIAL AMENITY

17. The application proposes two self-contained residential units within the fabric of the existing building with some minor alterations with unit to the front of the property and one to the rear. With a large part of the proposal being subterranean, in particular that at the front, the windows to the habitable rooms were all proposed to be high level, relative to internal finished floor level. The applicant his amended the drawings and proposed three light wells to the front and side elevation to improve light penetration and outlook from this unit. Whilst it is recognised this is not an ideal solution, it is considered the amendments will result in a development that will have no detrimental impact on residential amenity in terms of outlook for future residents. All the windows are at a low level relative to the external ground level and there are boundary treatments around the edge of the site, preventing any overlooking to properties outside of the buildings curtilage.

18. Private amenity space measuring 180m2 for eight residential units is proposed to the rear of the site. The equates to 22.5m2 per unit, well in excess of the minimum 18m2 standard required for flat developments. As such, there are no concerns in this regard.
19. There are to be no other external alterations to the property and as such, no concerns relating to relating to residential amenity.

DESIGN/STREET SCENE

20. The proposal reinstates a blocked up window on the rear elevation and introduces a new one. New windows are also introduced on the side and front elevations. They have been positioned in such a way that the size and proportions of the existing windows to the building are followed through with the vertical emphasis of the building maintained.

21. The steps and entrances to the flats are located to the side of the building and for the most part, will not be visible from the street scene. New retaining walls are proposed for the proposed entrances with steel guard railings to be erected on top in a style similar to that of the existing railings for the staircase on the rear of the building. They are to be 700mm in height and again, for the most part not visible within the street scene.

22. As such, the amendments to the existing building are considered to be minimal, with the intrinsic character and fabric retained. All new features have been sympathetically designed with the character and proportions of the existing building in mind and will not detract from it’s character or setting within the street scene.

CAR PARKING

23. The parking arrangements have been altered to accommodate the increase in the number of residential units within the building. There is at present informal, unmarked parking to the front and rear of the property with both areas being hard surfaced. The amended arrangement sees the car park laid out more formally with 8 spaces being provided, giving one per unit.

24. There are four spaces to the front and four to the rear. Those at the front are located adjacent to the boundary with the adjoining property with a gap between the frontage and the first space with a landscaped buffer proposed to soften the impact of the parking spaces. Some existing vegetation is being removed from the boundary with Meadowbank Court in order that a 6m aisle width may be achieved and whilst this is not considered ideal, there is a significant amount of mature vegetation in the adjacent properties and more landscaping is to be provided to the front of the site to offset this loss.

25. To the rear, four spaces are provided also. They have been laid out in such a way that they meet the Council’s standards in terms of their size and layout and there is sufficient space for turning. Part of the existing grassed amenity space has been removed in order to accommodate this parking although the level of amenity space remains in excess of what would normally be required for the number of units within the building. The spaces are to be located adjoining both neighbouring residential properties on either side. Meadowbank Court to the West is 10m away from the boundary and unlikely to be affected. The adjoining property to the east is much closer, however the area closest to the house is used for parking at present, most of which takes place against the boundary. This proposal moves most of the spaces away from the boundary, reducing it’s overall impact.

FINANCIAL CONTRIBUTIONS

26. A financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s guidance documents; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘ Developer Contributions Towards Red Rose Forest’. A sum of £2191.27 is required for open space whilst 2 trees are required at a rate of one per unit, costing a total of £470
27. As such, a total financial contribution of £2661.27 will be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.
RECOMMENDATION: Minded to GRANT subject to Section 106 Agreement
(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure:

· A financial contribution of £470 towards Red Rose Forest/off-site tree planting.

· A financial contribution of £2191.27 towards informal/children’s playing space and outdoor sports facilities provision within the locality of the development.

(B)

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

1. Standard time limit

2. Materials samples
3. Landscaping scheme

4. Revised parking layout
RM
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	WARD: Priory
	H/OUT/70193


	DEPARTURE: No


	OUTLINE PLANNING PERMISSION FOR DEMOLITION OF SINGLE STOREY OUTBUILDING AND CONSTRUCTION OF A NEW DWELLING WITH ASSOCIATED EXTERNAL WORKS AND FORMATION OF A NEW VEHICLE ACCESS.



	75 Hope Road, Sale



	APPLICANT:  Mr C Bolton


	AGENT: T8 Design


	RECOMMENDATION:  Minded to grant subject to S106 agreement and no objection received from adjoining neighbours
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SITE

The site comprises of an existing single storey building currently used as a storage unit in association with adjacent residential property no. 77 Hope Road. It is the middle property in a terrace of three the properties that adjoin on either side to the north and south being two storey residential properties. It is set back from Hope Road with it’s frontage being flush with the frontage with the two residential properties whilst to the rear is a large area of hardstanding with a vehicular access from Northwood Grove.

It is surrounded on all sides by residential properties whilst on the Metrolink line runs along the opposite side of Hope Road. 

PROPOSAL

The proposal is for outline planning permission for the erection of a two storey residential dwelling after demolition of the existing single storey storage building. All matters are to be reserved other than the proposed access. Off street parking is to be provided for two vehicles to the rear, accessed from Northwood Road whilst the remainder of the rear is to be used for private garden/amenity space.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

No notation

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

H1 – Land Release for Development

H2 – Location and Phasing of New Housing Development

H3 – Land Release for New Housing Development

RELEVANT PLANNING HISTORY
H/39105 – Demolition of existing store and re-instatement of dwellinghouse. Provision of 2 parking spaces with access to Northwood Grove. Approved with conditions 18 May 1994.

H/50287 – Erection of a single dwellinghouse. Approved with conditions 21 September 2000.

APPLICANT’S SUBMISSION 

Relevant detail addressed in the Observations section of the report

CONSULTATIONS

Local Highways Authority: Space for two off street parking spaces is proposed in line with the Council’s parking standards and as such, there are no objections to the proposal. Attention should however be drawn to the need for further approval may be required from Trafford Council’s Streetworks Section for any construction, removal or amendment of a pavement crossing under section 184 of the Highways Act 1980.

Environmental Protection: No objection subject to a note on any planning permission advising the applicant that they have a duty to adhere to the regulations of Part IIA of the Environmental Protection Act 1990, the Town and Country Planning Act 1990 and the current Building Control Regulations with regard to contaminated land.

Built Environment: No objection

REPRESENTATIONS

One letter of objection has been received from the occupier of 2 Northwood Grove. Concerns may be summarised as follows;

· The proposed access from Northwood Grove will result in increased congestion and on street parking on what is an already congested cul-de-sac.

OBSERVATIONS

PRINCIPLE

10. The application proposes the creation of one additional unit and as such would have previously had to have been considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the adopted Regional Spatial Strategy (RSS) published on 30 September 2008 carries significant weight in the determination of planning applications, to the extent that it takes precedence over the implementation and weight that can given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are two fold.

11. Firstly, with regard to new housing provision, Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings per year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

12. Secondly, the new target requirement set out by the Adopted RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

13. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are RDF1, MCR1, MCR3 and L4.

14. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).

15. Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and within the southern part of the City Region.

16. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and within the southern part of the City Region.

17. Policy MCR1 indicates that as a priority, plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

18. Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

17. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

18. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS Policy L4 criteria: -

(d) Whether or not the proposal supports a local regeneration strategy;

(e) Whether or not the proposal is located in a sustainable location, and,

(f) Whether or not the proposal is in a location that is well served by public transport.

19. In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is well served by public transport.

20. In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is very much less than clear given its relatively distant location from the edge of Sale Town Centre.
21. The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

22. Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).
23. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4. Nevertheless, in the current context, it is considered that the proposal would be acceptable in policy terms.
RESIDENTIAL AMENITY

24. The application is for outline consent and the details submitted are only indicative at this stage. However, what the details show is that the site is able to support a two storey residential property. An outlook distance of a minimum of 14.8m to the side elevation of no.1 Northwood Grove from the rear habitable room windows may be achieved, although the property on Northwood Grove is sited at a slight angle away from the application site and as such, there are no concerns relating to the potential outlook from the proposal.
25. The proposed dwelling is to be sited in between the two existing residential properties in the row and will complete the terrace. The footprint indicates that it will not project beyond the main rear walls of the two adjoining properties whilst an outrigger is proposed that reflects that of adjacent property no.73. Although this outline application indicates a property on this site reflecting the size and dimensions of the two adjoining properties, there may be a possibility that this arrangement could result in a loss of outlook to the future occupants of the proposal or the occupants of the adjoining properties. Any future application for reserved matters will need to give this careful consideration.

26. A private garden is provided to the rear of the property with a depth of approximately 7m and covering an area of approximately 35m2. This excludes the area to the rear proposed for off street car parking. It is suggested that three bedroom semi-detached properties should have an amenity space of 80m2, a figure which may be reduced where appropriate based on individual circumstances for smaller properties such as terraces. This proposal falls significantly short of this standard, however other properties in the immediate surrounding area have private amenity/garden spaces of a similar size. Attention is drawn in particular to the circumstances of adjacent property no.77 that has a private rear garden measuring approximately 42m2. Further north along Hope Road, other short blocks of terraced properties comparable with this site such as numbers 53 – 57 and 59 – 63 also have smaller private gardens of between 27m2 and 37m2 in area. Taking account of this, the proposed amenity/garden area for the proposal is considered to reflect that of the other comparable properties in the immediate surrounding area.

27. The indicative design shows a building largely in scale with the neighbouring properties, any application for reserved matters will need to give careful consideration to how the design of the elevations tie in with the existing properties in terms of it’s features, proportions and materials.

HIGHWAYS/PARKING

28. Off street parking space for up to four vehicles are proposed to the rear of the property that are to be accessed from Northwood Grove, in line with Trafford’s ‘Planning Guidelines: Car Parking Standards’ which requires two spaces for a property of this type. Concern has been raised that this development will result in an increase in on-street parking on Northwood Grove which is already very heavily congested. However, given that the proposal meets the adopted parking standards, this situation should not occur and the application may not be refused on this basis.

29. The site is at present accessed from Northwood Grove and there is an existing dropped curb and gates in the place where the new vehicle access is proposed. However, should any amendments be required to the footway, a separate consent will need to be sought from the Council’s Streetworks Section.

FINANCIAL CONTRIBUTIONS

30. A financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s guidance documents; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘ Developer Contributions Towards Red Rose Forest’. A sum of £1172.18 is required for open space whilst 3 trees are required per unit, costing a total of £705, however it is likely that some or all of the trees may be able to be provided on site and therefore a sum of £705 less £235 for each that is provided on site will be required.
31. As such, a total financial contribution of £1407.18 will be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.
RECOMMENDATION: MINDED TO GRANT subject to S106 agreement and no objection received from adjoining neighbours
(A)
(That the application will propose a satisfactory development for the site upon 
completion of an appropriate legal agreement and such legal agreement will be 
entered into to secure:

· A financial contribution of £705 towards Red Rose Forest/off-site tree planting less £235 for each provided on site.

· A financial contribution of £1172.18 towards informal/children’s playing space and outdoor sports facilities provision within the locality of the development.

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



1. Standard time limit



2. Reserved matters time limit



3.Reserved matters details



4.Materials samples
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	WARD: Clifford
	H/70233


	DEPARTURE: No


	CHANGE OF USE FROM A1 SHOP TO C3 DWELLINGHOUSE


	177 Henrietta Street, Old Trafford



	APPLICANT:  Mr P Livesey



	AGENT: N/A


	RECOMMENDATION:  MINDED TO GRANT subject to Section 106 agreement




SITE

The site comprises of a two storey end-terraced property located on the corner of Henrietta Street and Langshaw Street. It is surrounded by similarly designed properties to the south, east and on the opposite side of Langshaw Street to the north. To the west of the site on the opposite side of Henrietta Street is a small church and Sunday school and more residential properties.

The building at present is vacant although its last known use was that of a butchers shop which occupied the ground floor whilst a self-contained flat occupies the floor above.

PROPOSAL

The proposal is to convert the ground floor of the property into a self contained residential unit, resulting in a building accommodating two self-contained flats. Externally, very little of the building’s appearance is to change, the existing shop window and door are to be replaced and an existing opening on the south elevation of the existing outrigger is to be bricked up. There are no other external alterations proposed.

The existing access to the first floor flat from Langshaw Street is to be retained and the front boundary wall is to be re-instated. This being less than 1m in height will not however require planning permission.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

No notation

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

H1 – Land Release for Development

H2 – Location and Phasing of New Housing Development

H3 – Land Release for New Housing Development

RELEVANT PLANNING HISTORY
No relevant planning history

APPLICANT’S SUBMISSION 

Relevant detail addressed in the Observations section of the report

CONSULTATIONS

Local Highways Authority: The Council’s car parking standards require the provision of one parking space for the proposal. None have been provided however it is considered unlikely that will be any loss of residential amenity as a result of the proposal. As such there are no objections on highway safety grounds.

Built Environment: No objection

Environmental Protection: No objection

REPRESENTATIONS

One letter of objection has been received from the occupier of 179 Henrietta Street. Concerns are summarised as follows;

· No objection to the proposal in principle but concerned about the potential loss of parking space.

OBSERVATIONS

PRINCIPLE

1. The proposal lies within the Old Trafford & Gorse Hill Priority Regeneration Area as defined in Policy A1 of the Proposed Adopted UDP (May 2004). The Council is committed as a matter of priority to the regeneration of this area via the development and redevelopment of land, the conversion and refurbishment of available buildings, landscaping and other environmental improvements, the construction of improvements to the local transport infrastructure and other support measures.

2. The application site lies within the Old Trafford area which is identified as a Priority Regeneration Area in UDP Area Policy A1. UDP Housing Policy H10 indicates that within this area action will be taken to improve the quality and diversity of the housing stock and promote business and community facility development. Development of the application proposal would be consistent with the regeneration policy framework of the UDP.

3. The application proposes the development of a single dwelling and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy approved in September 2008 forms part of the development plan for Trafford and therefore takes precedence over the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

4. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

5. Secondly, the new target requirement set out in RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

6. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are Policies RDF1, MCR1, MCR2 and L4.

7. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).

8. Policies L4, MCR1 and MCR2 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the Manchester City Region area.

9. Policies MCR1 and MCR2 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and within the Regional Centre and its surrounding inner areas.

10. Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

11. Policy MCR2 indicates that plans and strategies should support the continued growth of the Regional Centre as the primary economic driver for the City Region – providing the main focus for business, retail, leisure, cultural and tourism activity. Specifically in relation to housing the Policy indicates that: -

12. In the Regional Centre developments will be acceptable where they are part of mixed use employment schemes that comprise a good range of housing sizes, types, tenures and affordability and contribute to the vitality and viability of the Centre, and,

13. In the inner areas adjacent to the Regional Centre developments securing a significant increase in population will be acceptable where they support regeneration activity, provide a good range of quality accommodation in terms of size, type, tenure and affordability and help secure the improvement of community facilities and the creation of sustainable communities.

14. Policy L4 advises that authorities should monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes to achieve the minimum target housing provision set for it. The accompanying text amplifies the position that provision of sufficient new residential development to support the role of the Regional Centre and inner area as a priority area for economic growth and regeneration should be made.

15. The application site – is located on previously developed land in a sustainable public transport accessible location – in an area proposed for inclusion within the inner area adjacent to the Regional Centre in the LDF Core Strategy Preferred Options document published for public consultation purposes on 16th July 2008. Therefore the proposal would be consistent with this RSS policy framework.

16. In conclusion, the proposal is acceptable in relation to the Policies and Proposals of Regional Spatial Strategy for the North West and the Adopted Revised Trafford UDP.

RESIDENTIAL AMENITY

17. The external alterations to the building are to be minimal with no extensions to the property proposed. Outlook is achieved for all habitable rooms either from the existing windows in the front and rear elevations and the site being bounded by a 1.8m high wall to the rear, should not result in any undue overlooking.

18. There is an existing yard to the rear measuring approximately 11m2 that will serve as the amenity space for the flat. Trafford’s guidance, ‘Planning Guidelines – New Residential  Development’ requires that developments for new flats should provide a minimum amenity space of 18m2, 7m2 more than that proposed for this development. However, the proposal is to convert an existing vacant property and is making the best use of the space available. Furthermore, the surrounding area is characterised by properties with small amenity spaces, all of a similar size to that proposed by this development. As such, there are no concerns relating to the proposal in this regard.

19. There are no other alterations and as such, no further concerns with regard to residential amenity.

DESIGN/STREET SCENE

20. As mentioned above, the external appearance of the property will remain almost identical to its existing state. The shop window is to be removed and replaced with a new frame of a style to match those of the existing properties within the row. There are two external doors in the south elevation of the rear outrigger, one of which is to be blocked up. The building is to otherwise remain as it is.

21. By keeping the external alterations to a minimum, the intrinsic character and merits of the property are retained, whilst the amendments are being undertaken in such a way that the property will be brought in line with the other properties in the terrace and in the wider surrounding area.

22. The proposals are therefore considered to have a positive impact on both the character of the property and the wider street scene.

TRAFFIC/HIGHWAYS

23. The Council’s car parking standards require the provision of one off street parking space for this proposal and none are provided. However, the implementation of this proposal is not considered to create any residential amenity and given that none of the properties in the surrounding area benefit from off street parking, it would be considered unreasonable to require such provision for this development.

FINANCIAL CONTRIBUTIONS

24. A financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s adopted SPG documents; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘ Developer Contributions Towards Red Rose Forest’. A sum of £1449.29 is required for open space whilst 1 tree is required, costing a total of £235
25. As such, a total financial contribution of £1684.29 will be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.
RECOMMENDATION: MINDED TO GRANT subject to Section 106 Agreement
(A)
That the application will propose a satisfactory development for the site upon 
completion of an appropriate legal agreement and such legal agreement will be 
entered into to secure:
· A financial contribution of £235 towards Red Rose Forest/off-site tree planting.

· A financial contribution of £1449.29 towards informal/children’s playing space and outdoor sports facilities provision within the locality of the development.

(B)

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


1.Standard time limit

2.Materials samples

3.Landscaping scheme

RM



	WARD: Davyhulme East
	H/70328

	DEPARTURE: No


	CHANGE OF USE FROM EXISTING DISTRIBUTION WAREHOUSE (USE CLASS B8) TO A MUSEUM (USE CLASS D1)  



	Argos Distribution Warehouse, Barton Dock Road, Trafford Park


	APPLICANT:  Peel South East Ltd


	AGENT: Rapleys LLP


	RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT




SITE

The application relates to the existing Argos storage and distribution depot situated on the north east side of Barton Dock Road in Trafford Park.  The site measures 7.6 hectares in size and comprises a large industrial building with hardstanding extending to the north and west.  The site is bound on three sides by highways, to the south is Barton Dock Road, to the east is Mercury Way and to the west is Phoenix Way.  Access is provided for vehicles from both Mercury Way and Phoenix Way.

The surrounding area is characterised by a mix of retail and commercial developments.  To the west is the recently completed Barton Square development, a bulky goods shopping development whilst to the south and east are a mix of industrial and storage and distribution developments.  There is a vacant site to the north.  

PROPOSAL

The application seeks consent to change the use of the existing 31,000 sq.m (gross internal area) storage and distribution depot into a museum (Class D1).  No external alterations to the building are proposed at this stage, consent is sought only for the change of use.  Planning permission will be required in future for any external alterations to the site.   The applicant also does not provide any information about the type of exhibits for the proposed museum, although this may include items associated with the history of the Manchester Ship Canal.   
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

Trafford Centre and its Vicinity

Special Health and Safety Development Control Sub-areas

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS

D1 – All New Development

D2 – Vehicle Parking

TCA1 - The Trafford Centre & its Vicinity

S2 – The Trafford Centre

E6 – Tourism Related Developments

T6 - Land Use in relation to Transport and Movement

T9 – Private Funding of Development related Highway and Public Transport schemes

T17 – Providing for Pedestrians, Cyclists, and the Disabled

A1 – Priority Regeneration Area

RELEVANT PLANNING HISTORY
H/50500 – Change of use of vacant manufacturing factory (B2) in part or whole to distribution/warehousing (B8).  Approved 23 March 2001.

H/51468 – installation of 7 additional loading doors under existing canopy; extension top vehicle service yard.  Approved 24 May 2001.

APPLICANT’S SUBMISSION 

The applicant has submitted a Sequential Test Exercise and Transport Report in support of the proposed development.  These can be summarised as follows:

Sequential Test

There are no alternative sites available within the defined search area which could accommodate the proposal.  The site satisfies the sequential test and its scale is commensurate with the Trafford Centre area and will complement existing facilities.  

Transport Report

Traffic generation will be less than currently generated by the existing distribution warehouse (B8) operation.  Barton Square is well served by buses and cycleways.  The proposal will complement the existing Trafford Centre and many joint trips are expected.  

CONSULTATIONS

LHA: Any comments will be included in the Additional Information Report

Strategic Planning and Development: Comments are incorporated into Principle of Development section below.

REPRESENTATIONS

None

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. The Argos storage and distribution depot falls within the ‘Trafford Centre and its Vicinity’ in the Revised Trafford UDP.  Policy TCA1b states that this area is suitable for the consolidation, improvement and modernisation of existing businesses, industry and storage and distribution uses.  The justification text states that the Council wishes to build upon the high quality facilities which have been developed in a way which is sustainable and achieves a high quality of urban development. 

