Manchester City Council
Item No.13 


Planning and Highways Committee
20 August 2009                                        
                     Planning and Highways                                                                    

Note: This report differs slightly from that considered by the Committee in that the identity of addresses from which objections were received has been amended at the request of one of the respondents who had requested anonymity. Amendment made on 22 September 2009.

	Application Number
088124/FU/2008/N2
	Date of Appln

5th May 2009
	Committee Date

20th Aug 2009
	Ward

Longsight Ward


	Proposal
	Retrospective application for the continued use of the site as a coach and mini bus operation and change of use of annexe building to form, store, office, and drivers rest facilities in connection with the operation of the site and retention of existing use of adjacent building as sports and social club.

	Location
	140 Kirkmanshulme Lane, Longsight

	Applicant
	M Travel Mini Buses Ltd, Mr Riaz Butt, 25 Cornbrook Park Road, Old Trafford, Manchester, M15 4EH

	Agent
	GB Associates Ltd, GB Associates Ltd, 18 Peel Moat Road, Heaton Moor, Stockport, SK4 4PL


Description

This application was deferred from consideration by the meeting of the Planning and Highways Committee at its meeting on 23rd July 2009 in order to address a number of concerns raised by the Head of Highways Services, relating to pedestrian and highway safety and traffic management within and adjacent to the site. The applicant has now submitted further information to demonstrate that these concerns can be satisfactorily addressed.

The application site lies within the grounds of the Longsight Sports and Social Club, which is sited adjacent to St Peters High School (to the east) and separated from residential uses (to the west) by an alleyway and small car parking area. The site comprises of the social club and detached former changing rooms, to which the application relates. The two buildings are separated by a gated passageway. Car parking is located in front of the building and accessed from a central access from Kirkmanshulme Lane. The car parking continues to the side of the changing rooms adjacent to the eastern and southern boundary. Residential uses are also located directly opposite the site. The site was previously the subject of the following planning application:

Application No: 30313 - Revised application for the erection of a single storey building to form a new clubhouse including bar, function room and changing rooms. Approved: 3rd December 1987.

The development comprises of the division of the former changing rooms into an office; rest/prayer room, 5 store rooms, wc and a separate disabled wc. Alterations are not proposed to the external fabric of the building. The applicants have indicated the demarcation of 4 coach spaces and 2 mini bus/small coach parking. A total of 21 car parking spaces (2 for disabled drivers) are provided in support of the entire site.

Consultations

Local Residents - 2 letters of objection have been received and are summarised below:

i. The use is inappropriate in a residential area and should be located within an industrial estate.

ii. The use operates from 6.00 am resulting in noise disturbance from the revving of engines and associated disturbance which adversely affects residential amenity and disturbs sleep;

iii. Noise is also attributed the repair and maintenance of vehicles within the site;

iv. Residential amenity is also affected by fumes from vehicles;

v. The displacement of vehicles occurs on neighbouring streets due to the parking of buses around the site, which is said to restrict vehicular access to neighbouring properties.

vi. The movement of buses is considered to be hazardous to children travelling to nearby schools;

vii. The use represents a fire hazard due to the potential risks presented by the storage of fuel laden vehicles within the site;

viii. The use of the annex building reduces the facilities available to the sports club.

Head of Highways Services - The following comments were received prior to the deferral of the application from consideration by the Planning and Highways Committee.

The nature of the use and its relationship to the surrounding context raises the following issues:

i.
Reversing vehicles (particularly coaches) out of this access will not be acceptable and sufficient space will need to be provided within the existing car park to allow vehicles to manoeuvre and leave in a forward gear; 

ii.
It is understood that coaches enter and leave the site by undertaking 'right turn in' and 'left turn out' manoeuvres on Kirkmanshulme Lane. A full routing strategy needs to be provided to determine the acceptability of this method of operation;

iii.
A site traffic management plan needs to be provided;

iv.
Coaches must not be parked on the existing highway; 

v.
If the development is to be approved beyond the temporary period of 12 months, properly constructed access would be required, preferably in a position further away from the existing pedestrian crossing.  

Following the submission of further details from the applicant, the Head of Highways Services has indicated that a temporary approval for a period of 1 year would be acceptable providing that conditions are related to the scheme which commits the applicant to providing details of a routing strategy, a site vehicle management plan. A statement is also required to ensure that:

i.
No reversing manoeuvres are undertaken from the site onto the highway and

ii.
No coaches are parked on the highway. 

