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Delegated officer report for planning application


Application no.	129107/FO/2021
Date registered valid:	12 February 2021
Proposal:	Elevational alterations and erection of 1.8 metre high fencing to the side of the property.
Address:	Brookside Motors , 24A Egerton Road, Manchester, M14 6XA
Ward(s):	Withington Ward

Applicant:	Mr Mohammed Azam  Brookside Motors , 24A Egerton Road, Manchester, M14 6XA
Agent (if any):	  
Case officer:	Linda Marciniak
Tel: 0161 234 4636
Email: linda.marciniak@manchester.gov.uk
Recommendation:	Approve       
Date of recommendation:	11 May 2021
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Application details

Type of application:	Full Application Consent

Development type:	Minor Other

Date of site visit:	None during Covid-19 pandemic

Standard consultations:
Printed: 15 February 2021 	Expired: 8 March 2021

Neighbour notifications
Printed: 15 February 2021 	Expired: 8 March 2021

Site notice
No site notice has been produced 

Press advert
No press advert had been published 

Departure from Development Plan: 	No

Environmental Statement: 	Not required 

Description of site/building
The application site is a single storey garage and MOT testing station situated on the western side of Egerton Road, junction of Brook Road, in the Withington ward. 

The garage has a deep forecourt to the Egerton Road and Brook Road elevations and a mature, protected Copper Beech tree on the north-eastern corner of the site. 

The building is of brick and part-rendered construction with 5no. vehicular bays across the frontage with customer access to a waiting area in between. 

Listed building: 	Not applicable 

Conservation area: Not applicable	

Tree Preservation Order: Copper Beech tree, Category 1 – 94/00050/TPO	

Description of area
The surrounding area is largely residential comprising of 2-3 storey purpose-built flats and Victorian house conversions into flats with a high percentage of students living in the area. 

The area is well-served by amenities situated between the Ladybarn Local Centre 347 metres to the south east and the Fallowfield District Centre 364 metres to the north.  

Description of development
Elevational alterations and erection of 1.8-metre-high fencing to the side of the property.

The application has been amended to remove an external tyre bay from the Brook Road elevation.

An Arboricultural Report and Tree Protection and Retention Plan accompany the application.
Consultations & Notification Responses
Neighbour notifications – No comments received. 

City Arborist – Recommendations for Arborist to be present on installation of fence. Comments on submitted Arboricultural Report and Tree Protection and Retention Plan:

The arb consultant has explained they believe the erection of the fence is feasible whilst ensuring no damage is caused to the tree.

Chapter 4 explains that they would first do trial pits to determine the best place to install the post and then they would fabricate the fence to suit the post locations.

For us to support the erection of this fence we would need the arb consultant to be embedded in the project to ensure all necessary protection measures are in place.

I can confirm that from what I can see I would happy for this fence to be installed if the right protection methods are in place.

Issues

Core Strategy 
The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted 
by the City Council on 11th July 2012. It is the key document in Manchester's Local 
Development Framework. The Core Strategy replaces significant elements of the Unitary 
Development Plan (UDP) as the document that sets out the long-term strategic planning policies for Manchester's future development. 
The following specific policies are relevant to the proposal: 

Policy SP1- Spatial Principles 
Policy SP1 states under Core Development Principles, that Development in all parts of the City 
should: 
Make a positive contribution to neighbourhoods of choice including: 
- creating well designed places that enhance or create character; 
- making a positive contribution to the health, safety and wellbeing of residents; 
- considering the needs of all members of the community regardless of age, gender, 
disability, sexuality, religion, culture, ethnicity or income; 
- protect and enhance the built and natural environment. 
Minimise emissions, ensure efficient use of natural resources and reuse previously developed 
land wherever possible; and 
Improve access to jobs, services, education and open space by being located to reduce the 
need to travel and provide good access to sustainable transport provision. 

Policy DM1 - Development Management 
This policy follows the principles advocated in the aforementioned policies and informs that all 
development should have regard to the following specific issues for which more detailed 
guidance may be given within a supplementary planning document: 
- Appropriate siting, layout, scale, form, massing, materials and detail. 
- Impact on the surrounding areas in terms of the design, scale and appearance of the proposed 
development. Development should have regard to the character of the surrounding area. 
- Effects on amenity, including privacy, light, noise, vibration, air quality and road safety and 
traffic generation. This could also include proposals which would be sensitive to existing 
environmental conditions, such as noise. 
- Accessibility: buildings and neighbourhoods fully accessible to disabled people, access to new 
development by sustainable transport modes. 
- Community safety and crime prevention. 
- Design for health. 
- Adequacy of internal accommodation and external amenity space. 
- Refuse storage and collection. 
- Vehicular access and car parking. 
- Effects relating to biodiversity, landscape, archaeological or built heritage. 
- Green Infrastructure including open space, both public and private. 
- Flood risk and drainage. 
- Existing or proposed hazardous installations. 
- Developers will be required to demonstrate that new development incorporates sustainable 
construction techniques. 