2. Policy E6 of the Revised Trafford UDP states that in relation to tourism development, the Council will need to be satisfied that developments can be accommodated on the development site without having an adverse affect on the environment and amenity of adjoining areas; would have direct or ready access to public transport facilities; and would not adversely affect the revitalisation of and regeneration of the Priority Regeneration Areas listed in Policy A1.  It is considered that the proposed development complies with each of these criteria and therefore complies with Policy E6 of the Revised Trafford UDP.  

3. Policy W7 of the Regional Spatial Strategy for the North West seeks to improve the region’s overall tourism offer in order that the area can compete effectively, not just with other parts of the UK, but also with international attractions.  This could include meeting the needs of a diverse range of people, in locations easily accessible by sustainable means or which extend the visitor season.
4. The Government’s Good Practice Guide on Planning for Tourism (2006) not only considers the value that tourism developments can add to the national, regional and local economies but also the key planning issues which may arise in considering proposals for individual tourism development.  In choosing the best location, this guidance acknowledges the need to choose sites that are accessible to visitors and design their developments in such a way that visitors can readily and conveniently enjoy the attraction or facility.  In particular it acknowledges the planning authorities’ objective to maximise accessibility by sustainable modes of transport.  

5. The Trafford Core Strategy has been through its Preferred Options consultation stage and the application site falls within the Trafford Centre Rectangle Strategic Site which is identified as a mixed commercial, retail and leisure area.  In response to the Preferred Options consultation document, the landowner prepared a Development Framework for this area.  Within this document a number of neighbourhoods were identified, including one in which this site falls, ‘Kratos and Parkway Approaches’.  Although this area is identified in this document as a potential commercial led neighbourhood, the applicant states that this was not designed to define rigid boundaries for land uses; instead it should be considered a general framework.  Furthermore, the applicant considers that this area will add to the general mix of uses and will, in turn support the redevelopment and regeneration of the adjoining sites.  

6. It is considered that the proposed development complies with the policies outlined above in both the Revised Trafford UDP, and the Regional Spatial Strategy for the North West.  

7. Guidance in PPS6 ‘Planning for Town Centres’ and the Policies of the UDP states that that leisure development, such as this, should be focused towards town centres and sustainable locations.  The site is not within a designated town centre and in accordance with PPS6, the applicant must demonstrate that there is a need for the development; that the development is of an appropriate scale; that there are no more sequentially preferable sites; and that there would be no unacceptable impacts on existing town centres.  The applicant has submitted a Sequential Test Statement (based on a 30 minute drive time from the site) which seeks to address these tests.  The assessment submitted considers 135 alternative sites within this drive time area and concludes that none of these alternative sites are available.  

8. In view of the information provided and the thrust of the tourism policies both within the Regional Spatial Strategy and the Revised Trafford UDP, it is considered that the proposal would complement the existing facilities and is acceptable in principle.  

CAR PARKING AND ACCESS 

9. The proposed museum would occupy the full floorspace of the existing storage and distribution depot (31,000sq.m).  Existing hardstanding to the north and west is currently laid out as vehicle car parking for staff and servicing for HGV’s.  However, it is the applicant’s intention to rearrange this area to provide circa 900 car parking spaces.  Indicative plans have been submitted which outline how this number of car parking spaces could be accommodated.  The Council’s car parking standards indicate that 1,550 car parking spaces and 103 cycle parking spaces should be provided for a museum of this size.  As only indicative Site Layout Plans have been submitted with the application, a condition is recommended below which would require the submission and approval of full details of the means of access and the areas for the movement, loading, unloading and parking of vehicles.  Such areas shall be provided, constructed and surfaced in accordance with the approved plans prior to the commencement of use.   
10. A condition requiring the submission of a travel plan is recommended.  However, in all other respects the proposed development is considered to be acceptable in accordance with Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.

FINANCIAL CONTRIBUTIONS
11. The Council’s Supplementary Planning Document ‘Developer Contributions to Highway and Public Transport Schemes’ SPD1 was adopted on 6 March 2007 and applies to major developments such as this. Contributions required from a D1 non-residential institution use are not specified within SPD1 but need to be determined through separate negotiation.  These contributions will be used by the Council and GMPTE to implement public transport and highway improvement schemes within the locality of the new development. In this instance it is not felt appropriate to seek a financial contribution towards highway network improvements as the building is currently in use as a storage and distribution depot which generates a higher level of traffic than the proposed use.  The application site falls within an ‘Accessible’ area as defined by SPD1 and the relevant contribution based on the floorspace proposed for public transport improvements would be £300,000.00.

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

CONCLUSION

13. In conclusion, the proposed museum is considered to be acceptable in principle and would provide an opportunity for further linked trips in the Trafford Centre area.  The proposal complies with Government Guidance in PPS6 and all relevant Revised Trafford Unitary Development Plan Policies and Proposals and is recommended for approval accordingly.
RECOMMENDATION:  MINDED TO GRANT

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a financial contribution of £300,000.00 towards public transport improvements

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

1. Standard condition;

2. Provision of access facilities condition 1;

3. Retention of access facilities condition;

4. Travel Plan condition;

5. No consent for external alterations to building;

VM


	WARD: Stretford
	H/REN/70345


	DEPARTURE: No


	RENEWAL OF PLANNING PERMISSION H/56793 FOR THE ERECTION OF A TWO STOREY BUILDING WITH DORMERS AND ADDITIONAL ACCOMMODATION WITHIN THE ROOFSPACE TO FORM 10 NO. TWO BEDROOM APARTMENTS. PROVISION OF 14 NO. CAR PARKING SPACES



	Old Cock Garage, 1299 Chester Road, Stretford



	APPLICANT:  BBS Developments 



	AGENT: Emery Planning Partnership



	RECOMMENDATION: MINDED TO GRANT





SITE

The site is the former petrol station at 1299 Chester Road, which is now occupied by a hand car wash business.

The former petrol station shop and canopy and single and two storey buildings to the south of these are all still present on site. The site has two vehicular accesses onto Chester Road, one at either end of the site frontage. 

There are approximately 1.5m high black railings and gates to the site frontage and timber fencing and barbed wire to the rear. There is a high brick wall along the northern boundary with the recently constructed Housing Association development, which replaced the former Crossford Court residential care home. There are sports pitches to the east and south of the site and that land is within the Green Belt. On the opposite side of the Chester Road dual carriageway lies the vacant Old Cock Hotel and a number of industrial and commercial units.

PROPOSAL

The application is for renewal of planning permission in respect of the erection of a two and a half storey building to form ten apartments. 

The building would measure approximately 19m x 15m in area and 9.5m in height to the ridge. The building would have a hipped roof and would have main habitable room windows on all elevations. The front and rear elevations would include dormers in the roof space and balconies at first floor level.  The building would be set back approximately 5.5m back from the Chester Road frontage.

The vehicular access would be provided at the northern end of the site frontage with fourteen parking spaces along the northern boundary of the site. An area of private amenity space of approximately 11m in depth would be provided at the rear of the site.

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RPG13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 

None

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

ENV2 – Improving the Environment

ENV15 – Community Forest

ENV16 – Tree Planting

ENV27 – Road Corridors

OSR7 – Improvement and Provision of Informal Recreation and Children’s Play Space Provision

OSR8 – Improvement and Provision of Outdoor Sports Facilities

OSR9 – Open Space in New Housing Development

T6 – Land Use in Relation to Transport and Movement

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

T17 – Providing for Pedestrians, Cyclists and the Disabled

T18 – New Facilities for Cyclists

H1 – Land Release for Development

H2 – Location and Phasing of New Housing Development

H3 – Land Release for New Housing Development

RELEVANT PLANNING HISTORY
Application Site

H/64242 – Retrospective planning application for change of use of vehicle sales garage to car wash with vehicle valeting – Approved – 8th November 2006
H/56793 – Application seeking the approval of reserved matters for the erection of a detached two storey building with dormers and additional accommodation within the roofspace to form 10 no. two bedroomed apartments and 14 no. car parking spaces – Approved – 12th September 2003 

H/OUT/54904 – Outline application for the erection of a two storey block of 10 no. two bedroom apartments including the provision of two apartments within the roofspace and the provision of 14 car parking spaces – Approved – 20th March 2003 

H/15490 – Change of use from petrol service station and car showroom to site for sale of motor vehicles – Approved – 11th February 1982

Adjacent Site

H/63099 – Development of 20 supported residential units for the homeless with communal facilities – Land at Highfield Close – Approved – 12th December 2005
CONSULTATIONS

SP&D – Comments incorporated into Observations section of report. 

LHA – No objections, subject to the provision of adequate cycle parking. There is adequate parking provision and the car park layout is acceptable. The access is 4.5m wide to allow for simultaneous access and egress from the site. The development may have the potential to increase the peak hour trips due to the nature of the use but would reduce the overall traffic generation compared with the current car wash use and previous petrol station use. The site layout plan does not demonstrate the provision of cycle parking. The Greater Manchester cycle parking standards require the provision of 1 secure locker per 5 flats and therefore the provision of 2 secure lockers is required within the site to meet the Council’s standards. 

Built Environment – There is a large diameter combined sewer running to the front of the development. UU need to be consulted.
Renewal and Environmental Protection – No objections subject to site investigation for contaminated land. 

United Utilities – No objections provided the site is drained on a separate system. If surface water is discharged to the surface water sewerage system, the flow may be required to be attenuated to a maximum discharge rate. There is a large sewer along the frontage of the site and building over it will not be permitted.

GM Police Architectural Liaison Unit – Recommends that the entrance should be gated with access controls and that the development should be built to secured by design standards.

Environment Agency – No objections.
APPLICANT’S SUBMISSION

The Old Cock Garage is in a highly sustainable location, situated on Chester Road, the main route from the M60 to Stretford town centre and a main route into Manchester city centre. The site is approximately 350 metres from Stretford town centre, which is a Priority Regeneration Area. Additional housing in this location will assist in the regeneration of the centre by contributing to economic investment in the area.

The development will represent an environmental improvement as the site is on a primary transport route and is currently used as a hand car wash. Should the temporary permission for a car wash not be renewed in 2010, the lawful use of the site would revert back to the previous use for car sales. This use could be implemented with no changes to the built form on site. This would not contribute to any of the design objectives set out in PPS1 or the UDP. The proposed residential development would provide a significant design improvement when compared to the fall back position. 

With regards to the changes in commuted sums, the applicant accepts that there has been a change of guidance and considers it reasonable to require the financial contributions as set out in the supplementary planning guidance.

REPRESENTATIONS

One letter has been received from Councillor Adshead asking that the car parking provision is looked at again and making the following comments: - 
The flats are two bedroomed and may be occupied by families and, from experience in the local area, fourteen spaces is not enough to provide for residents and visitors. The provision of two spaces per dwelling should be considered otherwise the development may lead to parking on Poplar Road, which already has problems with car parking capacity. 

OBSERVATIONS

Introduction

1.
As an application for renewal of permission, the key question to consider is whether there have been any material changes in circumstances that would mean that the proposed development would now not be acceptable. Since the previous permission was granted, the Revised Trafford UDP has been adopted in June 2006, although the relevant policies are largely unchanged. In addition, a number of new Supplementary Planning Guidance documents have been adopted, which are relevant to the application. The Revised Regional Spatial Strategy has also been adopted (September 2008) as well as new Planning Policy Statements including PPS1, Delivering Sustainable Development (January 2005). There has also been a change in circumstances in that a new housing association development has been constructed immediately to the north of the application site. The implications of these changes are discussed below.
Principle of Development

2.
The application would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the policies of the revised Regional Spatial Strategy, which was adopted in September 2008, must now take precedence over the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

3.
Firstly, with regard to new housing provision, the RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

4.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

5.
Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Policies RDF1, MCR1, MCR3 and L4.
6.
Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -

“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”

7.
Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.

8.
Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.

9.
Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

10.
Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

11.
Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

12.
The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the Proposed Policy L4 criteria: -

(g) Whether or not the proposal supports a local regeneration strategy;

(h) Whether or not the proposal is located in a sustainable location, and,

(i) Whether or not the proposal is in a location that is well served by public transport.

13.
In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the reuse of previously developed brown-field land and the site is in a location that is well served by public transport.

14.
In relation to criteria (a), the proposal is located some 400 metres from the edge of the Stretford Town Centre Priority Regeneration Area and can be considered to be a development supportive of a local regeneration strategy.
15.
The strategic spatial planning imperative set out within the RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

16.
Whilst the proposal is for an apartment development it is relatively modest in scale and it is considered that it would not conflict with the development focus set in RSS Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008). In addition, the site is on a main transport corridor into the city centre and is currently occupied by a hand car wash. Should the temporary permission for the car wash not be renewed, the lawful use of the site would revert back to car sales. It is therefore considered that the redevelopment of the site for residential use would represent an environmental improvement when compared with this fall back position.
17.
At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would be difficult to demonstrate from the available land supply and housing market monitoring information that the proposal would have a significant adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. It is also considered that the development would have local regeneration benefits as a result of environmental improvements on a key transport corridor in relatively close proximity to Stretford town centre.  It is therefore considered that the proposed development is acceptable in policy terms.
Design and Visual Amenity

18.
Since the previous planning permission, there has been a material change in circumstances in that Planning Policy Statement 1, Delivering Sustainable Development has been issued (2005).  This includes stronger guidance on design and states “Good design should contribute positively to making places better for people. Design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted.” 

19.
In addition, the Council has recently adopted a Supplementary Planning Document SPD2, “A56 Development Guidelines”, which seeks to encourage environmental improvements to the road corridor and contains guidance on new development fronting the main road in terms of scale and massing, building lines, active frontages etc. The Chester Road Gyratory is designated as a Gateway site within this guidance. Paragraph 5.6 of the guidance states that “Where new development is proposed, it should be of a higher quality and more distinctive architecture.” 

20.
The site is also immediately adjacent to the Green Belt and open land within the Mersey Valley corridor and the development would therefore be one of the first impressions of Stretford when entering the area from the south. Directly across the road, there are traditional buildings of some architectural merit and the new Housing Association development to the north is also considered to be of a relatively high quality.

21.
In this context, it is considered that the design of the proposed building with a large hipped roof, dormers, balconies, quoins etc. and a rather squat appearance does not relate particularly well to the character of other buildings in the immediate vicinity nor does it represent distinctive and high quality architecture. Nevertheless, it is considered that the general scale, massing and footprint of the building is in keeping with the adjacent development and appropriate in terms of the street scene and that the development would have an active frontage with doors, main windows and balconies facing the main road.
22.
It is also recognised that the site is currently occupied by a hand car wash, which has a temporary permission until 2010 and that, if that permission is not renewed, it is likely that the site will revert back to the previous lawful use as car sales. It is therefore considered that, compared with these uses, residential development would represent a significant environmental improvement. Therefore, on balance, given the fact that the design was not raised as a specific concern at the time of the previous applications and given the existing and previous lawful uses of the site, it is considered that the proposed development is acceptable in terms of design and visual amenity.

Residential Amenity

23.
Since the previous planning permission, there have been material changes in circumstances in that the Council has adopted Supplementary Planning Guidance on “New Residential Development” (September 2004) and the adjacent residential care home at Crossford Court has been demolished and replaced by a Housing Association development. 

24.
The proposed building would have main habitable room windows facing towards the new flats and there is a small principal bedroom window on the side gable of the nearest flat. This would face the bedroom windows of the proposed flats at a distance of about 15m and would therefore not meet the Council’s required interface distance of 21m.  However, as the Housing Association scheme was permitted after the Old Cock garage permission, it is considered that it would not be appropriate to refuse the current application on this basis. The proposed windows would be over 12m away from the boundary with the amenity space and, although there are balconies proposed on the rear of the building, these would also be over 12m away. It is therefore considered that there would be no unacceptable loss of privacy to the amenity space.

25.
The proposed parking provision would be along the boundary with the new residential development with a landscaping strip of less than 0.8m in depth. Nevertheless, there is a high wall along this boundary and the new development is set on a higher level than the application site. It is therefore considered that this relationship would be acceptable

26.
The proposed development would also provide over 18 square metres of private outdoor amenity space per apartment as recommended in the Supplementary Planning Guidance, New Residential Development. In overall terms, it is therefore considered that the proposed development would be acceptable in terms of residential amenity. 

Highway Safety and Parking Provision

27.
The vehicular access would be provided at the northern end of the site frontage with fourteen parking spaces along the northern boundary of the site. The LHA has raised no objections to the proposed development, subject to the provision of adequate cycle parking. The LHA considers that there is adequate parking provision and the car park layout is acceptable. In terms of parking standards, there has also been no change since the time of the previous permission. The access is 4.5m wide to allow for simultaneous access and egress from the site. The development may have the potential to increase the peak hour trips due to the nature of the use but would reduce the overall traffic generation compared with the current car wash use and previous petrol station use. However, the site layout plan does not demonstrate the provision of cycle parking and the Greater Manchester Cycle Parking Guidelines require the provision of 1 secure locker per 5 flats and therefore the provision of 2 secure lockers is required within the site to meet the Council’s standards. The Greater Manchester Cycle Parking Guidelines were adopted in 2002 and so do not, in themselves, represent a material change in circumstances. Nevertheless, it is considered reasonable that, if planning permission is granted, an additional condition should be added requiring cycle parking provision.
Community Safety and Crime Reduction

28.
The GM Police Architectural Liaison Unit recommends that the entrance should be gated with access controls and that the development should be built to secured by design standards. It is considered that an additional condition should be attached requiring the submission and implementation of details of secure gating arrangements.
Other Considerations
29.
This category of development would normally generate requirements for financial contributions towards highway and public transport improvements, public open space provision and Red Rose Forest / off site tree planting. The Supplementary Planning Guidance / Documents relating to these contributions have all been adopted since the last planning permission was granted and therefore represent a material change in circumstances. These include SPD1, Developer Contributions to Highway and Public Transport Schemes – March 2007, Developer Contributions towards Red Rose Forest – September 2004 and Informal Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums – September 2004. The applicant has accepted that there is a material change in circumstances in this respect and that it would be reasonable to require these payments. The specific requirements in this case would be £7050.00 towards Red Rose Forest / off-site tree planting, £2150.00 towards public transport improvements, £730.00 towards highway infrastructure improvements, £11535.47 towards children’s play space provision and maintenance and £5812.10 towards outdoor sports facilities provision and maintenance. The financial contributions would be required through a Section 106 Agreement.
Conclusion

30.
In conclusion, it is recognised that there have been a number of material changes in circumstances since the previous permission was granted, both in terms of planning policy and guidance and in terms of the construction of the adjacent housing association development.  It is, nevertheless, considered that the proposed scheme would still be acceptable in terms of planning policy, design and visual amenity, residential amenity and highway safety.  It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement in respect of financial contributions and subject to conditions (which remain the same as on the original permission H/56793 with the exception of the additional cycle parking and secure gating conditions).

RECOMMENDATION: MINDED TO GRANT subject to: -
(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure: -

· a financial contribution of £7050.00 towards Red Rose Forest / off-site tree planting

· a financial contribution of £2150.00 towards public transport improvements

· a financial contribution of £730.00 towards highway infrastructure improvements 

· a financial contribution of £11535.47 towards children’s play space provision and maintenance 

· a financial contribution of £5812.10 towards outdoor sports facilities provision and maintenance

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

1. 
Standard Time Limit

2. 
Materials

3. 
Landscaping

4. 
Provision of access, parking and turning areas

5. 
Retention of access, parking and turning areas

6. 
Development to be carried out in accordance with revised plans submitted on 22/08/03

7. 
Noise mitigation measures to be submitted and implemented

8. 
Site investigation for contaminated land

9. 
All surface water drainage to be passed through trapped gullies

10. Details of storm water attenuation to be submitted and implemented

11. Notwithstanding the approved plans, details shall be submitted to the LPA for written approval of a vehicle turning area within the application site. A 4.5m access road with 6 metre radii and additional signage in a position and of a design to be agreed in writing with the LPA to advise drivers to turn left upon exiting the site. The approved details shall be implemented prior to the occupation of the first apartment and retained for such use at all times thereafter.

12. Details of bin stores (to include separate recycling receptacles for paper, glass and cans in addition to other household waste) to be submitted and implemented.

13. Details of cycle parking provision to be submitted and implemented 

14. Details of secure gating arrangements at the main vehicular access to be submitted and implemented

SD



	WARD: St. Mary's
	H/LPA /70400

	DEPARTURE: No


	RETENTION OF ALL WEATHER SPORTS PITCH/PLAY AREA WITHIN THE EXISTING PLAYING FIELDS.  



	Woodheys Primary School, Meadway, Sale


	APPLICANT:  Mrs L. Daniels, Woodheys Primary School


	AGENT: Trafford Borough Council


	RECOMMENDATION:   GRANT




SITE

The application relates to Woodheys Primary school, which is situated on the western side of Meadway, within a predominantly residential area.  The site comprises single storey and two storey buildings and mobile classrooms.  A playground and fields to the school are situated to the west of these buildings.  Residential properties on Meadway and Willow Drive bound the site to the north, residential properties on Grasmere Drive bound the site to the west and residential properties on Elton Road, Ashley Drive and Meadway bound the site to the south.