It is considered that the above details can be submitted within the temporary approval period as the site is already operating. If a further application is submitted to continue the use beyond the period of the temporary approval, a new vehicular access will be required that is located away from the existing central refuge island on Kirkmanshulme Lane. 

Head of Regulatory and Enforcement Services - Any approval should be conditioned in relation to the following:

i. Opening Hours should be restricted to:

Monday to Friday: 7.00 am to 6.00 pm and 2.00 pm to 6.00 pm:

ii. Deliveries, servicing, and collections, including waste collections shall not take place outside the hours of 7.30 am to 8.00 pm. No deliveries or waste collections shall take place on Sundays and Bank Holidays.

Issues

Unitary Development Plan - The following comments are considered to be relevant:

E3.5 - The Council will promote measures, which will lead to a safer environment for all people living in and using the City. These measures will include:-

a.
ensuring that the layout of new development is designed with safety in mind and does not lead to the creation of isolated areas;

b.
designing landscaping schemes so as to minimise the risk of attack;

c.
that community facilities are located where they are easy and safe to get to;

d.
providing safe places for children to play;

e.
improving road safety.

H2.2 - States that the Council will not allow development, which will have an unacceptable impact on residential areas. The matters that the Council will consider, amongst other things, the scale and appearance of the development and its impact in terms of noise, vibration, traffic generation, road safety and air pollution.

DC26.1 The Council intends to use the development control process to reduce the impact of noise on people living and working in, or visiting, the City. In giving effect to this intention, the Council will consider both:

a.
the effect of new development proposals which are likely to be generators of noise; and

b.
the implications of new development being exposed to existing noise sources, which are effectively outside planning control.

DC26.5 The Council will control noise levels by requiring, where necessary, high levels of noise insulation in new development as well as noise barriers where this is appropriate.

Guide to Development in Manchester: Supplementary Planning Document and Planning Guidance - The Guide aims to support and enhance the on going shaping of the City by providing a set of reasoned principles which will guide developers, designers and residents to the sort of development we all want to see in Manchester. 

The following policies are of particular relevance:

Policy 2.57 - States that the waste storage areas should be of a sufficient size to accommodate the different containers to allow for segregated refuse and waste storage and recycling and should be sensitively sited to avoid a detrimental visual impact and poor residential amenity.

Policies 4.10 and 4.11 Outlines the requirements for waste management.

Policy 8 - Promotes community safety and crime prevention.

Planning Policy Statement 1: Delivering Sustainable Development (PPS1) - Encourages the promotion of urban and rural regeneration to improve the well being of communities, improve facilities, promote high quality and safe development and create new opportunities for the people living in those communities. In addition to this PPS1 clearly outlines the importance of creating sustainable communities.

Planning Policy Guidance 24 - Planning and Noise (PPG24) - Guides local authorities in England on the use of their planning powers to minimise the adverse impact of noise. It outlines the considerations to be taken into account in determining planning applications both for noise-sensitive developments and for those activities, which generate noise.

It explains the concept of noise exposure categories for residential development and recommends appropriate levels for exposure to different sources of noise.

The Regional Spatial Strategy (RSS) for North West England - The RSS was adopted in September 2008 and replaces the previously published Regional Planning Guidance. The RSS provides a framework for development and investment in the region over the next fifteen to twenty years.

Policy DP 1 - Spatial Principles - Identifies the principles underpinning RSS (incorporating RTS). All may be applicable to development management in particular circumstances: promote sustainable communities; promote sustainable economic development; make the best use of existing resources and infrastructure; manage travel demand, reduce the need to travel, and increase accessibility; marry opportunity and need; promote environmental quality; mainstreaming rural issues; reduce emissions and adapt to climate change.

The following principles are considered to be relevant to the proposals:

Policy DP 2 - Promote Sustainable Communities - Building sustainable communities - places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should, amongst other things, meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life.

Principle - The applicants have indicated that the unauthorised use commenced in March 2008 and involved the relocation of staff from another site in the Manchester area. The vehicles used by the applicants are predominantly involved in the delivery and collection of children to schools in the Manchester area. The applicant has indicated that the premises would only be used occasionally at weekends.