EN9 – Green Infrastructure
This policy places an emphasis on maintaining existing green infrastructure in terms of its quantity, quality and multiple function. Where the opportunity arises and in accordance with current Green Infrastructure Strategies the Council will encourage developers to enhance the quality and quantity of green infrastructure, improve the performance of its functions and create and improve linkages to and between areas of green infrastructure. Where the benefits of a proposed development are considered to outweigh the loss of an existing element of green infrastructure, the developer will be required to demonstrate how this loss will be mitigated in terms of quantity, quality, function and future management.

Key features of Manchester’s green infrastructure will include:

The continued development of a network of green spaces, water bodies, canals, paths and cycleways, with priority given to those parts of the City where there is an identified existing lack of open space. The Council will seek to protect existing street trees and promote new planting, particularly where this can enhance green links in the urban area.

EN15 – Biodiversity and Geological Conservation
The Council will seek to maintain or enhance sites of biodiversity and geological value
throughout the City. Particular consideration will be given to [among other things]:

The Council’s objective to protect and conserve the City’s existing trees and woodlands and the aim for a net increase in trees across the City.

Principle 
The proposed alterations aim to support the continued operation of an established business by refreshing and re-organising internal and external space to meet changing business needs and provide better customer waiting facilities. 

The proposal mainly involves minor cosmetic works and has been revised to remove an external tyre bay. 

A protected tree on the site is impacted by the works as discussed below. 

The application returned no objections and is acceptable principle subject to satisfactory 
impacts on visual amenity and tree protection. 

Visual Amenity 
The visual impacts of the works will have an acceptable impact on the appearance of the building in the street scene. 

Works with a visual element comprise of a 3.8-metre wide x 1.3-metre high felt-covered extended section of roof over the MOT bay immediately right of the main entrance. This creates additional internal working head height and externally, will complement the existing elevated section of roof alongside. As the materials are to match the existing, a condition to this effect is appended at the end of this report, in the interests of visual amenity.

The existing entrance which is currently concealed on a projecting section of the front elevation, will be relocated to the centre of the front elevation. There is a single door here at present which will be closed off and the new entrance will comprise a fully glazed wider door. This will give the customer entrance more visibility on the front elevation making the building more legible and ties in with a proposed new reception area which will be located on part of the existing internal tyre bay. 

The rear section of angled roof on the Brook Road elevation will be built up and squared off with an additional 700mm deep triangular section of brick and fascia. This will give greater flexibility to internal head height working space at the rear of the MOT testing bays. 

Lastly, the Brook Road forecourt which is open to the back of pavement and extends around the Copper Beech tree on Egerton Road, is proposed to be enclosed by 1.8-metre high railings with double vehicular gates facing into the Egerton Road forecourt. This area was originally proposed to accommodate an external tyre bay which has been negotiated out of the scheme in the interests of visual amenity and crime and community safety. There are no concerns with erection of the railings which will offer a defined and secure parking area within the curtilage of the site, to the benefit of crime reduction. 

Tree Protection
[bookmark: _GoBack]Installation of the railings impacts on the Root Protection Zone of the Copper Beech, a Category 1 tree afforded statutory protection under a Tree Preservation Order (94/00050/TPO). The tree makes a significant contribution to the Egerton Road streetscape as well as supporting a range of habitats. Its retention is paramount for these reasons and for its contribution towards meeting the City’s green infrastructure, biodiversity and CO2 reduction objectives as set out in the Core Strategy. 

The Arboricultural Report submitted with the application, together with the Tree Protection and Retention Plan (both ACS Consulting), recommend several mitigation measures to ensure the roots and tree trunk are protected during construction. These include trial pits to determine the location of tree roots, adjustment of the fencing design to accommodate roots, hand digging of post holes, timber boxing around the tree trunk and re-location of posts where tree roots could be damaged. 

The City Arborist has assessed the report and plan and recommends that an Arborist is embedded in the process whilst the works are carried out. A condition is appended at the end of this report which requires details of the tree protection measures and of the Arborist who will oversee the works, to be submitted for approval prior to installation of the fencing.  

Other matters
Fascia’s and MOT bay doors will be painted which are Permitted Development works. 

Conclusion
The application is for minor works to a long-established business in a residential area. The proposals will improve the appearance and internal functioning of the garage and make acceptable arrangements for the protection of a TPO’d tree. 

On this basis, the proposals are in accordance with Core Strategy policies SP1, DM1, EN9 and EN15.

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 a right to a fair hearing and to this end the local planning authority 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 Core Strategy and saved polices of the Unitary Development Plan, the Director of Planning, Building Control & Licensing 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. She believes that any restriction on these rights posed by the recommendation given is proportionate to the wider benefits of and that such a decision falls within the margin of discretion afforded to the Council under the Town and Country Planning Acts.