PROPOSAL

The application proposes the retention of an all weather sports pitch/playing area which is situated within the existing playing fields, to the south of properties situated on Willow Drive.  The pitch measures 39m in length and 26m in width and is surrounded by a 1m high fence.

The pitch is used by the school during the week until 17:00.  The pitch is available for let after this time until 20:30.  When the pitch is not in formal use, after school hours, at the weekends and during school holidays, the general public are permitted to use the all-weather pitch, including the adjoining playing fields, although the all-weather pitch is only permitted to be used until 20:30.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

Protected Open Space
PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS

OSR5 – Protected Open Space

OSR8 – Improvement and Provision of Outdoor Sports Facilities

D1 – All New Development

RELEVANT PLANNING HISTORY
H/52003 - Provision of hardstanding to extend existing playground and parking areas – Granted 25th July 2001.

H41567 - Erection of single storey extension to provide nursery & reception classes – Granted 17th January 1996.
APPLICANT’S SUBMISSION 

The applicant has submitted a Design and Access Statement which states that the school has built a small all weather pitch, surrounding by a low fence at the rear of the school site, where intrusion is minimised.  They state that the facility can be accessed by all.

The applicants have also provided a statement regarding the use of the all weather pitch, which states the following:-

· The pitch is regularly used in spring, summer and autumn months by two junior football teams which provide valuable income for the school.  It is also available for children’s football parties.

· The school has liaised with their immediate neighbours and has attended meetings accompanied by a community Police Officer with the local community.  Following this a notice has been displayed adjacent to the pitch, giving clear instructions to those using it, stating an appropriate time for the pitch to be vacated.

· It was agreed that all unacceptable behaviour would be reported to the Police.

· They have provided pedestrian access into the school grounds leading to the pitch to minimise any disturbance to neighbours and their gardens.

· There has been no real change of use; the land was a school playing field before it became an all-weather pitch.

CONSULTATIONS

Sports England – Have no objections to the proposal, stating that they have considered the proposal in light of Sport England’s playing fields policy and on the understanding that the new pitch can be used for training and coaching sessions with school children, but that it is also available for non-curricular use.  They state that on balance they are satisfied that the proposal is consistent with Exception E5 of Sport England’s playing fields policy, which states “the proposed development is for an indoor or outdoor sports facility, the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields”.

Built Environment (Drainage) – No objection.
Built Environment (Highways) – No comment.
Built Environment (Street Lighting) – No comment.

Built Environment (Public Right of Way) – No comment.
REPRESENTATIONS

Neighbours - Two letters of objection, one which has been signed by residents of three different properties have been received from neighbouring residents on Ashley Drive and Cranmere Drive.  The main points raised are as follows: - 

· The siting of s 5-a-side football pitch within a primary school is highly inappropriate.  

· Due to the materials chosen and poor construction, there is a regular and persistent thwack and clang sound produced when ever it is in use.  This is invasive and aggravating noise that can go on for long periods.

· It appears that the school encourages open and unsupervised use of the development.

· Access to the development is uncontrolled and is often used well into the evenings as a hang-out spot for youths where behaviour can vary from football to drinking and on occasions drug use.

· The site is littered by unsupervised youths, which is often collected by school children.

· They consider that if the school is to retain the facility, then they must take responsibility for the security and nuisance aspect of the proposal.

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. The area in which the all weather pitch/play area is situated within the schools grounds is identified as being within an area of Protected Open Space in the Revised Trafford Unitary Development Plan.  Proposal OSR5 states that the development of all or part of an open space will not be permitted unless it is for formal or informal recreational purposes; the proposed development is ancillary or complements the principal use of the site; it can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities, taking into account also of the site’s wider environmental and community value.  

2. Woodheys Primary School is also identified within the Revised UDP as an area for the Improvement and Provision of Outdoor Sports Facilities.  Proposal OSR8 states that in such areas the Council will seek to improve and provide outdoor sports facilities by (i) improving existing play surfaces and ancillary facilities, (ii) encouraging the development of new playing fields and sports facilities where existing facilities cannot accommodate the identified deficiency of provision.

3. It is considered that the proposal complies with Proposals OSR5 and OSR8 as the all weather pitch provides a recreational use within the site, which complements the main use of the school.  As Woodheys Primary School is an identified site within OSR8 and the pitch provides an area for children to play outdoor sports all year round, the proposal will provide improved sports facilities at the school.  The principle of the proposal is therefore considered acceptable and so the main issue to consider in the determination of the application is the impact of the pitch on the amenity of neighbouring residents.

RESIDENTIAL AMENITY

4. The all weather pitch is situated a minimum distance of approximately 13m away from the common boundary with the bungalow properties situated on Willow Drive.  A fence approximately 2m high lies along this boundary, which partially screens views of the pitch from the rear gardens of these properties.  A minimum distance of 26m lies between the pitch and the common boundary with the neighbouring residential properties on Cranmere Drive.  This distance includes existing grassed sports pitches.  A minimum distance of 30m lies between the properties on Elton Road and Ashley Drive.  An existing nature reserve at the school, containing a boundary of mature trees lies between the pitch and the neighbouring properties on Elton Road and Ashley Drive.  

5. It is not considered that the retention of the all weather sports pitch / play area would result in an increase in noise and disturbance to the neighbouring residents during school hours and organised after-school clubs, over and above that currently experienced during the existing school activities.  Neighbouring residents have raised concerns that the pitch is being used by youths to congregate out of school hours.  The school does permit the pitch and the surrounding playing fields to be used by the general public out of school hours as part of an extended schools agenda.  The all-weather pitch however is only allowed to be used until 20:30 each day.  It is considered that it would be unreasonable to further restrict the use of the all-weather pitch as the surrounding playing fields within the school site could still be used by the general public at any time when the school is not open.  The management of the site generally is a security matter which needs to be addressed by the school, separately to this application.

DESIGN AND APPEARANCE

6. The surface of the all weather pitch is a ‘grass green’ colour, thus matching the adjoining sports field.  The pitch is situated to the rear of the school and is not visible from the highway, thus does not impact on the existing street scene.  The design and presence of the all weather sports pitch / play area does break up the openness of the school field and does detract from its visual appearance.  However, it is not considered that the harm caused is sufficient to warrant refusal of planning permission.

CONCLUSION

7. The proposed retention of the all weather sports pitch / play area to the rear of the site is considered acceptable.  The concern raised by local residents regarding the use of the site by youths out of school hours is a matter to be dealt with separately by the school and could not be reasonably restricted by conditions associated within this application.  The proposal is considered to comply with all relevant policy in the Revised Trafford UDP.  The application is therefore recommended for approval. 
RECOMMENDATION:
GRANT
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	WARD: Priory
	H/70460


	DEPARTURE: No


	CONVERSION OF EXISTING TRIPLEX APARTMENT INTO 3 NO. 1 BEDROOM APARTMENTS AND CREATION OF TWO CAR PARKING SPACES



	14/16 Holmefield, Sale



	APPLICANT:  Elliot Maunders Homes Ltd



	AGENT: Howard & Seddon Partnership



	RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106





SITE

The site is located at the end of a residential cul-de-sac which comprises of a mix of six pairs of Victorian semi-detached properties  and more modern detached and semi-detached houses either side of the junction with Hope Road. It has an area of approximately 0.3ha on the south side of the cul-de-sac and comprises the former site of 14 and 16 Holmefield.

To the north, the site is bounded by the curtilage of a modern detached house located in what would have originally been the grounds of no.7 Holmefield and is now no.9 Holmefield, to the west is the common boundary with  no.12 whilst the head of Broomville Avenue adjoins to the east and to the south are semi-detached properties fronting onto Norman Road.

PROPOSAL

Outline planning permission (ref. H/OUT/60400) was granted on the site in December 2004 for the demolition of the existing buildings and erection of a three storey block of 7 apartments and 4 detached houses on the site. Approval of reserved matters was granted in February 2006. The apartments approved were all three bedroom properties, however, the applicant now wishes to convert the three bedroom triplex apartment located in the south east corner of the apartment building into three, 1 bedroom apartments.

There are to be no structural alterations to the external appearance of the property proposed although the internal arrangement will alter slightly. Two additional parking spaces are also proposed for the new units.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

No notation

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

H1 – Land Release for Development

H2 – Location and Phasing of New Housing Development

H3 – Land Release for New Housing Development

RELEVANT PLANNING HISTORY
H/OUT/60400 – Demolition of existing buildings and erection of three storey block of 7 apartments and 4 detached houses; construction of vehicular access from Holmefield and provision of 5 garages and 11 parking spaces. Approved with conditions 2 December 2004.

H/ARM/63396 - Approval of Reserved Matters for the erection of a three storey block of 7 apartments and 4 detached houses; construction of vehicular access from Holmefield and provision of 5 garages and 11 parking spaces. Approved with conditions 22 February 2006.
APPLICANT’S SUBMISSION 

The approved scheme provides 11 off street parking spaces for 7 three bedroom apartments whilst the revised submission proposes 13 spaces for 9 apartments, a number considered appropriate for a development of this size. Amenity space was provided at a rate of 74.7m2 per unit and although this is to be reduced to 54.8 m2 per unit, a level which is considered significant.

Overall, the development provides two additional units of accommodation and two parking spaces within the building envelope and the site boundary respectively, resulting in an increase in density from 36 dwellings per hectare to 43 dwelling per hectare. No new windows or other features are proposed to the building and overlooking distances have not therefore been affected.
CONSULTATIONS

Local Highways Authority – To meet the Council’s parking provision for three flats, 4.5 parking spaces should be provided, however the Council would accept the provision of one car parking space per flat. The applicant has demonstrated the provision of an extra two parking spaces as part of the development that meet the Council’s dimension standards and the proposal is therefore acceptable on highway grounds.

Enivronmental Protection – No objection

Built Environment – No objection

REPRESENTATIONS

One letter of objection has been received from the occupier of 18 Baxter Road. Concerns are as follows;

· This proposal will exceed the original number of units the development was granted planning permission for.

· The changes will add congestion in terms of vehicle use and services access on an narrow and increasing busy road.

· The proposal will reduce amenity as a result of increased noise and congestion.

OBSERVATIONS

PRINCIPLE

1. The application proposes the creation of two additional units and as such would have previously had to have been considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the adopted Regional Spatial Strategy (RSS) published on 30 September 2008 carries significant weight in the determination of planning applications, to the extent that it takes precedence over the implementation and weight that can given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are two fold.

2. Firstly, with regard to new housing provision, Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings per year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3.Secondly, the new target requirement set out by the Adopted RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4.Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are RDF1, MCR1, MCR3 and L4.

5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).

6. Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and within the southern part of the City Region.

7. Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and within the southern part of the City Region.

8. Policy MCR1 indicates that as a priority, plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

9. Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

10. Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

11. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS Policy L4 criteria: -

(j) Whether or not the proposal supports a local regeneration strategy;

(k) Whether or not the proposal is located in a sustainable location, and,

(l) Whether or not the proposal is in a location that is well served by public transport.

12. In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is well served by public transport.

13. In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is very much less than clear given its relatively distant location from the edge of Sale Town Centre.
14. The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

15. Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

16. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development. This position will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4. Nevertheless, in the current context, it is considered that the proposal would be acceptable in policy terms.

RESIDENTIAL AMENITY

17. There are to be no external alterations to the fabric of the building as a result of this proposal. However, there are a number of residential amenity impacts to be considered. There are presently six narrow windows on the east elevation of the building that were previously to serve bathrooms, landings and a kitchen and bedroom, whereas the revised proposal would have them all serving bedrooms and kitchens. No condition was ever imposed on the original application to require these windows to be obscurely glazed and given the rooms that they are now proposed to serve, to impose this restriction now would be considered unreasonable.

18. However, the windows have been positioned in such a way that that any view from them would be down Broomville Avenue and not into the residential properties on this road or their associated private gardens or amenity areas. Furthermore, there is significant screening in place along the east boundary of the application by way of mature vegetation, much of which is protected by a Tree Preservation Order, and although this in itself does not provide adequate screening, when considered alongside the siting of the windows, the overall impact of this element of the proposal is considered minimal. 

19. In terms of outlook, a distance of 21m is retained between the ground floor of the apartment building and that of the detached residential units opposite whilst at first and second floor a distance of 25m is retained between the two properties, in line with the distances required by Trafford’s Guidance ‘Planning Guidelines – New Residential Development’. As such, the alterations to the rooms internally from that previously approved will not result in any new residential amenity issues from overlooking.

20. The applicant has proposed two new off street parking spaces adjacent to the existing to accommodate the new residential units. This will result in a loss of amenity space of an area measuring 5.3m x 4.8m equating to 25.44m2 of space, with an area of approximately 285m2 of private amenity space retained. This equates to 31.7m2 of amenity space per unit, nearly double the 18m2 per unit minimum required for such developments. In light of this, the increase in parking and loss of amenity space is not considered significant with appropriates levels of space retained for future occupants.

21. Landscaping is proposed around the edge of the parking spaces although this is to be low level and will not obstruct views from the unit that they are adjacent to. It is recognised that the proposed parking spaces themselves will be close to habitable room windows, however given that this close arrangement has already been approved on the north side of the building, it is not considered this application may be refused on these grounds.

TRANSPORT/HIGHWAYS

22. The development at present has planning permission 11 parking spaces serving 7 apartments, a provision of 1.6 spaces per unit. This application proposes a further 2 spaces for the 2 additional residential units, resulting in 13 parking spaces for 9 units. A total of 1.4 spaces per unit. 

23. To meet the Council’s parking standards 1.5 spaces would normally be required per unit, meaning an extra 3 spaces would be required as a result of this proposal. However the Council would accept the provision of one car parking space per flat and the applicant has demonstrated the provision of an extra two car parking spaces as part of the development that are an appropriate size. The proposal is therefore acceptable on highways grounds.

24. The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.
FINANCIAL CONTRIBUTIONS
25. A financial contribution will be required as part of the application for open space and tree provision should the application be approved in line with Trafford’s guidance documents; ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ and ‘ Developer Contributions Towards Red Rose Forest’. A sum of £2344.37 is required for open space whilst 2 trees are required at a rate of one per unit, costing a total of £470.

26. As such, a total financial contribution of £2814.37 will be required should this application be granted planning permission. This will need to be undertaken through a Section 106 Legal Agreement.
RECOMMENDATION: Minded to GRANT subject to Section 106 Agreement

1. Standard time limit

2. Revised landscaping scheme
RM



	WARD: Hale Central
	H/OUT/70473


	DEPARTURE: No


	OUTLINE APPLICATION (WITH DETAILS OF ACCESS AND LAYOUT APPLIED FOR) FOR THE DEMOLITION OF THE EXISTING GARAGE/SERVICE STATION FOLLOWED BY THE ERECTION OF ONE PAIR OF SEMI-DETACHED HOUSES AND THE RETENTION OF THE EXISTING HOUSE.



	Money-Save Service Centre, 48 Ashfield Road/Money Ash Road, Hale, Altrincham, WA15 9QN.


	APPLICANT:  Mr M Cornforth, Money Save, Service Centre



	AGENT: WRG Associates



	RECOMMENDATION:  GRANT





SITE

The application relates to a site of approximately 0.07 hectares situated at the junction of Money Ash Road with Ashfield Road to the south of Altrincham town centre and backing onto the railway line that runs south out of Altrincham.  The site is occupied by a car service garage, with separate workshop and service bay buildings, and an end-of-terrace house which also contains small office accommodation associated with the garage.

The site is within an established residential area characterised by terraced housing of varying styles.

PROPOSAL

It is proposed to demolish the existing garage but retain the existing house.  The application is in outline and seeks permission to erect one pair of semi-detached.

Approval is sought for the layout of the site and access.  The proposed houses would front Money Ash Road with gardens backing onto the railway.  Each of the two new houses would have its own driveway providing two off-street parking spaces.  Two spaces would also be provided within the site of the retained house at 48 Ashfield Road.   
Indicative, typical floor plans provided with the application show basement, ground floor, first floor and second floor accommodation with 4 bedrooms per dwelling.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Planning Guidance for the North West now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

None
PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV16 – Red Rose Forest

H1 – Land Release for New Housing Development

H2 – Location and Phasing of New Development

H3 – Land Release for Development

H4 – Release of Land for Development
OSR9 – Open Space in New Housing Development

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

RELEVANT PLANNING HISTORY
H/OUT/70112 – Outline application (with details of access and layout) for demolition of existing garage service station followed by the erection of three dwellings with retention of existing house.  Withdrawn on 2 October 2008.

H/53728 - Erection of single storey rear extension to provide visitor and staff toilets.  Planning permission granted 26 April 2002.

H/13683 – change of use from dwelling house to flats.  Planning permission refused on 12 February 1981.

Numerous other applications have been submitted over the years relating to the service station.
APPLICANT’S SUBMISSION 

In relation to housing policy:-

· recognises that the site falls outside the priority regeneration areas contained within the Revised Trafford UDP and that recommendation R67 of the Proposed Changes to the RSS suggests that continued restraint will be necessary except in that part of the borough lying within or adjacent to the Regional Centre

· RSS does not suggest all developments should be restricted

· Recommendation R10.4 recommends policy MCR3 should allow for a limited amount of market housing in sustainable locations which are well served by public transport to support local regeneration strategy

· The site meets these criteria:- it is a brownfield site (11.5 of the UDP gives priority to the re-use of previously developed urban sites)

· It is well served by public transport

· It is within walking and cycling distance of Altrincham town centre

· The site is an existing garage and will be contaminated - it would be treated and restored as part of the proposed development

· The development would regenerate the character of the area which is predominantly residential

· It would improve the impact on neighbouring amenities (UDP Policy H2 seeks to protect the quality, appearance and amenity of established residential areas)

· It would fulfil local housing needs because of its proximity to Altrincham town centre providing proximity to key local services and job opportunities

· The removal of the garage would improve traffic management in the vicinity

· The figure of 578 dwellings per year to be achieved in the borough is not a maximum

· The proposal is only for 2 new units and would provide significant local regeneration and as such it should be considered as an opportunity to contribute to the housing supply figures

The Design and Access statement makes the following points:-

· the site is within a long established residential area

· there is a broad range of community facilities within a 15 minute walk

· the site is close to public transport facilities

· the amount of development proposed is 2, four bedroom dwellings

· two storeys in height though 2 ½ stories, 2 full floors with rooms in the roof may be a consideration, the houses would also include a basement

· height will be restricted to be in character with the adjacent terrace and the existing house along Ashfield Road

· the layout is based on the dwellings facing Money Ash Road with the gardens to the rear

· 2 parking spaces will be provided to each dwelling within the adjacent driveways, a further two spaces would be provided to number 48 Ashfield Road

· The layout provides continuity with the existing terrace along Money Ash Road and the scale of the development will be in sympathy with this terrace

· Whilst detailed design has not been developed, it is intended that the architectural characteristics and details of the adjacent properties will be incorporated

· Roof windows will be incorporated in the rear elevation

· The site is level and therefore level access is easily achieved

· Access to the houses will be from private drives leading off Money Ash Road

· Access to the rear will be level along driveways with each garden separately accessed for maintenance, refuse removal and cycle storage

· It is the intention to fully comply with all current regulations and internal planning allows disabled access to all ground floor rooms including WC

CONSULTATIONS

Strategic Planning and Developments – Comments incorporated into Observations section below.
LHA – No objections on highway grounds subject to minor amendments.  These include widening the vehicle accesses to meet the Council’s standard width of 3.1 metres; also, realigning the vehicle access to the existing house would allow easier access for the car parking spaces and will reduce the need for exceptionally long vehicle crossings.  Two parking spaces per dwelling meets the Council’s standards.
Pollution and Licensing – The application area has a history of industrial use and therefore the land may be contaminated.  A contaminated land condition is suggested.
Drainage – Standard comments relating to connections to the public sewer system, constraining the peak discharge rate of storm water and sustainable urban drainage

Highways – No objection.  Works affecting the adopted footway of Money Ash Road to be agreed with the LHA.
REPRESENTATIONS

Neighbours – 1 letter received raising the following concerns:-

· no objection in principle to the development

· once completed it will be likely to considerably enhance the area

· more in keeping with the surrounding residential area

· demolition of garage and provision of off-street parking will be likely to ease local parking problems as the garage currently attracts a number of vehicles

· only concern is the structural implication for the property (6 Money Ash Road) that adjoins the garage building as some work will be needed to the exterior of that property

· also would require a condition to provide a boundary wall between the rear garden and the development for security and privacy

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. The application proposes the development of two new dwellings and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy published by the Secretary of State in September 2008 must now carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the previous Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2. Firstly, with regard to new housing provision, RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3. Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4. Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are RDF1, MCR1, MCR3 and L4.

5. Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham).  In relation to the third priority areas for growth, such as Altrincham, the Policy states that: -

“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”

6. Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

7. Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

8. Policy L4 requires Local Authorities to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes to ensure that they achieve the housing provision set out for each area by that policy, (578 p.a. for Trafford). The accompanying text gives further guidance on an area basis and states the following: -
“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

9. The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the stated focus of Policy L4: -
(m) Does the proposal supports a local regeneration strategy;

(n) Is the proposal located in a sustainable location, and,

(o) Is the proposal in a location that is well served by public transport?
In terms of (b) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brownfield land.    
10. In terms of (a) and (c) the proposal is located in close proximity (approximately 300 metres) to the edge of the Altrincham Town Centre Priority Regeneration Area and to the nearest public transport routes on Hale Road and Stamford Park Road (approximately 100/150 metres respectively) and is therefore also acceptable in these terms. 