In response to the concerns expressed by the Head of Highways Services the following supporting information has been submitted:

i.
The greater majority of the pupils of St Peter's RC School arrive by buses from various destinations and are dropped off and collected from within the school cutilage which is accessed from Pink Bank Lane. Very few children, therefore, cross the vehicle access to the site.

ii.
The site is not located on a major pedestrian routes between shops and residential accommodation. Consequently, the pedestrian flow along the pavements is minimal at anytime and cannot be regarded as crowded. The pavements within the vicinity of the site are a nominal 3.6 metres wide on both sides of Kirkmanshulme Lane and can therefore adequately accommodate pedestrians. There does exist CCTV monitoring of the site and the immediate adjoining areas, which could be made available as an aid to pedestrian safety if it is required. 

iii.
The vast majority of the pupils arrive at school between 8.15 am and 8.50 am. The applicant predominantly operates school transport contracts and all of the operational vehicles vacated the yard by 07.20 and return to the site once the children are in school. A similar operational pattern occurs in the afternoon period. Consequently, there is no conflict in this aspect of the use.

iv.
The retain social club only operates on average three nights per week and two of these nights are over the weekend. The premises open after 7.30 pm 19.30 hours. On average there is only one delivery to the social club during the week. 

v.
The use has been undertaken without causing difficulties in the local area during the 12-15 month period since the use commenced. 

vi.
Buses exit the site in a forward gear and they are not permitted by the company rules to reverse onto the main road.

vii.
The buses leaving the yard are only able to make a left turn from the yard as there is a bollard system on Kirkmanshulme Lane prohibiting a right turn when egressing from the yard.

The applicant does not appear to have undertaken any substantial alterations to the external fabric of the former changing rooms to facilitate the use of the building for office and welfare purposes. The internal reconfiguration of the building does not raise particular concerns and it is noted that a disabled WC has been provided.

It is understood that the adjacent building is solely used as a social club. The former changing rooms are not required and access has not been retained to sports pitches within the grounds of the neighbouring St Peter's Highs School.

Whilst the Head of Regulatory and Enforcement Services has not raised concerns regarding noise, concerns remain regarding disturbance, which may be attributable to the movement and maintenance of coaches and mini-buses. The following analysis considers existing and potential impact of the use together and considers the extent to which any negative effects may be mitigated against by condition.

Vehicular access and traffic management - It is recognised that the existing vehicular access to the site and the associated car parks were not specifically designed for use in connection with the use of the site for coach storage. It is therefore considered that the concerns of the Head of Highways need to be addressed through:

i.
A site management plan should be submitted, which demonstrates how the internal movement of vehicles is managed as they access and egress the site, together with details of how this process is controlled, e.g., through the deployment of a 'banksman'. The plan should demonstrate that there is sufficient space, within the existing car park, to allow vehicles to manoeuvre and leave the site in forward gear. Reversing on to the highway is not considered to be acceptable. The plan should also demonstrate that the development can satisfactorily accommodate the number of vehicles associated with the use to thereby ensure that coaches and mini-buses will not be parked on the highway;

ii.
A full routing strategy to determine whether 'right turn in' and 'left turn out' manoeuvres on Kirkmanshulme Lane can be undertaken satisfactorily. The routing strategy must describe where the coaches are going to and coming from and also the times of operation. The strategy should ensure that coaches and mini-buses will operate in a manner, which avoids the occurrence of congestion on the highway (as a result of the operation of the site). This should be achievable given the small number of vehicles involved. A plan should be included which shows the route of vehicles leaving and entering the site with indicative arrows. A written statement describing the operation should also be included; 

iii.
A comprehensive vehicular swept path analysis is required at the vehicular access to the site to ensure the appropriate manoeuvring of vehicles without any conflicts. The existing vehicular access to the site may also be retained for use by normal road vehicles and pedestrians wanting to gain access to the existing club house.

It is considered that the above can be secured through condition, which together with mechanisms for the monitoring of the use over a period of 12 months, will allow any operational difficulties to be identified and the suitability of the use to be assessed. The applicant is amenable to undertaking the development in accordance with the recommended conditions, but would prefer to receive a 'full' rather than 'temporary' planning permission.

Storage of vehicles - The applicant has indicated that the use involves the operation of 4 x 40 seater buses and 2 x 10 to 16 seater minibuses. The applicants have not provided details of the number of vehicle movements to and from the site at various times of the day including weekends. However, it is considered that the limited number of vehicles and the regularity of their use, i.e. in association with 'school runs', gives an insight into the intensity of the development and its impact of the immediate locality. A condition is recommended, which restricts the number of vehicles, which may be stored and operated from the site, thereby controlling the level of activity generated by these vehicles in and around the site.

Car Parking - The applicants have indicated that 1 full-time and 8 part-time staff are to be employed at the site.  Whilst dedicated staff car parking has not been identified within the curtilage of the site, there may be scope for some car parking within the retained social club car park. It should be noted that any demand for staff car par parking is likely to be experienced during the day and outside the social clubs busiest times.  There is also a small public car parking area bay situated immediately adjacent to the site on Kirkmanshulme Lane which does not appear to be extensively used in the daytime period. The coach business is currently in operation and it is not apparent that a significant level of on-street car parking (in the area) can be attributed to it. It is also considered that a condition restricting the number of vehicles will limit the intensity of the use and the resultant demand for car parking.