Recommendation:	Approve

Article 35 Declaration
The local planning authority in making its decision has had due regard to paragraph 47 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations and has approved the application subject to appropriate conditions and for the reasons outlined in this delegated report. The consultation process returned no objections, but the scheme was amended to remove an external tyre bay off the Brook Road elevation. Additional time was granted whilst awaiting the submission of revised plans.

Condition(s) to be attached to decision for approval OR Reasons for recommendation to refuse

1. The development must be begun not later than the expiration of three years beginning with the date of this permission. 
	
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. The development hereby approved shall be carried out in accordance with the following drawings and documents received on the 15 January 2021 or as specified: 

Application form
Location Plan PL-A-700-0001
Existing and Proposed Plans and Elevations PL-A-250-0001 Rev P2, received 5 May 2021
Arboricultural Report provided by ACS Consulting (Ref: 4300/DR.21), received 12 February 2021
Tree Protection and Retention Plan provided by ACS Consulting (Ref: TPP/4300/Y/100), received 12 February 2021

Reason - To ensure that the development is carried out in accordance with the approved plans, pursuant to policies SP1 and DM1 of the Core Strategy.

3. The materials to be used on the external surfaces of the extensions hereby permitted shall match those of the existing building in type, size, colour and texture, as stated on the Application Form. 

Reason - To ensure the appearance of the building to be extended is not adversely affected by the materials to be used in the construction of the extension, pursuant to policies DM1 and SP1 of the Manchester Core Strategy.

4. Prior to installation of the fencing hereby approved, detailed design drawings, including cross sections, showing the methods of protecting the roots of the protected Copper Beech tree located in the north-eastern corner of the site and the details of a professionally qualified Arborist who will oversee the works, shall be submitted to and approved in writing by the City Council as Local Planning Authority. The development shall only be constructed in accordance with the approved details.

Reason - To safeguard the root protection zones of the statutorily protected tree on the site in the interests of biodiversity and visual amenity pursuant to policies DM1, EN9 and EN15 of the Manchester Core Strategy.

5. In this condition "retained tree" means an existing tree, shrub or hedge which is to be as shown as retained on the approved plans and particulars; and paragraphs (a) and (b) below shall have effect until the expiration of 5 years from the date of the occupation of the building for its permitted use.

(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or lopped other than in accordance with the approved plans and particulars, without the written approval of the local planning authority. Any topping or lopping approved shall be carried out in accordance with British Standard 5387 (Trees in relation to construction)
(b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time, as may be specified in writing by the local planning authority. 
(c) The erection of fencing for the protection of any retained tree shall be undertaken in accordance with the approved plans and particulars before any equipment, machinery or materials are brought on to the site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the local planning authority.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of important amenity value to the area and in order to protect the character of the area, in accordance with policies EN9 and EN15 of the Core Strategy.

6. All tree work should be carried out by a competent contractor in accordance with British Standard BS 3998 "Recommendations for Tree Work".

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of important amenity value to the area and in order to protect the character of the area, in accordance with policies EN9 and EN15 of the Core Strategy.






Appendix 1 – List of consultees & neighbours notified

 Neighbourhood Team Leader (Arboriculture)

1 J J Thomson Mews, Manchester, M14 6JT
Flat 4, 15 Royle Street, Manchester, M14 6RN
Flat 5, 15 Royle Street, Manchester, M14 6RN
Flat 1, 15 Royle Street, Manchester, M14 6RN
Flat 3, 15 Royle Street, Manchester, M14 6RN
Flat 4, 17 Brook Road, Manchester, M14 6UE
Flat 3, 17 Brook Road, Manchester, M14 6UE
Flat 1, 17 Brook Road, Manchester, M14 6UE
Flat 5, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 2, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 5, Mowat Court, 19 Brook Road, Manchester, M14 6UE
Flat 2, Mowat Court, 19 Brook Road, Manchester, M14 6UE
24G Egerton Road, Manchester, M14 6XA
24F Egerton Road, Manchester, M14 6XA
Flat 6, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 4, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 3, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 1, Brookside, 40 Brook Road, Manchester, M14 6UF
Flat 2, 17 Brook Road, Manchester, M14 6UE
Flat 6, Mowat Court, 19 Brook Road, Manchester, M14 6UE
Flat 4, Mowat Court, 19 Brook Road, Manchester, M14 6UE
Flat 3, Mowat Court, 19 Brook Road, Manchester, M14 6UE
Flat 1, Mowat Court, 19 Brook Road, Manchester, M14 6UE
27 Egerton Road, Manchester, M14 6YQ
25 Egerton Road, Manchester, M14 6YQ



Appendix 2 – Planning constraints

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M
Flood Zones Type 2 (low to medium risk) - 
Regulation 7 Direction (Control Advert) - Control Of To Let Boards (Wilmslow Road/Egerton Road)
Susceptible to Surf Water Flood (Less) - 
Susceptible to Surf Water Flood (Less) - 
Susceptible to Surf Water Flood (Less) - 
Susceptible to Surf Water Flood (Middle) - 
Area Team Boundary - Name: SOUTH
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