11. The strategic spatial planning imperative set out within the RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.  
12 The application proposal meets the acceptable development criteria for general market sector housing developments that are set out in within RSS Policy L4.

13 The development is small in scale and proposes the development of new family housing accommodation.

14 At this point in time (effectively at the commencement of a new planning policy regime) therefore it is considered that it would not be possible to demonstrate from the available land supply and housing market monitoring information that the proposal would have an adverse impact on local and neighbouring housing markets and in consequence that harm to the RSS strategy would arise from this development and therefore this application could not be opposed on housing land policy terms. This position of course will need to be kept under review and the effects of further development proposals assessed as they arise to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4.

LAYOUT

15. The proposed site layout for which approval is sought is for a pair of semi-detached houses fronting Money Ash Road.  They would be set back some 2.8 metres from the back of the pavement – this is along the same line as the adjacent terrace of houses 2-6 Money Ash Road.  The houses would be two storeys in height (with additional space in the roof) with the height restricted to be in character with the adjacent terraced housing.  They would be of comparable width and depth to the existing houses on the road.  Rear gardens would measure over 10 metres long and would provide over 70 sq. metres of rear garden area.  Pedestrian access to the rear gardens would be from the front along the proposed driveways to the side of the new houses.  The existing house would also retain a rear garden of over 50 sq. metres in area, though this would be of a rather restricted layout.

16. It is considered that the proposed layout would be an appropriate approach for the development of this site.  It would complement the existing character of the area.  The northern-most one of the proposed houses would retain some 2.8 metres to the boundary with the existing house at 6 Money Ash Road; the southern-most house would retain a minimum of 1 metre to the boundary with the retained house at 48 Ashfield Road and a minimum of 3 metres between the rear corners of the two buildings widening out to over 11 metres between the front corners.  It is considered that the scale of the development and the space retained between the proposal and the existing, adjacent properties would be in keeping with the surroundings and would not harm the street scene or visual amenity of the area. 

17. The front of the houses would be some 15 metres across the road to the side of 46 Ashfield Road – a similar relationship to that which exists between existing properties on Money Ash Road.  It is considered that whilst this is less than the usual guideline of 21 metres, this relationship would be acceptable and would not result in undue loss of amenity to occupiers of that house.  
18. Windows in the rear of the proposed development, in particular the house closest to 48 Ashfield Road could result in some overlooking of the rear garden of that property.  Similarly from 48 Ashfield to the new houses due to the configuration of the site and the layout that really dictates that the new houses should front Money Ash Road.  Room layout and use of obscure glazing could mitigate these potential impacts.  In any event, it is considered that as these relationships are all within the development site and would not affect existing residents outside the site.  
19. Consideration should also be given to the loss of the existing garage/service centre which would be a benefit to the amenity and character of the area and local residents.  Notwithstanding the slightly less than ideal relationship between the properties within the site, the overall benefits are such that permission should not be refused.

ACCESS

21. The proposed new houses and the existing house at 48 Ashfield Road would all incorporate two off-road parking spaces.  Amended plans have been provided to meet with the matters raised by LHA i.e. access crossings have been widened to 3.1 metres and the access to the existing house at 48 Ashfield Road has been repositioned slightly away from the access to the first of the new houses such that there is not a double width crossing.  In terms access to the properties and in terms of parking provision the proposals are acceptable and meet the Council’s standards.

22. The site is well located in relation to Altrincham town centre and the facilities and public transport options available there.  As such it is considered that the shortfall in parking provision would not result in such concern as to warrant a refusal.
CONTRIBUTIONS

Red Rose Forest

24. The Council’s approved SPG for Developer Contributions Towards Red Rose Forest (September 2004) sets out where developments should contribute to tree planting in the Red Rose Forest area.  A residential development requires 3 new trees per dwelling.  Tree planting should normally be required to be on site. The development for two new houses proposed should therefore provide 6 trees, preferably on site.  It is considered that in this location it would be preferable for the tree planting to be on site, to enhance the visual amenity of the area in particular where the site abuts the railway.  The proposal provides reasonable sized plots and it would be likely that at least 6 trees could be provided on the site; this could be in the rear garden areas and/or on the front garden area of the retained house at 48 Ashfield Road.

Open Space

25. The site is within an area of deficiency for open space and play space.  The Council’s approved SPG on Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums (September 2004) sets out when developers will be expected to contribute to such provision.  For residential development, there is a set method of calculating the contributions based on the number of dwellings and number of bedrooms.  In this case, the number of dwellings is known (2) and the application states that these will be 4 bedroom houses.  On this basis the contribution would be £3885.63 towards open space provision and £1844.74 towards outdoor sports facilities – a total of £5730.37.  

26. A condition should be attached if planning permission is granted to ensure that such a contribution is made at the time of a detailed application (either full or reserved matters).

OTHER ISSUES

27. The agent has confirmed that the workshop is built abutting the existing gable to 6 Money Ash Road and therefore demolition is unlikely to cause any undue problems other than making good to any damaged brickwork.  In any case it is stated that there is also a legal requirement under the Party Wall Act for this work whereby procedures and protection measures will be laid down and agreed between the parties.  Notwithstanding this it is considered that it would be appropriate to attach a condition to secure the use of acceptable materials in any repair of the gable wall to No.6.

RECOMMENDATION: GRANT, subject to the following conditions:-
1. Outline No.1

2. Outline No.2 (deleting layout and means of access)

3. Amended plans (18 December 2008)

4. Contamination land

5. Provision for informal/children's play space and outdoor sports facilities shall be made in accordance with the Council's adopted Supplementary Planning Guidance on Informal/Children's Playing Space and Outdoor Sports Facilities Provision and Commuted Sums.

Reason:- To ensure that the development fully complies with the Council's policies relating to children's play space and outdoor sports facilities having regard to Proposal OSR9 of the Revised Trafford Unitary Development Plan.

6. Any repairs to the south-eastern facing gable wall of 6 Money Ash Road shall be carried out in materials that match the existing property.

Reason: In the interests of the visual amenity of the area having regard to Proposal D1 of the Revised Trafford Unitary Development Plan.

GE


	WARD:   Bowdon
	H/70480


	DEPARTURE: No


	ERECTION OF A REPLACEMENT DWELLING.



	SITE 9 Pinewood, Bowdon, WA14 3JQ



	APPLICANT:  Mr John Blaskey



	AGENT: ARC Design Services LTD.



RECOMMENDATION: GRANT
___________________________________________________________________________

SITE 

The application site contains a large, detached 1970’s, 2 no. storey dwelling, with attached single storey side and rear extension containing garage (front) and additional living accommodation (rear).  The property is of a modest design and is set within a 1970’s open-planned cul-de-sac of similar styled properties.  It is located within sub area C of the Devisdale Conservation Area.  

There is a topographical depression towards the western end of Pinewood, and particularly to the rear of number 9 Pinewood, where the rear garden sits below the level of the adjacent properties at number 8 and 10 Pinewood.  

The site contains good levels of mature planting and landscaping and there are residential properties to all sides.
PROPOSAL

Permission is sought for: the erection of a replacement dwelling following the demolition of the existing 2 no. storey dwelling.  The replacement dwelling will be over 3 no. floors with accommodation in the basement, at ground floor and first floor level.  The total floor area created in the new dwelling will be 796sqm over the 3 no. levels (excluding the integral garage).  The existing dwelling has a floor area of 384sqm over 2 no. levels.

There is no proposed boundary treatment although some landscaping works are proposed.

The associated conservation area consent application is also reported on this agenda – H/CC/70481.

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 

The Devisdale Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All New Development
D2 – Vehicle Parking

D3 – Residential development
H5 – Improvement of houses
ENV4 – Trees, Hedgerows and Woodlands
ENV12 – Species Protection

ENV16 – Tree Planting
ENV21 – Conservation Areas

ENV23 – Development in Conservation Areas

RELEVANT RSS POLICIES
DP2 – Promote Sustainable Communities

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region
SUPPLEMENTARY PLANNING GUIDANCE

Planning Guidelines: The Devisdale Conservation Area, (Approved June 1992)

Planning Guidelines: New Residential Development (2004)

RELEVANT PLANNING HISTORY

H/15858: Erection of porch and first floor extension to bedroom. REFUSED. May 1982. 

H/25611: Erection of two storey side extension. APPROVED with conditions. September 1987.

H/40179: Erection of single storey rear extension to form additional living accommodation.  APPROVED with conditions. January 1995.

H/40558: Erection of front entrance porch. APPROVED with conditions. April 1995.

H/70118: Erection of a replacement dwelling. WITHDRAWN. October 2008.

H/CC/70254: Conservation Area Consent for demolition of existing dwelling. WITHDRAWN. October 2008.

CONSULTATIONS

GMEU – A bat survey was carried out by a licensed and experienced consultant whose work is known to the Ecology Unit.  The survey comprised of a daytime internal and external inspection of the property and found no evidence of bats in the building at that time.  The report concluded that there was a low potential for the house to be used by large numbers of bats.

However, the report states (9.7) that individual or small numbers of bats could make use of the roosting potential at various times in the year and found evidence of nesting birds.  We would therefore recommend that demolition takes place outside the bird breeding season and at a time when bats are not as active and less likely to be roosting in large numbers (March to September inclusive).  In addition, the boxed eaves should be removed by hand in the presence of a licensed bat worker and roosting potential replaced by the provision of bat boxes/tubes.  Conditions to this effect should be placed on any permission, if granted.

If bats are found at any time during the development then work should cease immediately and advice sought from Natural England.

In addition, given that house martins nests (protected when in use under the Wildlife and Countryside Act 1981) were present at the time of the survey, we would expect the replacement dwelling to provide mitigation for the loss of this nesting potential.  A condition to this effect should be attached to any permission.

LHA – To meet the Councils car parking standards for a 5 bedroom house, the provision of 4 no. car parking spaces should be made.
It is my view that the space within the site is adequate to provide sufficient area for a further two vehicles to park within the site and therefore there are no objections to the proposals on highways grounds.

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

Built Environment (Drainage) – Recommend informatives to be attached to any planning permission (R2, R12a, R14, R17)
Environmental Protection (Pollution and Licensing) – The application site is situated on brownfield land.  As such, this section recommends that appropriate conditions, reasons and notes be attached should planning permission be granted (see condition 10):

REPRESENTATIONS

There have been 10 letters of objection received in relation to this application.  The information contained therein relates primarily to the original plans.  Amended plans were received by the Council on (19/12/08).  However, the proposed amendments only relate to a small re-siting of the proposed property with no alteration to the design, size or scale of the proposal.  As such, the key points raised in the letters of objection are still pertinent to the amended scheme and are therefore summarised below:

1. Overdevelopment of the site in terms of size, scale, massing, design and siting and increased footprint.

2. The proposal more than doubles the size of the existing property (floorspace) and is only 2% smaller than the previously withdrawn scheme.  At 8575sq ft the proposed property will be significantly larger than other properties in street, which are only between 3000 and 4000sq ft.  The basement of 3152sq ft is excessive.

3. Detrimental to and fails to preserve or enhance the existing character or appearance of the Conservation Area (specific reference to the cul-de-sac), through the:

a. Removal of one of the pair of houses (built at same time by same builder and of similar design) which “close off” the cul-de-sac

b. Loss of mature landscaping. There is a Tree Preservation Order on the site.  The loss of several protected trees will increase the extent to which the new building mass would impose on the neighbourhood detrimentally and impact negatively on the street scene.

c. Replacement with a property of entirely different scale and design.

d. Proposed dwelling having no design merit.  It will be a squat monolithic structure with no reference to neighbouring properties.

4. New dwelling would be aesthetically out of character with the other properties in Pinewood and will have a negative visual impact.  All houses in Pinewood date from the late 1970’s and 77% were built by the same builder.  All the houses are in harmony are well maintained and constantly updated.  Such a deliberate departure from the existing character of Pinewood is prejudicial to the quality of the Conservation Area.

5. Materially harm the spacious and well landscaped character of the cul-de-sac.

6. Gets closer to the boundaries than the existing.

7. Fails to meet the policy test with specific reference to policies D1, D3, H5, ENV21 an ENV23 as well as guidance set out in the Council’s SPG: The Devisdale Conservation Area (1992) and SPG: New Residential Development remain applicable to the objection.

8. The 2 storey accommodation, which replaces single storey accommodation in close proximity to number 10 Pinewood will lead to a physical, visual and overbearing impact on the occupants of number 10.  It is likely that the boundary trees would not survive as a result and if they did they would not provide effective screening.

9. The realignment of the property and removal of several trees will result in loss of privacy to number 8 Pinewood (reference to plan 05).

10. The elevation to 8 Pinewood has dominating blank façade which has detrimental visual effect and leads to overlooking from second storey windows.

11. Loss of late afternoon sunlight to 8 Pinewood

12. Overshadowing of neighbouring properties

13. New dwelling moves closer to boundaries leading to loss of trees.

14. Misleading statements in the applicant’s submission:  

a. There have been no replacement dwellings in Pinewood and no plots have been extended.  

b. Incorrect statement that the property has limited life.  Other houses in cul-de-sac built at the same time by the same builder using same materials are in excellent condition. 

c. Applicant states “the roof is starting to fail”, but the bat survey states “externally on the whole, the roof has been well maintained”. 

15. Consent for this application could lead to further applications for replacement dwellings, eroding the character of Pinewood.

16. Historic problems over sewerage systems crossing number 8 & 9 Pinewood.  Suggest a full environmental survey be carried out with reference to the water table and the impact of the substantial basement.  Problems will increase, thus affecting number 8 Pinewood.

17. Noise from demolition and pumping water out from site during excavation

18. Increase in construction traffic, leading to parking and noise concerns and highway safety issues.

19. Specific reference is made to the findings by the expert identified within the Bat Survey.  The survey was carried out in April 2008 which was outside the hibernation period.  It is suggested a further study should be carried out to ascertain the existence of nesting bats and house martins.  It is imperative that new roost potential is created if roosts are to be lost and care is taken during any proposed demolition to adhere to the recommendations of the Bat expert.

APPLICANTS SUBMISSION
A design and access statement was received by the Council on 29th October 2008 and the main points contained therein are summarised below.  Amended plans were also received by the Council on (19/12/08) and the applicant’s references to the amendments are also summarised below:

1. Design. 1970’s property with typical design features of a property of this period, none of which are worthy of retention due to age and condition of property.  Following withdrawal of previous application and meetings with the Council, the new application has been thought through in terms of:

a. The design concept is in keeping with surrounding properties and appropriate for the area.

b. Traditional style house with brick finish, tiled roofs, with traditional timber windows and details to complement street scene.

c. Very clean building design with proportioned elevations.

d. Mature planting gives well screened boundaries.  It is intended to retain as many trees as possible, particularly to the rear boundary.  

e. Site is well screened as it is at the end of the cul-de-sac.

f. Proposed dwelling is sited only slightly further forward than the existing dwelling.

g. Minimal side windows are proposed to reduce overlooking to a minimum.  Those side windows can have obscure glazing  where necessary.

h. The proposed property will enhance the area

i. The proposal meets minimum distances to avoid overlooking.

j. Although a slightly larger footprint is proposed, the footprint is no closer to side boundaries than existing (amended plans 19/12/08).

k. Total hard landscaping areas have reduced from existing (amended plans 19/12/08) 

2. Use. The area has had various schemes approved for replacement dwelling and large extensions of the existing plots within the area.  This theme is being continued on basis that:

a. Existing house has limited life in current form.

b. Replacement dwelling would add character to the area.

c. Proposal is viable economically and in terms of policy.

d. Dwelling would meet regulations in terms of carbon index rating with benefits to the wider area.

3. Amount.

a. Proposed replacement of a 5 bedroom property with a 5 bedroom, 5 bathroom property of 323sqm overall footprint.  

b. Similar ridge height has been achieved to the existing.

c. 796sqm of overall floorspace excluding the integral double garage.

d. The overall footprint of the proposed new dwelling is less than 27% of the plot.  The remainder of the scheme is garden to the rear and a combination of garden and car parking to the front.

4. Layout.
a. New dwelling is sited slightly further forward of the existing dwelling.

b. Retains a large amount of front garden for planting/off-road parking in line with other properties in the area.

c. Orientation of proposed new dwelling is similar to the existing house with a side integral double garage, and central entrance and entrance hall.

5. Scale. 

a. Overall width of proposed dwelling is 21.2m wide and 7.7m tall.  This is slightly narrower than existing but with more depth.

b. No closer to side boundaries.

c. Proportioned windows and doors.

d. The proportion new building will occupy 27% of overall site area compared with 25% for existing (including hard-standing areas).

e. The spaciousness and balance is similar to other properties within the area.

6. Landscaping.

a. Retention of a large part of semi-circular garden area, which will screen the building from the road.

b. Large amount of off-street car parking

c. Small patio area and side paths to enable the rear garden to be retained as much as possible and maintain existing side screening and trees to side and rear.

7. Appearance. 

a. Existing house is somewhat tired and the roof is starting to fail.

b. Appearance is designed using brick finish with timber windows and tiled roof to give a balanced house.  

c. The windows and doors have been sensitively designed as timber painted in their traditional form.

8. Access.

a. The drive will be enlarged to accommodate vehicles directly in front of the house.

b. Level access to the front door and large door entrance, in addition to ground floor toilet satisfies part M of Building Regulations. 

OBSERVATIONS
PRINCIPLE OF THE DEVELOPMENT

1. As the proposal is to replace existing permanent accommodation with new permanent accommodation on the same site and on a one for one basis, there is no net increase in the housing supply in the Borough.  As such, the applicant does not need to show that the development supports a Local Regeneration Strategy or that the development meets local need or affordability of housing.

2. The existing property is a 5 bedroom, 1970’s detached house over 2 no. floors and in itself is considered to be of limited architectural or historical value and makes a neutral rather than positive or valuable contribution to the area.  The property is of the same architectural style as other properties in the street.  It is considered that demolition and replacement would be acceptable, subject to the replacement development being of a suitable size, siting and design.  These issues are considered below.

3. It is the Local Authority’s aim (and its statutory duty) under Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 to preserve or enhance the character and appearance of Conservation Areas (ENV23 of the Revised UDP; SPG – Planning Guidelines The Devisdale Conservation Area; PPG 15, Chapter 4).  Indeed, PPG15:  Planning and the Historic Environment, published September 1994 states that: 

“It is fundamental to the Government's policies for environmental stewardship that there should be effective protection for all aspects of the historic environment. The physical survivals of our past…add to the quality of our lives, by enhancing the familiar and cherished local scene and sustaining the sense of local distinctiveness which is so important an aspect of the character and appearance of our towns” (para 1.1)

IMPACT ON CONSERVATION AREA

Context

4. The houses in Pinewood were built in the late 1970’s/early 1980’s so they are not of the age that is normally protected in a Conservation Area.  Their individual designs do not have particularly special qualities.  However, the estate has been carefully planned and the layout and uniform design styles of the dwellings and plots could be considered to be a ‘set piece’.  It is considered that the demolition of the houses and replacement with houses of a significantly different style and scale would spoil the integrity of the estate, thereby being detrimental to that part of the Conservation Area.

5. The estate has a very open feel and has a well defined character, with only low level front boundary treatments or no boundary treatment at all.  However, the character is not that of the general character of the Devisdale Conservation Area. It is considered that if the whole of the estate was demolished and something put there that was characteristic of the Conservation Area, then this may be acceptable. However to erode the character of the existing estate by ad hoc demolition of the dwellings and erection of development that did not fit in with its character, would not be acceptable.
6. The space between the buildings, the significant levels of soft landscaping and open frontages are more of an important feature than the design of the individual buildings.  Nonetheless, the properties in the street are understated, of similar form and retain the perception of spaciousness.  This ensures that existing development does not detract from the quality of the whole, through the introduction of uncharacteristic ostentatious design.

7. There have been a number of successful applications for 2 storey extensions in this cul-de-sac, some of which have introduced properties that have an increased presence in the street scene.  Equally, although a number of the properties were designed and built using similar materials and styles, some show distinct properties.  For example, number 8 Pinewood is built in a red as opposed to a brown brick and has large clear windows without the symptomatic glazing bars of other properties on Pinewood. 
8. This application should be considered in light of its setting and the important characteristics that define Pinewood, but should also reference the impact that the proposed replacement dwelling will have in terms of design, height, scale, massing, materials and spaciousness, and how it specifically relates to the character of the cul-de-sac.  For the reasons set out below, it is considered that the proposed dwelling will preserve the character and appearance of this specific area within the Devisdale Conservation Area. 
Size comparison with existing dwelling

9. The existing property represents a significant increase in terms of floorspace over and above the existing property (see table 1).  However, 293sqm (a third) of the 796sqm of floorspace (excluding the integral garage) is contained within the proposed basement, which although sizeable is not visible in the street scene and therefore has minimal impact in terms of its physical form or on the visual amenity of the cul-de-sac.