Servicing and repair of vehicles - In order to avoid undue disturbance to neighbouring residents, a condition is recommended which prohibits the servicing and repair of vehicles within the site. A condition is also recommended which requires the submission of a scheme to restrict the times when vehicles can be cleaned and valeted.

Hours - The applicants have indicated that the use is undertaken between the following hours:

Monday to Friday: 7.00 am to 6.00 pm;

Saturday, Sunday and Bank Holidays: 2.00 pm to 6.00 pm.

Whilst the authorised social club use is not restricted by an hours condition, it is likely that it will be at its busiest in the evening period (with a potential overlap with the social club use at weekends). A condition controlling operating hours is recommended to further regulate the level of activity undertaken within the site and thereby safeguard residential amenity. 

Deliveries - The original planning permission, relating to the social club, was not conditioned in relation to delivery and servicing hours. However, it is considered that the cumulative impact of the mix of uses on neighbouring housing needs to be addressed. It is therefore recommended that the coach and mini bus use be conditioned to restrict times for servicing and deliveries 

Waste Management - The applicants have submitted a waste management scheme in support of the planning application, which relies on the use of exiting bins to the social club. It is considered that the use should be self-supporting in terms of waste management and there is scope for the provision of a formalised bin storage area to the rear of the office building. A condition has therefore been recommended relating to the provision of a scheme for the storage of waste and recyclable material.

Conclusion - The proximity of the premises to residential use is recognised and it is recommended that the use should be permitted for a period of 1 year to determine whether the impact of the development has been successfully mitigated against through the implementation of the attached conditions. At the end of the specified period, there will be an opportunity to review conditions and the suitability of the use in this location. 

Human Rights Act 1998 considerations – This application needs to be considered against the provisions of the Human Rights Act 1998. Under Article 6, the applicants (and those third parties, including local residents, who have made representations) have the right to a fair hearing and to this end the Committee must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s home, other land and business assets. In taking account of all material considerations, including Council policy as set out in the Unitary Development Plan, the Head of Planning has concluded that some rights conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of nearby land that might be affected may be interfered with but that that interference is in accordance with the law and justified by being in the public interest and on the basis of the planning merits of the development proposal. He believes that any restriction on these rights posed by the   approval    of the application is proportionate to the wider benefits of approval   and that such a decision falls within the margin of discretion afforded to the Council under the Town and Country Planning Acts.

	Recommendation
	  TEMPORARY APPROVAL   


on the basis that the proposal is in accord with the City Council's Unitary Development Plan in particular policies E3.3; H2.2; T2.6; DC7.1 and DC26.5 and other material considerations of weight, including: A Guide to Development in Manchester 2: Supplementary Planning Document and Planning Guidance policies 2.57; 4.10; 4.11and 8; RSS policy DP1; DP2; PPS1 and PPG24, in that the development positively contributes the local economy and the provision of local transportation which is beneficial the broader social and economic sustainability of the surrounding community thereby promoting the continuing regeneration of the locality.

Conditions and/or Reasons

 1) The permission hereby granted is for a limited period only, expiring on 20th August 2010; the use comprising the development for which permission is hereby granted shall be discontinued.

Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 and in the interests of residential amenity pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester.

 2) The development hereby approved relates to the following drawings and documents and shall be undertaken in accordance with these details unless otherwise agreed in writing by the City Council as Local Planning Authority:

Drawings numbered: M155/2/1 (Rev. A) and M155/4/1 (Rev. A) received 29 April 2009 and letter dated 29 April 2009.

Reason - To ensure that the development is carried out in accordance with the approved plans, pursuant to policy H2.2 of the Manchester Unitary Development Plan.

 3) The premises shall not be open outside the following hours, unless otherwise agreed in writing by the City Council as local planning authority:- 

Monday to Friday: 7.00 am to 6.00 pm;

Reason - In interests of residential amenity in order to reduce noise and general disturbance in accordance with Policies H2.2 and DC26 and the Unitary Development Plan for the City of Manchester.

 4) Deliveries, servicing and collections, including waste collections, shall not take place outside the following hours:

Mondays to Saturdays: 7.30 am to 8.00 pm;

No deliveries, servicing and collections, including waste collections, shall take place on Sundays or Bank Holidays.