10. The height of the proposed scheme remains consistent with the existing property in terms of the eaves height and ridge height.  Furthermore, due to the topography of the application site, the proposed dwelling will be sat 1.76m below the level of number 10 Pinewood and 0.6m below the level of number 8 Pinewood. As such there is no concern with the proposed height of the replacement dwelling.

11. The amended plans (19/12/08) show that the proposed replacement dwelling is now located no closer to side boundaries than the existing footprint.  However, there will be a 2 storey element to the north of the property, where currently there exists a single storey garage with living accommodation beyond.  Inevitably this will lead to an increase in physical impact from the two storey property in the street scene and could lead to a perceived loss of some spaciousness.  This point is made with particular reference to the location of the dwelling as one of 2 no. properties at the head of the cul-de-sac.  Nonetheless, number 10 Pinewood has extended at first floor level atop the original garages to the south side of that property, 6.2m from the common boundary with number 9 Pinewood (H/50198).  Although the plot at number 10 is more spacious than number 9 Pinewood, it is considered that an application for a first floor side extension above the existing garage, which would leave 4.8m to the common boundary, would be considered acceptable in principle.  This notion is further supported by the fact that number 9 is set at a lower topographical level than number 10 (1.76m lower).  It is considered that sufficient space would be retained to side boundary.  As such, the principle of building at 2 storey level 4.8m from the common boundary with number 10 Pinewood is acceptable.

12. Although the existing property projects affront the existing building footprint by approximately 1.3m (amended plans 19/12/08) towards the north of the plot, the general building line is preserved from the existing.  Furthermore, a minimum of 16m is retained towards the front of the site, which when considered alongside the topographical fall into the site is considered ample to retain a visual set back from the street scene and to address concerns relating to a proposed property that would dominate views into the cul-de-sac.  

13. The scheme is significantly larger than the existing in terms of internal floor area. It is also acknowledged that in order to create the amount of floor area sought, the pitch of the roof will be shallower than the existing property (and others in the cul-de-sac) and a large basement will be created.  Furthermore, the expanse of 2 no. storey structure will be increased.  Nonetheless, the topography of the site, coupled with the modest height of the property, the distance to boundaries and the spaciousness retained ensure that the property will at least preserve the character of Pinewood, within the Conservation Area.

	Table 1 (approx. figures)
	Existing
	Proposed

	Distance to Eastern side boundary (number 8 Pinewood)
	4m
	4m

	Distance to Northern side boundary (number 10 Pinewood)
	4.6m
	4.6m

	Distance to Western rear boundary
	12.5m
	11m

	Distance to Southern boundary
	4.4m
	7.3m

	Width of 2 storey elements

(from extremes)
	23.5m
	28m

	Width of full property

(from extremes)
	32.8m
	29.8m

	Height to roof ridge
	7.7m
	7.7m

	Height to eaves/parapet
	5.2m
	5.2m

	Building Footprint
	277sqm
	323sqm

	Hard Area Coverage (Building, driveway, patios)
	604sqm
	438sqm 

(no proposed patio or footpath)


DESIGN CONSIDERATIONS

14. The applicant has submitted a scheme which architecturally might not be considered to preserve or enhance another part of the Devisdale Conservation Area.  However, in this location, the scheme presents a property reflective of and responsive to the character of existing properties within the cul-de-sac. 

15. The height from roof eaves to roof ridge is consistent with other properties in the street.  There are an increased number of windows proposed and these are larger than those on surrounding properties, but they retain similar proportioned glazing bars to the existing dwelling and are characteristic of many of the properties in Pinewood.  

16. The façade detailing is simple and choice of materials (brick and tiles with timber windows and doors and boxed painted eaves) is consistent with other properties in the street.  There is one small lightwell proposed on the front elevation, although no railings or other potentially obtrusive surrounding features are proposed.  As such, the lightwell is considered to be of an acceptable design and scale.  

17. The design does not detract from the significant characteristics of Pinewood, namely the open nature, mature landscaping, layout and spaciousness of the plots.  The siting of the property ensures that it will envelope the head of the cul-de-sac alongside number 10 and preserves the angular form of those two properties.
18. There is concern with the design of the garage doors and it is considered that 2 no. separate garage doors or a more appropriate design could be achieved that will better relate to the proposed dwelling and the adjacent properties.  A condition is recommended in order to achieve an improved design.
IMPACT ON RESIDENTIAL AMENITY

19. It is not considered that the proposal raises any residential amenity issues as the dwelling complies with Council guidelines for new residential development in relation to the surrounding existing properties.  Additionally, the topography of the application site ensures the residential amenity is further safeguarded.
20. There are no windows on the easternmost side elevation facing number 8 Pinewood or at first floor level on the northernmost side elevation facing number 10 Pinewood.  Furthermore, number 10 Pinewood has no windows on the side elevation facing number 9 and those proposed at ground floor in number 9, facing number 10 serve a garage and a utility room. These non-habitable rooms could be conditioned to have obscure glazed windows if considered necessary; however, they do not overlook any windows to number 10.  The velux windows on the northernmost side elevation facing number 10 Pinewood are inserted in roofspace, which is well in excess of 1.7m above internal ground floor level.  In light of the above there is no overlooking or loss of privacy to either number 8 or number 10 Pinewood.  Equally, the replacement property will not have an overbearing impact greater than that of the existing property.

21. A distance of 21m is retained to boundary from the first floor windows looking out towards the southernmost boundary to the site and the distance from the west facing first floor windows to the western corner of the site is 26m.  As such, and in light of the ample mature screening along the southernmost and westernmost boundaries to the site, there are no overbearing, overlooking or loss of privacy issues concerning the other adjacent properties.  

22. No loss of sunlight or overshadowing will occur due to the relative height of the proposed dwelling to its neighbours, the distance between the properties and the orientation of the sun’s path.  Additionally, the inclusion of a single storey section to the north of the property ensures the impact of the building is further reduced in relation to number 10 Pinewood.

BOUNDARY TREATMENT 

23. There are no proposed alterations to the front boundary walls or the existing vehicular entrance.  Any future application for boundary treatment (walls, fences, railings, gates or gateposts) should be considered in terms of the impact such boundary treatment would have on the open character of Pinewood.  The introduction of any such treatment would be of significant concern.

TREES

24. The applicant proposes to replace a number of trees on site and remove a large protected Oak tree from within the site and one of the large Willow trees from the front entrance to the site.  The loss of the Oak is accepted due to its poor health (see above).  However, the loss of the Willow tree would be regrettable and as such all attempts should be made to protect that tree.  An acceptable tree protection scheme and landscaping scheme should be submitted by the applicant prior to the commencement of development, in order to safeguard the characteristic mature planting on the site and ensure the creation of new planting.

IMPACT ON BATS
25. A bat survey was submitted with the application and the expert found that the house was considered to have no evidence of bats in the building at that time.  The report concluded that there was a low potential for the house to be used by large numbers of bats.

26. Nonetheless, Greater Manchester Ecology Unit (GMEU) was consulted and their findings and recommendations are accepted (see above).  As such, relevant conditions and informatives to ensure the protection of any roosting bats or returning house martins should be attached to the planning permission, should the Committee be minded to approve this application.

VEHICLE PARKING

27. Ample off-street car parking is achieved (see comments of LHA above).  Nonetheless, to ensure the necessary provision is retained, a condition ensuring that the integral garage is no converted into living accommodation could be attached to a notice of planning permission.

CONCLUSION

28. For the reasons outlined above, it is considered that the proposed development is in accordance with relevant proposals of the Revised Trafford UDP and the Council’s Supplementary Planning Guidance: “The Devisdale” and “New residential development.”  It is therefore recommended that the application be approved.

RECOMMENDATION: GRANT, subject to the following conditions
1. Standard condition
2. Amended Plans condition (19/12//08)
3. Materials samples to be submitted
4. Withdrawal of rights to alter
5. Landscaping condition
6. Tree Protection Condition No. 1
7. Retention of garage condition

8. Notwithstanding the submitted plans, no development shall take place until full details of the garage doors to be installed on the building hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

9. In light of the roost potential and potential for activity of bats on site, no demolition shall take place between the months of March to September (inclusive).  In addition, the boxed eaves should be removed by hand in the presence of a licensed bat worker and roosting potential should be replaced by the provision of bat boxes/tubes in accordance with a scheme that should be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the development.  The scheme should be carried out in accordance with the approved details and retained thereafter unless otherwise approved in writing by the Local Planning Authority.

10. Prior to the commencement of development:

(a). A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall be submitted to, and approved in writing by, the Local Planning Authority (LPA).  

(b). Should the Phase 1 report recommend that a Phase II investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site.  If required, the Phase II investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be submitted to and approved in writing by the Local Planning Authority. The report of the findings must include: 

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

(ii) an assessment of the potential risks to: 

o    human health, 

o    property (existing or proposed) including buildings, crops, livestock, pets,    

      woodland and service lines and pipes, 



o    adjoining land, 



o   ground waters and surface waters, 



o   ecological systems, 



o   archeological sites and ancient monuments; 

(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'.  The Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the LPA

(c). Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to, and approved in writing by, the LPA.  The remedial scheme in the approved Remediation Statement shall then be carried out

Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including validation works shall be submitted to, and approved in writing by, the LPA prior to the first use or occupation of any part of the development hereby approved
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	WARD:   Bowdon
	H/CC/70481

	DEPARTURE: No


	CONSERVATION AREA CONSENT FOR DEMOLITION OF EXISTING DWELLING.



	SITE 9 Pinewood, Bowdon, WA14 3JQ



	APPLICANT:  Mr John Blaskey



	AGENT: ARC Design Services LTD.



RECOMMENDATION: GRANT
_________________________________________________________________________

SITE 

The application site contains a large, detached 1970’s, 2 no. storey dwelling, with attached single storey side and rear extension containing garage (front) and additional living accommodation (rear).  The property is of a modest design and is set within a 1970’s open-planned cul-de-sac of similar styled properties.  It is located within sub area C of the Devisdale Conservation Area.  

There is a topographical depression towards the western end of Pinewood, and particularly to the rear of number 9 Pinewood, where the rear garden sits below the level of the adjacent properties at number 8 and 10 Pinewood.  

The site contains good levels of mature planting and landscaping and there are residential properties to all sides.
PROPOSAL

Permission is sought for: the demolition of the existing 2 no. storey dwelling in this location within the Devisdale Conservation Area.  The replacement dwelling will be over 3 no. floors with accommodation in the basement, at ground floor and first floor level.  The total floor area created in the new dwelling will be 796sqm over the 3 no. levels (excluding the integral garage).  The existing dwelling has a floor area of 384sqm over 2 no. levels.

The associated planning application is also reported on this agenda – H/70480.

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West (RSS), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 

The Devisdale Conservation Area

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

D1 – All New Development
D2 – Vehicle Parking

D3 – Residential development
H5 – Improvement of houses
ENV4 – Trees, Hedgerows and Woodlands
ENV12 – Species Protection

ENV16 – Tree Planting
ENV21 – Conservation Areas

ENV23 – Development in Conservation Areas

RELEVANT RSS POLICIES
DP2 – Promote Sustainable Communities

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region
SUPPLEMENTARY PLANNING GUIDANCE

Planning Guidelines: The Devisdale Conservation Area, (Approved June 1992)

Planning Guidelines: New Residential Development (2004)

RELEVANT PLANNING HISTORY

H/15858: Erection of porch and first floor extension to bedroom. REFUSED. May 1982. 

H/25611: Erection of two storey side extension. APPROVED with conditions. September 1987.

H/40179: Erection of single storey rear extension to form additional living accommodation.  APPROVED with conditions. January 1995.

H/40558: Erection of front entrance porch. APPROVED with conditions. April 1995.

H/70118: Erection of a replacement dwelling. WITHDRAWN. October 2008.

H/CC/70254: Conservation Area Consent for demolition of existing dwelling. WITHDRAWN. October 2008.

CONSULTATIONS

GMEU – A bat survey was carried out by a licensed and experienced consultant whose work is known to the Ecology Unit.  The survey comprised of a daytime internal and external inspection of the property and found no evidence of bats in the building at that time.  The report concluded that there was a low potential for the house to be used by large numbers of bats.

However, the report states (9.7) that individual or small numbers of bats could make use of the roosting potential at various times in the year and found evidence of nesting birds.  We would therefore recommend that demolition takes place outside the bird breeding season and at a time when bats are not as active and less likely to be roosting in large numbers (March to September inclusive).  In addition, the boxed eaves should be removed by hand in the presence of a licensed bat worker and roosting potential replaced by the provision of bat boxes/tubes.  Conditions to this effect should be placed on any permission, if granted.

If bats are found at any time during the development then work should cease immediately and advice sought from Natural England.

In addition, given that house martins nests were present at the time of the survey, we would expect the replacement dwelling to provide mitigation for the loss of this nesting potential.  A condition to this effect should be attached to any permission.

REPRESENTATIONS

There have been 10 letters of objection received in relation to this application.  The information contained therein relates primarily to the original plans.  Amended plans were received by the Council on (19/12/08).  However, the proposed amendments only relate to a small re-siting of the proposed property with no alteration to the design, size or scale of the proposal.  As such, the key points raised in the letters of objection are still pertinent to the amended scheme and are therefore summarised below:

1. Overdevelopment of the site in terms of size, scale, massing, design and siting and increased footprint.

2. The proposal more than doubles the size of the existing property (floorspace) and is only 2% smaller than the previously withdrawn scheme.  At 8575sq ft the proposed property will be significantly larger than other properties in street, which are only between 3000 and 4000sq ft.  The basement of 3152sq ft is excessive.

3. Detrimental to and fails to preserve or enhance the existing character or appearance of the Conservation Area (specific reference to the cul-de-sac), through the:


         a) removal of one of the pair of houses (built at same time by same 

             builder and of similar design) which “close off” the cul-de-sac

b) Loss of mature landscaping. There is a Tree Preservation Order on the site.  The loss of several protected trees will increase the extent to which the new building mass would impose on the neighbourhood detrimentally and impact negatively on the street scene.

c) Replacement with a property of entirely different scale and design.

d) Proposed dwelling having no design merit.  It will be a squat     

      monolithic structure with no reference to neighbouring properties.

4. New dwelling would be aesthetically out of character with the other properties in Pinewood and will have a negative visual impact.  All houses in Pinewood date from the late 1970’s and 77% were built by the same builder.  All the houses are in harmony are well maintained and constantly updated.  Such a deliberate departure from the existing character of Pinewood is prejudicial to the quality of the Conservation Area.

5. Materially harm the spacious and well landscaped character of the cul-de-sac.

6. Gets closer to the boundaries than the existing.

7. Fails to meet the policy test with specific reference to policies D1, D3, H5, ENV21 an ENV23 as well as guidance set out in the Council’s SPG: The Devisdale Conservation Area (1992) and SPG: New Residential Development remain applicable to the objection.

8. The 2 storey accommodation, which replaces single storey accommodation in close proximity to number 10 Pinewood will lead to a physical, visual and overbearing impact on the occupants of number 10.  It is likely that the boundary trees would not survive as a result and if they did they would not provide effective screening.

9. The realignment of the property and removal of several trees will result in loss of privacy to number 8 Pinewood (reference to plan 05).

10. The elevation to 8 Pinewood has dominating blank façade which has detrimental visual effect and leads to overlooking from second storey windows.

11. Loss of late afternoon sunlight to 8 Pinewood

12. Overshadowing of neighbouring properties

13. New dwelling moves closer to boundaries leading to loss of trees.
Misleading statements in the applicant’s submission:  

a. There have been no replacement dwellings in Pinewood and no plots have been extended.  
b. Incorrect statement that the property has limited life.  Other houses in cul-de-sac built at the same time by the same builder using same materials are in excellent condition. 
c. Applicant states “the roof is starting to fail”, but the bat survey states “externally on the whole, the roof has been well maintained”. 

15. Consent for this application could lead to further applications for replacement dwellings, eroding the character of Pinewood.

16. Historic problems over sewerage systems crossing number 8 & 9 Pinewood.  Suggest a full environmental survey be carried out with reference to the water table and the impact of the substantial basement.  Problems will increase, thus affecting number 8 Pinewood.

17.  Noise from demolition and pumping water out from site during excavation

18. Increase in construction traffic, leading to parking and noise concerns and highway safety issues.

            19. .Specific reference is made to the findings by the expert identified within the Bat 
Survey.  The survey was carried out in April 2008 which was outside the hibernation 
period.  It is suggested a further study should be carried out to ascertain the 
existence of nesting bats and house martins.  It is imperative that new roost potential 
is created if roosts are to be lost and care is taken during any proposed demolition to 
adhere to the recommendations of the Bat expert.

APPLICANTS SUBMISSION
A design and access statement was received by the Council on 29th October 2008.  Amended plans were also received by the Council on (19/12/08).  Where the applicant has made specific reference to the replacement dwelling, this is primarily reported in the related planning application report (H/70480).  However, the relevant issues concerning the Conservation Area Consent application for demolition (and related replacement) are summarised below:

1. Design. 1970’s property with typical design features of a property of this period, none of which are worthy of retention due to age and condition of property.  

a. The design concept of the replacement dwelling is in keeping with surrounding properties and appropriate for the area.

2. Use.:

a. Existing house has limited life in current form.

b. Replacement dwelling would add character to the area.
3.Scale. 

       a.Overall width of proposed dwelling is 21.2m wide and 7.7m tall.  This is slightly  

          narrower than existing but with more depth.

 b.No closer to side boundaries.

c. Proportioned windows and doors.

d. The spaciousness and balance is similar to other properties within the area.

4.Appearance. 

a.Existing house is somewhat tired and the roof is starting to fail.

b.Appearance is designed using brick finish with timber windows and tiled roof to give a balanced house.  

c.The windows and doors have been sensitively designed as timber painted in their traditional form.
OBSERVATIONS

(p) The existing property is a 5 bedroom, 1970’s detached house over 2 no. floors and in itself is considered to be of limited architectural or historical value and makes a neutral rather than positive or valuable contribution to the area.  The property is of the same architectural style as other properties in the street.  It is considered that demolition and replacement would be acceptable, subject to the replacement development being of a suitable size, siting and design.  These issues are considered below.

(q) It is the Local Authority’s aim (and its statutory duty) under Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 to preserve or enhance the character and appearance of Conservation Areas (ENV23 of the Revised UDP; SPG – Planning Guidelines The Devisdale Conservation Area; PPG 15, Chapter 4).  Indeed, PPG15:  Planning and the Historic Environment, published September 1994 states that: 

“It is fundamental to the Government's policies for environmental stewardship that there should be effective protection for all aspects of the historic environment. The physical survivals of our past…add to the quality of our lives, by enhancing the familiar and cherished local scene and sustaining the sense of local distinctiveness which is so important an aspect of the character and appearance of our towns” (para 1.1)

CONTEXT

(r) The houses in Pinewood were built in the late 1970’s/early 1980’s so they are not of the age that is normally protected in a Conservation Area.  Their individual designs do not have particularly special qualities.  However, the estate has been carefully planned and the layout and uniform design styles of the dwellings and plots could be considered to be a ‘set piece’.  It is considered that the demolition of the houses and replacement with houses of a significantly different style and scale would spoil the integrity of the estate, thereby being detrimental to that part of the Conservation Area.

(s) The estate has a very open feel and has a well defined character, with only low level front boundary treatments or no boundary treatment at all.  However, the character is not that of the general character of the Devisdale Conservation Area. It is considered that if the whole of the estate was demolished and something put there that was characteristic of the Conservation Area, then this may be acceptable. However to erode the character of the existing estate by ad hoc demolition of the dwellings and erection of development that did not fit in with its character, would not be acceptable.
(t) The space between the buildings, the significant levels of soft landscaping and open frontages are more of an important feature than the design of the individual buildings.  Nonetheless, the properties in the street are understated, of similar form and retain the perception of spaciousness.  This ensures that existing development does not detract from the quality of the whole, through the introduction of uncharacteristic ostentatious design.

(u) There have been a number of successful applications for 2 storey extensions in this cul-de-sac, some of which have introduced properties that have an increased presence in the street scene.  Equally, although a number of the properties were designed and built using similar materials and styles, some show distinct properties.  For example, number 8 Pinewood is built in a red as opposed to a brown brick and has large clear windows without the symptomatic glazing bars of other properties on Pinewood.  
(v) This application should be considered in light of its setting and the important characteristics that define Pinewood, but should also reference the impact that the proposed replacement dwelling will have in terms of design, height, scale, massing, materials and spaciousness, and how it specifically relates to the character of the cul-de-sac.  In light of the above, and further to the reasons discussed in the associated planning application H/70480, it is considered that the demolition of the existing dwelling and replacement with the proposed new dwelling will preserve the character and appearance of this specific area within the Devisdale Conservation Area. 

(w) Proposal ENV23 states that where development is to follow demolition, it will be a requirement that detailed planning permission shall be obtained before the grant of conservation area consent. As there is a clear intention to follow demolition with development it is recommended a condition should be attached requiring an acceptable and detailed scheme of redevelopment to be in place prior to demolition.

TREES

(x) The applicant proposes to replace a number of trees on site and remove a large protected Oak tree from within the site and one of the large Willow trees from the front entrance to the site.  The loss of the Oak is accepted due to its poor health (see above).  However, the loss of the Willow tree would be regrettable and as such all attempts should be made to protect that tree.  An acceptable tree protection scheme and landscaping scheme should be submitted by the applicant prior to the commencement of development, in order to safeguard the characteristic mature planting on the site and ensure the creation of new planting.

RECOMMENDATION GRANT, subject to the following conditions:

1. Standard 3 year time limit for development

2. The demolition hereby permitted shall not be undertaken before a contract (or equivalent firm commitment) for carrying out works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract or commitment provides.

3. Tree Protection Condition No. 1

4. In light of the roost potential and potential for activity of bats on site, no demolition shall take place between the months of March to September (inclusive).  In addition, the boxed eaves should be removed by hand in the presence of a licensed bat worker and roosting potential should be replaced by the provision of bat boxes/tubes in accordance with a scheme that should be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the development.  The scheme should be carried out in accordance with the approved details and retained thereafter unless otherwise approved in writing by the Local Planning Authority.
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	WARD: Altrincham
	H/70524


	DEPARTURE: No


	DEMOLITION OF TWO EXISTING BUNGALOWS AND ERECTION OF EIGHT TOWNHOUSES


	66A Barrington Road and 39 Ellesmere Road, Altrincham



	APPLICANT:  Orca Homes Ltd



	AGENT: Emery Planning Partnership



	RECOMMENDATION:  MINDED TO GRANT





SITE

The site is located between Barrington Road and Ellesmere Road north of Altrincham Town Centre and is currently occupied by two detached bungalows. The site borders onto a triangular shaped area of open space at the junction of Barrington Road and Ellesmere Road. To the east is a two storey semi-detached house and to the south east a three storey office building (formerly in residential use). The area is predominantly residential in character although there are a number of other uses in the locality, including the police station and Garrick Theatre on the opposite side of Barrington Road and a children’s day nursery and a medical centre on Ellesmere Road.

PROPOSAL

Permission is sought for the erection of a three storey building comprising eight townhouses following demolition of the two existing bungalows.  Each dwelling has accommodation across all three floors and has 4 to 5 bedrooms. Access to the site would be via a new in/out system with entry from Ellesmere Road and egress onto Barrington Road. Twelve car parking spaces and gardens for each dwelling are proposed within the curtilage to the rear of the building.
The proposed building and site layout is identical to that proposed in a previously refused application in terms of its siting, footprint, height and appearance (Application No. H/66415). That application was refused in December 2007 on the grounds that it would have added to an over-supply of development land for housing within the Borough.
The scheme is also similar to a recent application which Committee was minded to grant, subject to a Section 106 Agreement which has not yet been completed (Application No. 68856). That application differs from the current proposal in that it is for ten units in the form of five townhouses and five apartments.

REVISED TRAFFORD UDP

The Adopted Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION 

None

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV4 – Trees, Hedgerows and Woodlands

ENV14 – Tree and Hedgerow Protection

H1 – Land Release for Development

H4 – Housing Development

D1 – All New Development  

D2 – Vehicle Parking

D3 – Residential Development

RELEVANT PLANNING HISTORY
66A Barrington Road and 39 Ellesmere Road:-
H/68856 - Erection of five townhouses and five apartments in one, three storey building following demolition of two existing bungalows. Approved 10/07/08, subject to Section 106 Agreement. The Agreement has not yet been completed.

H/66415 - Demolition of two existing bungalows and erection of eight townhouses. 

Refused 11/12/07 for the following reason:-  

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

66A Barrington Road only:-
H/64154 - Demolition of existing bungalow and erection of three townhouses with new vehicular access. Approved 04/08/06

39 Ellesmere Road only:-
H/66761 - Change of use from dwelling to office for a temporary period of two years. Approved 18/07/07 

APPLICANT’S SUBMISSION 

A Planning, Design and Access Statement has been submitted which sets out the background to the application, relevant planning policy and guidance and makes the following conclusions:

· This is an important site that could contribute to the public realm of this part of Altrincham. The extant approval indicates how the development across both sites would provide a more complete design solution if the two sites are approached as a whole.

· The principle of the development is acceptable given the guidance in PSS3, the extant planning permission and in light of new housing figures set out in RSS13.

· The scheme provides a sensitive design solution for the site taking into account its prominent position on the approach to Altrincham. The opportunity should be taken to bring forward a high quality development.
CONSULTATIONS

LHA – Concern over the level of parking provision and comment as follows:-

· The layout of the proposals do not specifically fit with the Council’s standards as the townhouse standard is based on a standard 2 bedroom property and requires 1.5 parking spaces per dwelling, the proposed townhouses are either 5 or 6 bedrooms and therefore the required levels of parking will be increased from the Councils standard.

· Therefore to meet the Council’s standards for this development, the provision of at least 3 car parking spaces per dwelling is required, however the Council would accept the 2 spaces per dwelling. Therefore a minimum of 16 parking spaces would be required.  

· The provision of 11 car parking spaces have been made which is 4 spaces below the minimum car parking requirement. Therefore concern remains that although the development lies in a reasonably sustainable location, the lack of parking provided will potentially cause a residential disamenity issue on local roads.

· Clear traffic management would need to be clarified within the site including the operation of the one-way system and the marking out of a clear pedestrian path would be beneficial.

Parks and Countryside – No comments received. Any comments will be included in the Additional Information Report.

Greater Manchester Police (Architectural Liaison Unit) – Comment as follows:

· Concerned about the access arrangements and spaces around the proposed dwellings. As proposed there is confusion over which way the properties front and the definition of public and private space. Visitors will have to enter the large private car park/private gardens, leaving the properties and vehicles vulnerable to attack. The main front entrances should front onto the surrounding roads/adjacent green open space, where visitors can be clearly overlooked, allowing the rear car park and garden spaces (and any rear entrances) to be defined as private for the use of residents only.

· The car park and private space should be enclosed with 2.1m high walls/railings where adjacent to publicly accessible space and 1.8m high in all other areas. Front boundaries should be protected by some defensible space, defined by low-level railings.

· Vehicular gates to the private car park should be operated using a key fob/proximity reader system, with no automatic egress.  Pedestrian gates should be self-closing and ‘slam to lock’.

· Lighting should be provided to the car park and to the front and rear of the properties.

· Vegetation should be kept to a maximum height of 1m and any foliage to trees should be at a height exceeding 2m.

Renewal and Environmental Protection – Comment that the site is situated on brownfield land and therefore a condition requiring the contamination risk to be assessed and requiring remediation measures if necessary is recommended.

REPRESENTATIONS

Neighbours - 5 letters of objection received, summarised as follows:-

· Scale and design of the building does not fit in with the site and its surroundings and would have detrimental effect on the character and appearance of the area. Proposal is excessive and out of scale with surroundings. 10 households on 2 existing plots is intensive development and not in keeping with the rest of Ellesmere Road.
· Lack of green space and tree planting in the scheme. Proposal is taking advantage of the open space to the front and private land at the back to compensate for the limited open space on the two plots.

· Adverse impact on residential amenity of 37 Ellesmere Road due to height and design of proposal which would result in over-dominance, overshadowing, loss of light and overlooking. Car parking along the boundary would create noise pollution and fumes.
· Loss of views of the green space currently enjoyed by local residents.

· Proposal would dominate the green space.

· The remaining trees on the site should be protected. Application is misleading in saying that there are no trees or hedges of importance tolocal landscape character.

· Increase in traffic and parking on an already busy road which will add to congestion and increase the risk of accidents. 
· Ellesmere Road already provides access and parking for a nursery school, doctor’s surgery, dance school and 2 dentist surgeries. Increase in traffic using Ellesmere Road as an entrance would be dangerous, especially to young children visiting these properties.
· Parking situation for existing residents will be made worse.

· Discrepancy between the number of parking spaces stated in the application and those shown on the plan.

· No material change regarding the site since the previously refused application.

· Development is not needed as there is no shortage of housing in the Altrincham area.

· Also there is no demand for housing in the area so no need for such a major increase in housing density on the site.

· Concern over the additional strain family homes would have on the school system given there is a shortage of school places in the area.

· Insufficient neighbour notification.

· The properties would be rented out by speculators which will further dilute the stability and neighbourly character of this predominantly owner-occupied neighbourhood.

OBSERVATIONS

BACKGROUND

1. This application follows a recently refused application for the erection of eight townhouses following demolition of the two existing bungalows (Application No. H/66415). That application was refused on the grounds that the proposal would add to the current over-supply of development land for housing within the Borough and be contrary to Policy UR7 of Regional Planning Guidance for the North West (RPG 13); Proposals H1, H2 and H3 of the Revised Trafford Unitary Development Plan; and Trafford's supplementary planning guidance note "Controlling the Supply of Land Made Available for New Housing Development". 
2. The form of development proposed is identical to this previous application and the only change in circumstances is that the RSS has now been adopted and has replaced RPG13 and consequently Trafford is no longer in a position of an over-supply of land for housing. 
3. There has also been a previous application for five townhouses and five apartments which has been approved subject to a Section 106 Agreement (Application No. H/68856). The Agreement has not yet been completed. One of the obligations required by the Section 106 Agreement is to require the following:

“That a strategy is agreed between the Council and the Developer to require that all reasonable endeavours are used to ensure that the units are primarily available to households seeking to move to this size/type of accommodation from within the Altrincham area or by households seeking to move into the area because one or more members of the household is employed or is taking up employment locally within the Altrincham area”.
This was considered necessary in order to comply with the RSS and ensure residential development focuses on meeting local and/or affordable housing needs.
The layout and appearance of the development is similar to H/68856, with the main difference being the number and type of units proposed. The current proposal is for eight townhouses whilst the approval is for five townhouses and five apartments.

PRINCIPLE OF DEVELOPMENT / RSS POLICY

4.
The application proposes residential development for the site and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Proposed Changes to the Regional Spatial Strategy published by the Secretary of State in March 2008 must now carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the Adopted Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). 
5.
With regard to new housing provision, Policy L4 of the Proposed Changes to the Regional Spatial Strategy significantly raise the annual average requirement figure for the Borough from a gross (including clearance replacement) figure of 310 dwellings a year to a gross figure of 618. Additionally, this requirement is expressly described as a minimum​ figure. In relation to this new target requirement, therefore, the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, which explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.
6.
The relevant policies from the Regional Spatial Strategy that can now be applied to this proposal are as follows:
DP4 – Make the Best Use of Existing Resources and Infrastructure

RDF1 – Spatial Priorities

L4 – Regional Housing Provision

MCR1 – Manchester City Region Priorities

MCR3 – Southern Part of the Manchester City Region

7.
Policy DP4 states that priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks set out in the document and sub-regional policies. This requires development to build upon existing concentrations of activities and infrastructure and not require major new investment in infrastructure. Development should accord with a sequential approach where existing buildings and previously developed land within settlements are used first. Sustainable construction and efficiency in resource use should be promoted.

Policy RDF1 identifies 3 priorities for growth. The first priority for growth should be the Regional Centres of Manchester and Liverpool. The second priority should be the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration. The third priority for growth is a number of towns and cities, which includes Altrincham; it states growth should be focussed in the centres and inner areas of these towns and cities.
8.
Policy for the southern Manchester area is set out in policies L4 and MCR3. 

Policy L4 concerns Southern Manchester / North East Cheshire and reads as follows: “Southern Manchester / North East Cheshire - except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”
Local needs is defined in the glossary of the draft RSS. 
With regard to residential development MCR3 states Plans and Strategies in the southern part of the City Region should sustain and promote economic prosperity consistent with the environmental character of the area and the creation of attractive and sustainable communities by “allowing residential development to support local regeneration strategies and to meet identified local needs (particularly affordable housing) in sustainable locations well served by public transport.” 
The text appears to allow market housing only if it supports an agreed local regeneration strategy and is in both a sustainable location and well served by public transport. The Secretary of State’s explanation for the change is made clear in the section headed “Changes from Draft RSS and Reasons”.
The criteria set out in MCR3 and L4 are each considered in turn below:
9.
The site is a brownfield site within the urban area and is located on an important public transport route. It is therefore considered to be within a sustainable location and well served by public transport. 
10.
In relation to supporting local regeneration strategies it is acknowledged that this site is close to the town centre (which is identified as a Priority Regeneration Area) and that future occupiers of the development are highly likely to make use of its services and facilities. In this way the occupiers of the development would contribute toward the local economy and support the sustainability of the town centre. It is significant that the site is within walking distance of the town centre (approx 300m) which increases the likelihood of occupiers using its facilities and contributing to the local economy and would also help reduce reliance on private transport. Residential accommodation in this location would also contribute toward the needs of the increased employed population associated with regeneration in the town centre. 
11.
A further consideration is that the proposed redevelopment of the site would bring about a significant improvement to the appearance of the area and this important approach road into Altrincham Town Centre. The site is currently occupied by two bungalows of no architectural merit and which have deteriorated through disuse.  The adjoining open space at the corner of Barrington Road and Ellesmere Road is bounded to the north and east by substantial and attractive period houses and the bungalows contribute little to the setting of this open space.  The impact of the proposed scheme is considered in further detail below, but it is considered the proposal would make a worthwhile contribution to the character of the area and to this entry route to the Town Centre.
12.
In relation to meeting local and/or affordable housing needs, this development proposes family housing of 4 to 5 bedrooms. The Housing Market Assessment 2006 indicates a demand for these types of unit on the open market in the Altrincham area; therefore in terms of the size and type of units being proposed the development would contribute towards meeting ‘identified local needs’. The requirement in the previous application for a Section 106 Agreement was to ensure that reasonable endeavours would be made for the dwellings to be firstly available for persons identified as having a ‘local need’ (this included persons needing to relocate to the Altrincham area for employment reasons or existing residents from within the Altrincham area seeking this type of accommodation). This requirement arose as a result of the previous scheme including five apartments which would not necessarily have contributed towards meeting ‘identified local needs’. In contrast the current application does not propose apartments and therefore it is not considered the requirement for a similar Section 106 Agreement is necessary, as the dwellings being proposed are of a type that is recognised as being needed in the Altrincham area and would contribute to ‘identified local needs’.

13.
In conclusion and in the absence of being able to demonstrate that this particular proposal would harm the aims and objectives of the Regional Spatial Strategy, it is considered that the principle of residential development in this location is acceptable.

IMPACT ON THE CHARACTER OF THE AREA 

14.

The two existing bungalows are not considered to be of any architectural or historic interest and their demolition and replacement is considered acceptable in principle. The location of the site at a junction and with a lengthy boundary to the open space results in it being visually prominent when heading along Barrington Road, particularly from the north west. The existing bungalows fail to address the open space and it is considered that the comprehensive redevelopment of both plots presents an opportunity to enhance the street scene.

15.
The external appearance of the proposed building is the same as the previous application which was considered would have acceptable impact in the character of the area. It would be three storeys high, presenting its main frontage along the boundary with the open space and three storey gables to Barrington Road and Ellesmere Road. The building takes the form of a rectangular central block with projecting sections to each end following the line of Barrington Road and Ellesmere Road. Its style is an Arts and Crafts pastiche, incorporating high gables, timber windows with stone lintels and cills, and arched doors in both the front and rear elevations. The building would have a rendered finish and slate pitched roof. 

16.
In comparison to the existing bungalows it is acknowledged that the proposed development is more intensive in terms of its footprint and massing.  However, it is considered that a single large building of three storeys would be more appropriate for this prominent site than the existing bungalows and development on this scale would generally be consistent with other properties along this side of Barrington Road. In terms of its design and materials of construction it is considered that the proposed building would be acceptable.

17.
Due to the relatively narrow width of the site and the footprint of the proposed building, only limited amenity space/gardens and soft landscaping would be provided. As a guide, the Planning Guidelines for New Residential Development recommend 80m2 for 3 bedroom semi-detached houses. The proposal includes individual gardens for each of the dwellings located to the rear and sides of the building which range in size from about 40m2 to 50m2. A strip of communal garden is also proposed between the front of the dwellings and the area of open space on the Barrington Road/Ellesmere Road junction. Planting would be limited to small areas adjacent to the site access and egress and between some of the parking spaces and the rear boundary. 

18.
The issue of the amount of amenity space was considered in detail in the previous application (Application H/66415) and it was concluded that the proposal was acceptable in this respect. Although the development would fall short of the 80m2 referred to in the guidelines, it is acknowledged that this figure is a guideline and a lesser amount of amenity space may be acceptable in certain new developments. This is provided that it is not to the detriment of the quality of new developments or the character of the surrounding area. In this case it is considered that the proposals would result in an appropriate balance between the building footprint, parking and amenity areas. The shape and position of the building has been determined by providing a ‘crescent’ to the open space boundary which is considered an appropriate layout for this visually prominent site.  This in turn affects the amount of space available and layout of the parking and amenity areas to the rear. Each of the dwellings would have its own garden which is sufficiently large enough to be used for children’s play, sitting out, or other activities associated with amenity space. It is also relevant to note that the 80m2 guideline refers to semi-detached dwellings. In this case the proposed dwellings are effectively terraced where the level of amenity space would normally be lower with than that expected for detached or semi-detached dwellings. 
IMPACT ON RESIDENTIAL AMENITY

19.
To the east / rear of the site is no. 37 Ellesmere Road which is a two storey semi-detached house. It is acknowledged that the proposed building would have greater impact than the existing bungalows and would be prominent from its side windows and rear garden. There would be a distance of approximately 16m between the nearest side gable of the proposed dwellings and the side elevation of no.37 and approximately 25m between the nearest part of the rear elevation of the dwellings and no.37. Given these distances and that the side windows at no.37 do not appear to be principal windows to habitable rooms, it is considered the impact of the development in terms of overshadowing and outlook would not be detrimental to their amenity. The application includes windows in the upper floors of this gable which it is considered would result in a loss of privacy between the development and the side windows of no.37.  This concern has been raised with the applicant who has confirmed the first and second floor windows will be omitted from the scheme and amended plans showing this amendment are to be submitted.

20.
The Guidelines also recommend that a distance of 13.5m is retained to rear garden boundaries from main windows of three storey houses. The nature of the development is such that the properties do not have gardens of this depth, however taken together the gardens, access and parking areas result in distances of between 13.5m to 18m being retained between the rear elevation of the building and the boundary with 37 Ellesmere Road.  This would comply with the guideline and ensure the view from upper floor windows in the rear elevation would not be unacceptably intrusive to the rear garden and windows of no.37.

BOUNDARY TREATMENT AND LANDSCAPING

21.
The application proposes a 1.2m high boundary wall with railings to the open space boundary and a 1.8m high boundary wall with steel railings to a total height of 1.8m on the Ellesmere Road and Barrington Road boundaries, and a small part of the open space boundary. A 1.5m high wall with 1.8m high pillars is proposed along the rear boundary of the site. Although Greater Manchester Police comment that the private car park and private space to each dwelling should be enclosed with a higher form of boundary treatment, it is considered this would be to the detriment of the character of the area.

VEHICULAR ACCESS

22.
The application proposes a one-way traffic system, with entry via Ellesmere Road and egress via Barrington Road. The LHA comment that this system is not ideal and may cause some confusion to drivers on the highway with the entrance and exit being located on different roads, particularly as Ellesmere Road is one-way. It is considered however, that there is insufficient justification to recommend refusal on highway safety grounds in respect of this matter. In the event of permission being granted the LHA recommend a condition be imposed requiring a system of signs and road markings to be installed within the site.
CAR PARKING

23.
The dwellings the subject of the application are technically terraced dwellings, although they would provide a greater number of bedrooms than conventional terraced dwellings. The Council’s parking guidelines set out in appendix J of the Revised UDP suggest a maximum standard of 2 spaces for a terraced dwelling and 3 or 4 spaces for dwellings with 4 or 5 bedrooms. The LHA has indicated that 2 spaces per dwelling would be an appropriate level of provision in this case, i.e. 16 spaces.  

24.
The site layout provides for 11 car parking spaces which would fall short of the above standard and the LHA are concerned that this may lead to additional on-street parking and potentially cause a residential disamenity issue on local roads. It is acknowledged however, that in the previous application for eight townhouses (Application H/66415), no objection was raised over the level of car parking which was identical to that proposed in the current application. In that application it was accepted that the site is in a highly sustainable location and that national guidance within PPG13 and PPS3 encourage reduced levels of parking to reduce reliance on the car and help promote more sustainable transport choices. The LHA concluded that the provision of more than 1.5 off-street parking spaces per dwelling would have been unlikely to reflect the Government’s emphasis on securing sustainable residential developments and therefore were unable to object to the application. As the scheme is identical to this previous application it is considered it would be unreasonable to object to the current application on the grounds of lack of car parking.
DEVELOPER CONTRIBUTIONS

25.
The SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’ applies to all new residential developments resulting in an overall increase in the number of residential units on any site. No play space or sports facilities are to be provided within the proposed development, therefore a contribution to off-site provision will be required to comply with the SPG. Based on the rates set out in the SPG a contribution of £22,921.47 would be required, with £15,542.53 toward open space provision and £7,378.94 toward outdoor sports facilities.