Reason - In order to protect the amenity of local residents and in accordance with Policy H2.2 in accordance with the Unitary Development Plan for the City of Manchester.

 5) The planning permission hereby granted permits the storage of 4 coaches and 2 mini buses within the dedicated car parking spaces as indicated on the approved drawings referenced M155/2/1 (Rev. A) and M155/4/1 (Rev. A) which shall be demarcated and available for use throughout the period of the temporary use hereby approved.

Reason - To ensure that there is adequate parking for the development proposed when the building is occupied in order to comply with Policies H2.2 and T2.6 of the Unitary Development Plan for the City of Manchester.

 6) The planning permission hereby granted does not confer consent for the hiring or operation of private hire cars or mini-buses and shall not provide any waiting facilities for visiting members of the public.

Reason - In the interests of residential amenity pursuant to policies H2.2 and DC26 of the Unitary Development Plan for the City of Manchester.

 7) This planning permission relates only to the storage of buses and mini buses and no repair, maintenance of these vehicles shall take place at any time.

Reason - In the interests of residential amenity pursuant to policies H2.2 and DC26 of the Unitary Development Plan for the City of Manchester.

 8) Within 2 months of the date of this planning permission, a scheme shall be submitted to and approved in writing by the City Council as local planning authority relating to the storage and collection of waste. The scheme shall include a timescale for its implementation and shall be undertaken in full unless otherwise agreed in writing by the City Council as local planning authority.

Reason - In the interests of residential amenity pursuant to policy H2.2 of the Unitary Development Plan and policies 2.57 and 4.11 of the Guide to Development in Manchester Supplementary Planning Document and Planning Guidance.

 9) Within 2 months of the date of this planning permission, a scheme shall be submitted to and approved in writing by the City Council as local planning authority relating to: the marshalling of vehicles as they access and egress the site and manoeuvre within it; a routing strategy to and from the site and a comprehensive swept path analysis to ensure appropriate access to the site from Kirkmanshulme Lane. The scheme shall include a timescale for its implementation and shall be undertaken in full unless otherwise agreed in writing by the City Council as local planning authority.

Reason - In the interests of residential amenity pursuant to policy H2.2 of the Unitary Development Plan and policies 2.57 and 4.11 of the Guide to Development in Manchester Supplementary Planning Document and Planning Guidance.

Reason - In the interests of residential amenity pursuant to policy H2.2 of the Unitary Development Plan and policies 2.57 and 4.11 of the Guide to Development in Manchester Supplementary Planning Document and Planning Guidance.

10) Within 2 months of the date of this planning permission, a scheme shall be submitted to and approved in writing by the City Council as local planning authority relating to the cleaning and valeting of vehicles whose storage is authorised as part of the authorised development. The scheme shall include a timescale for its implementation and shall be undertaken in full unless otherwise agreed in writing by the City Council as local planning authority.

Reason - In the interests of residential amenity pursuant to policy H2.2 of the Unitary Development Plan and policies 2.57 and 4.11 of the Guide to Development in Manchester Supplementary Planning Document and Planning Guidance.

Local Government (Access to Information) Act 1985

The documents referred to in the course of this report are either contained in the file(s) relating to application ref: 088124/FU/2008/N2 held by planning or are City Council planning policies, the Unitary Development Plan for the City of Manchester, national planning guidance documents, or relevant decisions on other applications or appeals, copies of which are held by the Planning Division.

The following residents, businesses and other third parties in the area were consulted/notified on the application:

Engineering Services

Environmental Health

South Manchester Regeneration

Flat 1 - 6, 28-30, Peel Grove, Manchester, M12 4WE

The Longsight & District Sports & Social Club, 140 Kirkmanshulme Lane, Manchester, M12 4WB

Belle Vue Leisure Centre, Kirkmanshulme Lane, Manchester, M12 4TF

St. Peters RC High School, 142 Kirkmanshulme Lane, Manchester, M12 4WB

1 – 7 Collington Close, Manchester, M12 4UJ

2 – 6 Pencombe Close, Manchester, M12 4TA

1 - 7 Oadby Close, Manchester, M12 4WJ

136 – 138  Kirkmanshulme Lane, Manchester, M12 4WB

25 – 29 Peel Grove, Manchester, M12 4WE

Representations were received from the following third parties:

Engineering Services

Environmental Health

136 Kirkmanshulme Lane, Manchester, M12 4WB

Relevant Contact Officer
:
Carl Glennon

Telephone number

:
0161 234 4530

Email



:
c.glennon@manchester.gov.uk