26.
In accordance with the provisions of SPD1: Developer Contributions to Highway and Public Transport Schemes, a contribution toward the provision or improvement of highway and public transport schemes is required. The Council has previously accepted that the amount towards highways network provision should be derived from the increase in units only, i.e. taking into account the existing bungalows, whilst the amount towards public transport provision is the full amount for a residential development of the size proposed. The site is located within a ‘most accessible’ location set out in the SPD where the level of contribution, taking into account the existing bungalows, would be £3,980, of which £1,308 would be for highways network provision and £2,672 for public transport provision.

27.
In accordance with the provisions of the SPG ‘Developer Contributions Towards Red Rose Forest’ a development of 10 dwellings would be expected to provide 30 trees on site. The constraints of the site and footprint of the development are such that there is only limited opportunity for tree planting on site, and the site layout plan indicates shrub planting as opposed to trees in the available areas. It would therefore be appropriate to secure a financial contribution toward tree planting off-site. The SPG sets out a requirement of £235 per tree which generates a total contribution of £7,050 (less £235 per tree provided on site).     

RECOMMENDATION
MINDED TO GRANT, subject to:

A. The completion of an appropriate legal agreement and that such legal agreement be entered into to secure:

(i) A contribution to play space or sports facilities of £22,921.47, of which £15,542.53 would be toward open space provision and £7,378.94 toward outdoor sports facilities in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’
(ii) A contribution to transport provision of £3,980, of which £1,308 would be for highways network provision and £2,672 for public transport provision in accordance with the Council’s SPD ‘Developer Contributions to Highway and Public Transport Schemes’;

(iii) A contribution to tree planting of a maximum of £7,050 in accordance with the Council’s SPG ‘Developer Contributions towards the Red Rose Forest’.

B. The following conditions:

1. Standard 3 year time limit

2. Samples of materials

3. Landscape scheme

4. Details of boundary treatment 

5. Contamination land assessment and remediation

6. Removal of permitted development rights for extensions, outbuildings, hard surfaces, gates, walls and fences

7. Removal of permitted development rights for windows at first and second floor in gable end of east elevation

8. Details for traffic management to be submitted and agreed - clarifying the operation of the one-way system and the marking out of a clear pedestrian path.
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SITE

The site is within an estate of small semi-detached and detached houses with gardens. 

The site is currently vacant land, but was previously occupied by two semi-detached houses. The land is fenced off and is covered by long grass. There is also a large conifer tree at the northern end of the Seabrook Crescent frontage. 

PROPOSAL

The application proposes the erection of two semi-detached two bedroom houses. The dwellings would each measure 6m wide by 8.2m in depth and 8.1m in height.

The dwellings would be set at an angle to the road at a distance of between 3m and 6m from the back of footpath. Each property would have a private drive with two parking spaces. 

The buildings are proposed in brickwork and concrete tiles. Amended plans have been received showing alterations to the design of the proposed dwellings.

REVISED TRAFFORD UDP 

The Revised Trafford UDP was formally adopted on 19th June 2006. This together with the Regional Strategy for the North West, now forms the Development Plan for the Borough of Trafford.
PROPOSALS MAP NOTATION

None

PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS

D1 – All New Development

D2 – Vehicle Parking

D3 – Residential Development

H1 – Land Release for Development

H2 – Location and Phasing of New Development

H3 – Land Release for Development

H4 – Release of other Land for Development

OSR8 – Improvement and Provision of Outdoor Sports Facilities

T6 – Land Use in Relation to Transport and Movement

RELEVANT PLANNING HISTORY

H/63665 – Erection of two semi-detached dwellings – Refused – 6th February 2006. Appeal dismissed – 25th July 2006
CONSULTATIONS

LHA:  No comments received to date

Built Environment: No objections
Renewal and Environmental Protection: No objections subject to condition requiring site investigation

REPRESENTATIONS

None

OBSERVATIONS

PRINCIPLE OF DEVELOPMENT

1. 
The previous application H/63665 was refused in February 2006 on the grounds that the development did not comply with the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Regional Spatial Strategy (published in September 2008) must now take precedence both over the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 

2.
Firstly, with regard to new housing provision, the RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.

3.
Secondly, the new target requirement set out in the RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.

4.
Arising from the above, therefore, the principal relevant RSS policies that must now be applied to this application are the Policies RDF1, MCR1, MCR3 and L4.

5.
Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -

6.
“As far as possible growth should be focused in their centres and inner areas but development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on areas in need of regeneration (particularly the Housing Market Renewal areas).”

Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.

7.
Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.

8.
Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in public transport accessible locations with strong economic prospects should be encouraged to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured.

9.
Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

10.
Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs, and any general market housing (in sustainable locations which are well served by public transport) should support agreed local regeneration strategies.”

11.
The application proposal as described by the applicant is a wholly general market housing development proposal. As a wholly general market housing proposal it falls to be considered against the RSS Policy L4 criteria: -

26. Whether or not the proposal supports a local regeneration strategy;

27. Whether or not the proposal is located in a sustainable location, and,

28. Whether or not the proposal is in a location that is well served by public transport.

12.
In terms of criteria (b) and (c) the proposal can be agreed to be acceptable as it proposes the re-use of previously developed brown-field land and the site is in a location that is relatively well served by public transport.

13.
In relation to criteria (a), however, the merit of the proposal as a development supportive of a local regeneration strategy is less clear given that it lies approximately 600m from the edge of the Urmston Town Centre Priority Regeneration Area. 
14.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs.

15.
Whilst the proposal does not strictly align with the development focus set out in RSS Policy L4 it is modest in scale and cannot be said to conflict with the development focus set in Policy L4 (the application site being located within the southern part of the city region as defined in the LDF Core Strategy Preferred Options consultation document of July 2008).

16.
At this point in time, it is considered that it would be difficult to demonstrate from the available land supply and housing market monitoring information that the proposal would have a significant adverse impact on local and neighbouring housing markets and in consequence that any significant harm to the RSS strategy would arise from this development. This position of course will need to be kept under review and the effects of further development proposals assessed to determine their impact upon the land supply and housing market position to meet the development monitoring and management requirements of RSS Policy L4. Nevertheless, given the current policy context, it is considered that the proposed development is acceptable in policy terms.
RESIDENTIAL AMENITY

17.
The site is surrounded by existing two storey semi-detached dwellings. The six properties to the rear, on Sevenoaks Avenue and Chiselhurst Avenue, all have principal windows facing the proposed houses. At the time of the previous application, the interface distances between these windows and the windows in the rear elevation of the proposed dwellings were significantly less than the Council’s standards and it was considered that this would lead to inadequate levels of privacy for both existing and proposed dwellings. The two dwellings proposed in the current application would not have any first floor main habitable room windows in the rear elevation and it is therefore considered that there would be no loss of privacy to the existing dwellings. In addition, the proposed houses have been angled so that they do not directly face the nearest existing dwellings at 14 and 16 Sevenoaks Avenue. Furthermore, the distance to 9 and 11 Chislehurst Avenue would be just under 21m and therefore any loss of privacy to the ground floor kitchen windows of the proposed dwellings would be very limited. 

18.
It is also recognised that the windows of 14 Sevenoaks Avenue would only be approximately 7.5m from the boundary with the rear garden of the proposed unit number 11. The Council’s guidelines suggest that a minimum distance of 10.5m is required to the garden of a neighbouring property. The rear windows of 16 Sevenoaks Avenue would also be closer to the boundaries of unit 11 than this recommended distance. It is nevertheless recognised that some of the surrounding properties have similar relationships – in particular 7 and 9 Chislehurst Avenue, immediately to the south of the application site – and that the original dwellings on the application site would have had a similar level of amenity. It is also recognised that, given the small size of the adjacent residential plots, any form of development on the application site would suffer from the same problem. In addition, any prospective purchaser of number 11 would be aware of the situation prior to occupation of the property. It is therefore considered that, in this case, taking into account the character of the surrounding development, this shortfall should be accepted.

19.
The previously proposed houses would have been 9.5 metres in height with steeply pitched roofs and it was also considered that, at a distance of 13m from the rear of 16 Sevenoaks Avenue, they would appear overbearing and would lead to visual intrusion when viewed from that property. The height of the currently proposed dwellings has been reduced to 8m and the position of the dwellings has been changed, so that now only the corner of the proposed dwelling at number 11 would extend within 15m of the rear elevation of 18 Sevenoaks Avenue. On this basis, it is considered that this relationship would also be acceptable.

20.
The dwelling immediately to the south (5 Chislehurst Avenue) has no principal windows on the side elevation but there is a conservatory within 1 metre of the boundary. Given the layout of the proposed houses, there would be no direct overlooking between the conservatory and main habitable room windows in these properties and there is an existing 1.7m high fence on this boundary, which could be increased in height. The corner of the proposed house would be within approximately 2m of the conservatory but would be to the north and it is therefore considered that this relationship would be acceptable.

21.
The houses on the opposite side of Seabrook Crescent have principal windows facing and, at the nearest point, they would be approximately 18.5m away from the main front elevations of the proposed houses. However, the windows would be at an angle rather than directly facing and it is therefore considered that this relationship would also be acceptable. 

22.
Amended plans have been received showing a new living room window in the front elevation, which would be closer than this distance, and a new landing window in the side elevation facing 5 Chislehurst Avenue but these are both proposed as obscure glazed.

23.
In general terms, it is considered that, whilst there are some minor shortfalls in terms of interface distances and distance to boundaries, these relationships would not be out of character with the surrounding area and would not lead to a serious loss of residential amenity to either the existing or proposed dwellings.

DESIGN AND VISUAL AMENITY

24.
At the time of the previous appeal, the inspector considered that the height and steep pitch of the roof and the dormer windows of the dwellings proposed at that time would have been out of keeping with the surrounding development. The current application proposes more modest two storey properties of 8m in height to be constructed in brick and concrete tiles. The design of the current scheme as originally submitted was considered to be relatively bland, although the general scale, massing and architectural style would not have been out of keeping with the surrounding properties. The applicant was therefore requested to amend the design to provide more interesting elevations. Amended plans have now been submitted showing an additional window in the front elevation, brickwork lintel details to some of the windows and a more interesting roof form in order to increase the interest and activity in the street scene. It is also recognised that the dwellings would be at a considerable angle to the road but, once again, this would be in keeping with surrounding properties as there is no building line on this side of Seabrook Crescent.  It is considered that, subject to the amended plans and, subject to conditions controlling materials and the detailed elevational treatment including depth of window reveals, the proposed development would be acceptable in design terms. 

HIGHWAY SAFETY AND CAR PARKING

25. The submitted plan shows the provision of individual, private driveways off Seabrook Crescent with two off-street parking spaces at the front of each of the properties. The majority of the existing residential properties in the immediate area have private driveways and in-curtilage parking. The comments of the LHA are awaited. Nevertheless, the previous scheme was not refused on highway grounds and it is considered that the current proposals are acceptable in principle in highway terms.

OTHER CONSIDERATIONS

26.
The proposed development would fall within a category for which financial contributions would normally be required towards public open space and Red Rose Forest / off-site tree planting. The required contributions in this case would be £1166.73 towards outdoor sports provision and maintenance and £1410.00 towards off site tree planting. It is recognised that any tree planting provided on site could be subtracted from this requirement. The financial contributions would need to be secured through a Section 106 Agreement.

CONCLUSION

27. 
In conclusion, it is considered that the proposed development would be acceptable in terms of policy and in terms of residential amenity, design and visual amenity and highway safety. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.

RECOMMENDATION: MINDED TO GRANT, subject to: -
(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure: -

a financial contribution of £1410.00 towards Red Rose Forest / off site tree planting minus £235.00 for each tree provided on site in accordance with an approved landscaping scheme

a financial contribution of £1166.73 towards outdoor sports provision and maintenance

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

1. Standard Time Limit

2. Materials including facing and roofing materials, string courses, cills, lintels, doors and windows

3. Submission of detailed sections through front elevations showing a window reveal of at least 100mm and development to be implemented in accordance with these details

4. Amended Plans

5. Landscaping and boundary treatment

6. Removal of permitted development rights including no new windows other than those shown on the approved plans

7. First floor windows on rear elevation to be obscure glazed. Design and opening mechanism to be submitted and development to be carried out in accordance with approved details.

8. Ground floor window on front elevation shown shaded on amended plan to be obscure glazed

9. First floor window on side elevation shown shaded on amended plan to be obscure glazed and fixed shut

10. Site investigation for contaminated land

11. Provision of access, parking and turning areas

12. Retention of access, parking and turning areas 

13. Submission of details of bin stores and development to be implemented in accordance with these details 

SD



	WARD: Priory
	H/70567
	DEPARTURE: No


	ERECTION OF A SINGLE STOREY SIDE EXTENSION AND ASSOCIATED WORKS TO PROVIDE ADDITIONAL LIVING ACCOMMODATION AND ASSOCIATED CAR PARKING AND ACCESS RAMP

	39 Dargle Road, Sale



	APPLICANT:  Mr. & Mrs. Land



	AGENT: Mr. Alan Highfield



	RECOMMENDATION:  Grant





This application has been brought before the Planning Committee for determination as the applicant is an employee of the Council.

SITE

The application site is a two-storey semi-detached property situated on the northern side of Dargle Road in Sale.  To the side of the property is a driveway, capable of accommodating two cars, which leads up to a detached garage, situated to the rear of the property. The front of the property is currently bound by a 600mm high wall and hedges which are approximately 1.8 metres in height.  

PROPOSAL

Planning permission is sought for a single storey side extension to form a new bedroom and bathroom which includes adaptations for a disabled child. The proposed extension is L-shaped and the rear element of it projects 3.8 metres from the side of the house, whilst the part which is closest to the highway extends out 2 metres from the side of the house. The proposal is also set back 200mm from the main front wall of the house and would have a maximum height of 3.5 metres to the ridge. There will be one window on the front elevation of the extension and a window and door on the rear elevation.
A concrete flag ramp will run along the side and rear of the extension, with a gradient of 1:20, to allow wheelchair access into the house from the rear.   

The proposal is located on the existing driveway; therefore access to the detached garage at the rear of the property will be blocked resulting in the loss of two car parking spaces. In order to accommodate off-road car-parking, one space will be provided to the front and side of the property. Room for this space will be created by removing some of the front boundary wall and hedge and covering part of the front/side garden with hard-standing. Furthermore, the dropped kerb currently outside of the house will be extended to allow access for a car in to the new parking space. 

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 
No notation.

PRINCIPAL RELEVANT REVISED UDP POLICIES/PROPOSALS

D1 – All New Development

D6 - House Extensions
RELEVANT PLANNING HISTORY

None

CONSULTATIONS

Built Environment – No objections subject to drainage details.

Local Highways Authority – Whilst no objections were raised to the scheme, it was stated that the provision of only a single parking space is usually insufficient for a property of this size. However, as there are residential parking spaces on the road outside of No. 39, which require a permit for parking over three hours, it is considered that cars associated with the property of 39 Dargle Road would still be adequately accommodated for.  

REPRESENTATIONS

No representations have been received.  
OBSERVATIONS

PRINCIPLE
The site is unallocated within the Revised Trafford Unitary Development Plan and therefore falls to be considered against the normal development control criteria that seeks to ensure that all new development is of a high standard of design, is compatible with the character of the area in which it is situated and does not prejudice the amenities of the occupiers of the adjoining and adjacent property.

STREET SCENE

The proposed side extension is considered to be acceptable in terms of its design. It has been set back 200mm from the main front wall of the house to allow a neat joining of brickwork and whilst the extension has a width that is greater than half the width of the original house, this is only at the rear section and therefore does not result in the house looking unbalanced. Furthermore, as the property is situated next to a private access road, which leads to the garages of Wolseley House, there will be no loss of spaciousness within the streetscene as a result of this proposal. 

The materials proposed for the brickwork, roof, doors and windows match the materials used in the construction of the original dwellinghouse. As such this part of the proposal complies with Proposals D1 and D6 of the Revised UDP and the Council’s ‘House Extension’ guidelines.

RESIDENTIAL AMENITY

The proposal, which does not have any side facing windows, will at its closest point be situated approximately 8.8 metres away from the main habitable room windows of the apartments at Wolseley House. Whilst it is noted that this is a short distance, it is not considered that the extension will cause sufficient harm to warrant refusal as it is only single storey and it will be largely screened by the side boundary treatment of No. 39, which consists of a 2.2 metre high conifer hedge.  

A distance of 9.5 metres will be retained between the proposed side extension and the rear boundary of 39 Dargle Road. Beyond this are the garages belonging to Wolseley House, subsequently no neighbouring properties to the rear of the proposal will suffer from a loss of privacy.   

PARKING

This proposal includes parking provision for only one car to the front of the site. The Council’s Car Parking Standards state that a property of this size should be able to accommodate two off road car parking spaces within the curtilage of the dwellinghouse. However, outside of the property, on Dargle Road, there are residential parking bays which require a permit for those who wish to park there for over three hours. Therefore, as on-road parking is provided for residents and one off road space has been created, it is considered that there is adequate parking associated with this proposal. 

.      

CONCLUSION

In conclusion, it is considered that the proposed single storey side extension would be acceptable in the street scene and would not be unduly detrimental to the residential amenity of the occupiers of the neighbouring flats at Wolseley House or the property at 47 Wolseley Road to the rear of 39 Dargle Road. Whilst the provision of two rather than one off street car parking spaces would have been preferred, in this case it is deemed that there is adequate parking due to the residential parking scheme which runs along Dargle Road.  As such it is considered that the proposal complies with Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and the Council’s ‘House Extension’ guidelines and therefore it is recommended that planning permission be granted.  
RECOMMENDATION: Grant subject to the following conditions:
1) Standard time limit
2) Matching materials

3) Provision of parking space
JK


	WARD: Hale Barns
	H/OUT/70489


	DEPARTURE: Yes


	OUTLINE APPLICATION FOR ERECTION OF A FOUR STOREY CARE HOME CONSISTING OF 40 SELF CONTAINED FLATS. (DETAILS OF ACCESS, LAYOUT AND SCALE INCLUDED; ALL OTHER MATTERS RESERVED FOR SUBSEQUENT APPROVAL).



	Oak Croft, Hasty Lane and no.411 Hale Road, Hale Barns



	APPLICANT:  Kingston Estates



	AGENT: GWP Architects



	RECOMMENDATION:  REFUSE





SITE

The application site is located to the east of Hale Barns on the corner of Hasty Lane and Hale Road. It comprises two detached dwellings; Oak Croft which has access off Hasty Lane and no. 411 Hale Road. The area is predominantly residential with detached dwellings on Hale Road and Hasty Lane, although the Marriott Hotel is close to the site further along Hale Road. The site and its surroundings to the north, east and south are within the Green Belt, although those dwellings on the opposite side of Hale Road are not within the Green Belt.
The site itself comprises two detached dwellings, both of which are relatively large dwellings which date from around the 1980’s. The two plots give the site a lengthy frontage along Hale Road. There are two accesses to the site:  an access to no.411 from Hale Road and an access to Oak Croft from Hasty Lane. There are several trees and hedges to the site boundaries which currently obscure the dwellings from both Hale Road and Hasty Lane. 

PROPOSAL

The application proposes demolition of the two existing dwellings and the erection of a four storey care home on the site, consisting of 40 self-contained flats. The application is made in outline with details of access, layout and scale submitted for approval. Details of appearance and landscaping have been reserved for subsequent approval.
The application as described by the applicant is for a “care home consisting of 40 no. self contained flats together with communal/ancillary areas”. The Design and Access Statement refers to the development as a “modern elderly person’s home”. The floor plans submitted with the application indicate self contained flats, each comprising an entrance lobby, open plan lounge kitchen and diner, bathroom and a bedroom.  A communal lounge and dining area are also provided on the ground floor. On the basis of this layout and description it is considered the development is sheltered accommodation for the elderly (which would constitute a C3 use), rather than a care home (C2 use).

The proposed building would take the form of an L-shape of four storeys (inclusive of basement) and would be built on a similar alignment to Hale Road and Hasty Lane as the existing dwellings. Outside amenity space for residents would be provided in the form of communal gardens to the front, side and rear of the building. The proposal includes a basement within which 19 car parking spaces and a turning head would be provided and there would also be 3 spaces adjacent to the building. Vehicle access to the site is proposed from Hasty Lane in a similar position as the existing access.
REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 

Green Belt

Area of Landscape Protection

PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS

ENV4 – Trees, Hedgerows and Woodlands

ENV14 – Tree and Hedgerow Protection

ENV17 – Protection of Landscape Character

H4 – Housing Development

H7 – Accommodation for Elderly Persons

C1 – Green Belt

C4 – Green Belt

C5 – Development in the Green Belt

D1 – All New Development  

D2 – Vehicle Parking

D3 – Residential Development

RELEVANT PLANNING HISTORY
H/67619 - Erection of two storey front extensions to form front porch with void above and additional living accommodation.  Alterations to windows on front elevation and replacement of side ground floor window with full height window. Withdrawn Sept 07
H/33944 - Variation of planning condition no.7 on approval H/29195 to allow retention of existing hedge on the north and east boundaries and permit erection of 2m high fence between highway and hedge on north boundary. Approved 25/09/91
H/33943 - Retention of existing vehicular access onto Hasty Lane and associated gates and gate piers. Refused 25/09/91
H/33896 - Retention of satellite dish and patio walls at rear. Approved 25/09/91
H/29195 - Demolition of existing dormer bungalow and erection of dwelling house and detached double garage. Approved 17/05/89

APPLICANT’S SUBMISSION 

A Design and Access Statement, Arboricultural Report and Bat Survey report are submitted with the application. The Design and Access Statement makes the following points:-

· The design influences included the need to respect building lines, massing and respond to the surrounding architecture. The building footprint follows that of the existing established building lines. The corner element forms the peak of the site, the subservient flanks drop in height to respect the surrounding properties.

· The design allows sufficient distances with regard the aspect and views of each property. All site boundaries will be adequately screened via trees and landscaped strips to create a visual and an acoustic buffer between the roads and surrounding properties.

· Adequate landscaped amenity space is provided around the building with secure communal gardens to the rear to create a pleasant environment for residents. 

· The accommodation has been designed to allow for good daylight penetration and assisted natural ventilation. 

· The architectural style of the building would reflect the surrounding buildings and be a modern interpretation on a traditional style. The proposal aims to achieve a quality development that is both contemporary in nature and appropriate for the area.

· The application site is within a mixed use area and is not subject to any Conservation Area designation or affected by any other planning policy guidance.

· The proposal provides a high yielding scheme which will make a positive contribution to the local area in terms of architectural style and design.

CONSULTATIONS

LHA – Object to the proposals and comment as follows:
· The proposals are for a development containing 40 self contained flats.  Although the application states care home, it is more likely to be sheltered accommodation for the elderly and therefore the parking standards for active elderly are to be used.
· To meet the Councils parking standards for such a development the provision of 1 car parking space is required for each two flats for residents and one space per every eight dwellings for visitors.  Therefore to meet the Councils parking standards the provision of 25 car parking spaces should be made but this clearly does not include staff as this is the standard for sheltered accommodation, therefore it is my view that further details of the intended use are required in order to assess the car parking requirements of the site fully.  The proposals include just 22 car parking spaces and this is likely to cause residential disamenity issues on Hasty Lane for existing residents.
· In addition, the nineteen car parking spaces within the basement of the building do not conform to the Councils standards, as the aisle width between the spaces is just 5m wide and therefore will not enable vehicles to reverse out.  The Councils required standard is 6m. In addition no indication has been given as to how the basement car parking will be controlled or where the barriers may be.
· The application states that there are six cycle spaces within the building and an area has been shown marked out for motorcycle/bicycle storage.  To meet Greater Manchester standards the provision of 8 spaces should be made and as secure storage facilities are required the applicant will be required to demonstrate how this will be laid out on the plans.
· The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.
Built Environment (Highways) – No comments
Built Environment (Drainage) – Various informatives to be attached to any permission.

Built Environment (Street Lighting) – No comments
Built Environment (Public Rights of Way) – No comments
Renewal and Environmental Protection – Comment that the application site is situated on brownfield land and recommend that a condition requiring a contaminated land Phase 1 report (and subsequent investigations, risk assessment and remediation as necessary).

Environment Agency - No objection in principle.

United Utilities – No objection and make the following comments:

· No objection providing the site is drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway/watercourse/surface water sewer and may require consent of the Environment Agency. If surface water is allowed to be discharged to the public surface water sewerage system the flow may be required to be attenuated to a maximum discharge rate determined by United Utilities. Foul drains must have adequate grease traps. All surface water drains must have adequate oil interceptors.

· Recommend the Network Operator is contacted to find out if the sewers can accept the expected flows from the development.

· Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.

· A water main runs along the north west boundary of the site. As UU need access for operating and maintaining it, development will not be permitted in close proximity to the main. The level of cover to the water mains must not be compromises either during or after construction.

· It is recommended that pumps and storage are installed to ensure a regular supply of water to the development.

· A separate metered supply to each unit will be required at the applicant’s expense and all internal pipework must comply with current water supply (water fittings) regulations 1999.

Greater Manchester Police Architectural Liaison Unit – Have some concerns with the layout of the scheme, summarised as follows:

· Access into the basement parking area must be controlled and used for residents only.

· Residential access from the basement car park into the building should have access control fitted; to prevent any would be criminals who may gain illegitimate access into the parking area further access into the building.

· Private and public space should be clearly defined. Previous schemes have been targeted due to the potentially vulnerable nature of the residents. There should be no open access to the sides and rear of the development.

· There is no natural surveillance afforded to the front of the development from the reception desk. With a small amount of redesign this is an ideal place to have a window to provide added surveillance to both the external approach and also to provide a more imposing impression on entering the building.

· Highly recommend that the development is designed and constructed in line with the principles of the ‘Secured by Design’ (SBD) scheme and any permission granted carries a condition that the applicant shall achieve Secured by Design.

Greater Manchester Ecology Unit –comment as follows:

· The Survey was undertaken by a licensed individual and it appears that reasonable effort has been used to assess the buildings for the presence of bats and their potential to support roosting bats.
· The Survey investigated both properties and found no current/historical evidence of bat occupation, but concluded that the structures had moderate potential to support occasional bats on a temporary basis.
· The Survey recommended that due to the findings that a Reasonable Avoidance Measure of removal by hand of certain architectural features would be appropriate. I concur with this assessment.

· Recommend a condition be placed on any permission if granted to require the supervised removal of the roofing tiles, cladding and soffits – avoiding the breeding season (May to mid August inclusive).
· It is noted that if work is delayed later than May 2009 an additional survey should be undertaken prior to the commencement of work.

In conclusion, recommend that a condition be placed on any approval if granted which will protect the interests of European Protected Species (Habitats Regulations 1994). There appears to be no other ecological constraints associated with the proposals.

Manchester Airport – Comments not received at time of preparing this report. Any comments will be included in the Additional Information Report.

REPRESENTATIONS

Neighbours 3 letters of objection received, summarised as follows:

· Scale of development, particularly the 4 storey height, is excessive for the site and out of keeping with surrounding residential property. Proposal would have major impact on the landscape. The elevation and proximity to Hale Road will have the appearance of a large slab.

· Only in recent years have these properties been changed from bungalows to two storey dwellings

· There is a planning restriction in place on Hasty Lane being a conservation area. A four storey 40 flat care home would exceed what is normally acceptable.

· Development of this height will cause problems of light depravation, noise and overlooking and have negative effect on property value.

· Additional traffic on an already busy stretch of road will cause more access problems and delays. Joining Hale Road may represent a safety hazard to residents and visitors of the development and increase risk to local householders. 

· Additional car parking generated by the proposal would add to the already chaotic situation on Hasty Lane. It is already used as an unofficial car park and dumping ground for holiday makers etc which is a continued nuisance for residents.

· Additional strain on the local sewerage system. The Marriot Hotel has in recent years experienced problems.

· The clearance of the site, excavation for the car park and construction of the building would be a large scale and prolonged project which will be a significant disturbance to local residents. It may also result in safety problems e.g. traffic.

· Refuse collection will be a problem with 80 bins left out on collection day leaving no pavement space.

· Design and Access Statement is incorrect saying the site adjoins the Marriot Hotel as this is not the case. Surrounding buildings are residential not commercial.

OBSERVATIONS

PRINCIPLE OF THE DEVELOPMENT

1.
The application proposes the development of a 40 apartment elderly persons care home and as such would have previously fallen to be considered against the provisions of the Adopted SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’. However, the Proposed Changes to the Regional Spatial Strategy published by the Secretary of State in March 2008 – and now formally published (in September 2008) – must carry significant weight in the determination of planning applications, to the extent that they must take precedence both over the policies of the former published Regional Spatial Strategy (RPG13 - March 2003) and the interpretation and weight that can be given to the housing policies of the Revised Trafford Unitary Development Plan (June 2006) and the Adopted SPG (September 2004). The reasons for this changed position are twofold. 
Firstly, with regard to new housing provision, new RSS Policy L4 significantly raises the annual average requirement figure for the Borough from a net (excluding clearance replacement) figure of 270 dwellings a year to a figure of 578 dwellings per year – with the requirement now being expressly described as a minimum figure to be achieved rather than a maximum as previously described in the 2003 published RSS.
Secondly, the new target requirement set out in the new RSS means that the Council can no longer demonstrate that it has a ten year supply of land committed for new housing development across the Borough and therefore cannot apply the provisions of the SPG, ‘Controlling the Supply of Land Made Available for New Housing Development’, given that it explicitly states in Paragraph 4.1 that the implementation trigger for the SPG is, ‘when the number of new houses granted planning permission for development exceeds ten times the combined demographic need and clearance replacement requirements of RPG13’.
2.
Arising from the above, therefore, the principal relevant new RSS policies that must now be applied to this application are the Policies RDF1, MCR1, MCR3 and L4.

Policy RDF1 identifies 3 broad priorities for growth across the region – the first being the Regional Centres of Manchester and Liverpool, the second being the inner areas surrounding these centres, with emphasis placed on areas in need of regeneration and the third being the centres and inner areas of a number of important towns and cities (including Altrincham). In relation to the third priority areas for growth, the Policy states that: -

“Development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.”

Policies L4, MCR1 and MCR3 identify the detailed priorities for growth in the Regional Centre and Inner Areas of the southern part of the Manchester City Region.

Policies MCR1 and MCR3 refer to the Plans and Strategies to be applied respectively across the Manchester City Region and the southern part of the City Region.

Policy MCR1 indicates that as a priority plans and strategies should support interventions to achieve a significant improvement in the economic performance of the whole city region. Specifically in relation to housing it proposes that high quality development in locations that are accessible by public transport to areas of economic growth should be proposed. Emphasis is placed on proposing a high level of development in inner areas to meet the needs of existing residents and attract and retain new population so that a significant increase in the resident population can be secured to support economic growth.

Policy MCR3 refers to the Plans and Strategies to be applied across the southern part of the Manchester city region – the area the application site clearly lies within. Within this area the spatial development priorities expressly spelled out in the policy in relation to new residential development are: -

“To support local regeneration strategies and meet identified local needs (particularly for affordable housing), in sustainable locations which are well served by public transport.”

Policy L4 seeks to monitor and manage the availability of housing land identified in Plans and Strategies and through development control decisions on proposals and schemes. The accompanying text amplifies this position by stating the following: -

“Except in that part of Trafford lying within or adjacent to the Regional Centre, continued careful monitoring and management of housing provision will be necessary to ensure that new housing development does not result in an adverse cumulative impact on local and neighbouring housing markets. Provision should focus on meeting local and affordable housing needs and support agreed local regeneration strategies.”

3.
The application proposal as described by the applicant is for a “care home” comprising 40 self contained apartments. Such a proposal needs to be considered against the RSS criteria that are set out in Policy L4 and Policy MCR3: -

29. Whether or not the proposal supports a local regeneration strategy;

30. Whether or not the proposal is located in a sustainable location;

31. Whether or not the proposal is in a location that is well served by public transport, and,

32. Whether or not the proposal meets local/affordable housing needs.

4.
In terms of criterion (a) the merit of the proposal as a development supportive of a local regeneration strategy is far from clear given its relatively distant location (more than 3 km) from the edge of the Altrincham Town Centre Priority Regeneration Area. There is no evidence in the application submission to suggest the proposal would support a local regeneration strategy and there is no such strategy in place for the area in which the site is located.

5.
In terms of criterion (b), the merit of the proposal is further unclear given that whilst the proposal is promoting the re-use of previously developed (brown-field) land, the site is located in the Green Belt and is approximately 1km from the centre of Hale Barns Local Centre where the nearest local services and facilities are available. Such a distance from the nearest local services and facilities is not considered a sustainable location.
6.
In terms of criterion (c), the proposal can be agreed to be acceptable as it is located on a site that is well served by public transport. The site is within walking distance of a bus stop on Hale Road from which three services run, two with frequent services (no.18: Trafford Centre – Sale – Airport - Altrincham and no.288: Knutsford – Mobberley – Wilmslow - Altrincham).
7. 
In terms of criterion (d), the proposal is for a form of development for which a local need has been accepted (in the case of the Oasis Hotel, Altrincham appeal and Inspector’s decision). However, the proposal would provide general market housing only and would not meet affordable housing needs.

8.
The strategic spatial planning imperative set out within the new RSS instructs the Council to manage development within Trafford to support growth firstly within the Regional Centre, secondly in the inner areas surrounding the Regional Centre and thirdly elsewhere in the Borough to support growth in the centre and inner areas of Altrincham and other areas in need of regeneration and to meet affordable housing needs. The proposal does not align with the development focus set out in RSS Policies L4 and MCR3 in that it would not support a local regeneration strategy and is not located in a sustainable location. As such it is considered that the development of 40 apartments in this location would not accord with the objectives and requirements of the RSS strategy.

GREEN BELT

9.
The property lies within the Green Belt where national planning guidance in PPG2: Green Belts advises that there is a general presumption against inappropriate development which is, by definition, harmful to the Green Belt. The construction of new buildings in the Green Belt is inappropriate unless it is for one of the purposes set out in paragraph 3.4 of PPG2 which includes buildings for agriculture and forestry, essential facilities for outdoor sport and recreation, limited replacement of existing dwellings, etc. This advice is reflected in Proposals C5 and C7 of the Revised Trafford Unitary Development Plan. 

10.
The proposed development would not meet any of the exceptions to the presumption against new buildings in the Green Belt. It would not be a limited replacement of an existing dwelling as it involves the replacement of two dwellings with a more substantial building providing 40 self contained flats. The proposal therefore constitutes inappropriate development in the Green Belt, which PPG2 advises is, by definition, harmful to the Green Belt. Such development should not be approved except in very special circumstances and it is for the applicant to show why permission should be granted.  No very special circumstances have been put forward in support of the proposal. 

11.
The proposed building would replace two detached dwellings with one single building of greater overall width than the existing dwellings. The proposed building would be approximately 42.8m wide to Hale Road and 33.2m wide to Hasty Lane (both inclusive of the angle section at the Hale Road/Hasty Lane corner). In contrast Oak Croft is approximately 16m wide facing Hale Road (20.7m wide including single storey elements) and 16m wide facing Hasty Lane (22.5m wide including single storey elements). No. 411 is 13.7m wide at its widest point. The proposed building would therefore be considerably wider than the existing dwellings. 

12.
Furthermore the proposed building would retain less space to the boundaries of the site than the existing and result in the loss of the existing gap in the centre of the site that currently exists between the two dwellings. The proposed building would leave a gap of 14.5m to Hasty Lane at the front corner whilst Oak Croft currently retains 15m to this boundary. To the boundary with no. 415 the proposed building would leave a gap of 4.6m whilst the existing house at no.411 is 6.5m from this boundary. In relation to the boundary with Garden House on Hasty Lane the proposed building would be 6m from this boundary whilst Oak Croft is 15.5m from this boundary. Currently there is also a 13.3m gap between the two dwellings at two storey height. 

13.
In terms of height, the proposed building would be three storeys (excluding basement) with a ridge height of 13.5m to the main length of roof and 14.2m to the section on the corner. In comparison the two existing buildings are both two storey, with Oak Croft 9.4m high to the ridge and 411 Hale Road 8m high. 

14.
The proposed building would therefore be materially larger than the two dwellings it would replace, in terms of its width relative to Hale Road and Hasty Lane and its height. It would also retain less space around it to the site boundaries than the existing dwellings. In comparison to the existing situation it would be of significantly greater massing and would reduce the openness of this part of the Green Belt, contrary to PPG2 and the provisions of UDP Policies C4, C5 and ENV 17.

DEMOLITION OF EXISTING DWELLINGS

15.
The two existing dwellings date from around the 1980s and are not considered to be of any significant architectural merit or historical value. Notwithstanding the impact of the replacement development in the Green Belt considered above, the demolition of the dwellings is considered acceptable in principle.

IMPACT ON RESIDENTIAL AMENITY

16.
The impact on surrounding dwellings is considered in the light of the Council’s Planning Guidelines for New Residential Development. For three storey buildings the recommended distances are 24 metres across public highways, 30 metres across private gardens where there are major facing windows, 15 metres between buildings with a main elevation facing a two storey blank gable and 13.5 metres to rear garden boundaries from main windows.

17.
In relation to no. 415 Hale Road this dwelling is set well back from Hale Road and orientated at an angle, facing toward the front of the application site. The proposed building would be positioned forward of its front elevation and therefore its side elevation would be relatively prominent from its front windows. However, the building would be approximately 4.6m from the boundary and there would be a distance of 16m between no. 415 and the building at its closest point. Given these distances and trees along the boundary it is not considered the proposed building would be unduly obtrusive or result in significant overshadowing as it would be west of no. 415. The submitted plans indicate there would be no windows in this elevation and therefore there would be no overlooking between the proposed development and no.415.
18.
In relation to Garden House on Hasty Lane the end elevation of the proposed building would be approx 6-8m from the boundary. The submitted plans indicate there would be no windows in this elevation and therefore there would be no overlooking between the proposed development and Garden House.  The remainder of the rear elevation of the building (within which windows would be proposed) would retain a distance of between 26.5m and 29m to this boundary and therefore complies with the 13.5m recommended in the guidelines. 

VEHICLE ACCESS

19.
The level of traffic likely to be associated with the extended building would be higher than that associated with two single dwellings, however it is considered this would not have significant impact on the immediate road network and the proposed access from Hasty Lane is acceptable in highway safety terms.

CAR PARKING

20.
The Council’s parking standards for sheltered accommodation for the elderly require the provision of 1 car parking space for each two flats for residents and one space per every eight flats for visitors.  Therefore to meet the Councils parking standards the provision of 25 car parking spaces should be made. However, this is the standard for sheltered accommodation only and so would not include staff at the development. It is therefore considered that further details of the intended use are required in order to assess the car parking requirements of the site fully.  
21.
The proposals include just 22 car parking spaces which would fall short of the above standard and the LHA comment this is likely to cause residential disamenity issues on Hasty Lane for existing residents. In addition, the 19 parking spaces within the basement of the building do not conform to the Councils standards, as the aisle width between the spaces is just 5m wide and therefore will not enable vehicles to reverse out.  The Councils required standard is 6m. In addition no indication has been given as to how the basement car parking will be controlled or where the barriers may be.

22.
The application states that there are six cycle spaces within the building and an area has been shown marked out for motorcycle/bicycle storage.  To meet Greater Manchester standards the provision of 8 spaces should be made and as secure storage facilities are required the applicant will be required to demonstrate how this will be laid out on the plans.

TREES

23.
An arboricultural survey has been submitted with the application and notes that most of the trees on site are situated to the borders. Therefore these could be retained as the development will be to the centre of the site and the trees provide a useful screen between the site and neighbouring properties. The survey refers to the trees along the Hale Road boundary to the south east providing a moderate amenity value to the area. It states that trees along the existing boundary between the two dwellings will need to be removed and also recommends other trees within the site should be removed due to specific problems. These conclusions and recommendations are considered acceptable.
BATS

24. 
A Bat Survey has been submitted with the application that found no current/historical evidence of bat occupation, but concluded that the structures had moderate potential to support occasional bats on a temporary basis. The Survey recommends that due to the findings that a Reasonable Avoidance Measure of removal by hand of certain architectural features would be appropriate. Greater Manchester Ecology Unit has been consulted and concurs with this assessment. They recommend a condition be placed on any permission if granted to require the supervised removal of the roofing tiles, cladding and soffits – avoiding the breeding season (May to mid August inclusive). If work is delayed later than May 2009 an additional survey should be undertaken prior to the commencement of work. In conclusion, GMEU recommended that a condition be placed on any approval if granted which will protect the interests of European Protected Species (Habitats Regulations 1994). There appears to be no other ecological constraints associated with the proposals.

DEVELOPER CONTRIBUTIONS

25.
In the event that the development was considered acceptable it would require contributions in accordance with SPD1: ‘Developer Contributions to Highway and Public Transport Schemes’ and tree planting/contributions in accordance with the SPG ‘Developer Contributions Towards Red Rose Forest’.
RECOMMENDATION:

REFUSE, for the following reasons:

1. The proposed development is located within the Green Belt where there is a presumption against inappropriate development and where development will only be allowed if it is for an appropriate purpose or where special circumstances can be demonstrated. The applicant has failed to demonstrate that there are any such special circumstances to permit the type, scale and form of development proposed. The proposed development would be materially larger than the two dwellings it would replace and would greatly reduce the openness of this part of the Green Belt. As such the development is contrary to Government advice contained in 'PPG2: Green Belts' and to Proposals C4, C5 and ENV17 of the Revised Trafford Unitary Development Plan.
2. The proposed development would not support a local regeneration strategy and is not located in a sustainable location. As such it is considered that the development of 40 apartments in this location would not accord with the objectives and requirements of the Regional Spatial Strategy set out in Policies L4 and MCR3 of the North West of England Plan Regional Spatial Strategy to 2021.

3. The proposed development would generate a demand for car parking which cannot be accommodated on this site in a satisfactory manner with the result that vehicles would be forced to park on surrounding highways to the detriment of residential amenity, the general amenity of the area, highway safety and the convenience of other users of the highway. In addition, the 19 car parking spaces proposed within the basement of the building do not conform to the Council’s standards, as the aisle width between the spaces is just 5m wide and therefore will not enable vehicles to reverse out. As such the proposal is contrary to Proposals D1, D2 and D3 of the Revised Trafford Unitary Development Plan, and the Council's approved 'Car Parking Standards'.
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