Application No: 09/2383M

Location: PLUMLEY SERVICE STATION, CHESTER ROAD, PLUMLEY,
KNUTSFORD, CHESHIRE, WA16 0TY
Proposal: CHANGE OF USE OF PETROL FILLING STATION TO HAND CAR

WASH WITH VALETING BAY AND WATER TREATMENT
BUILDING AND STAFF FACILITIES

For MR STEPHEN McWHIRK
Registered 03-Aug-2009
Policy Item No

Grid Reference 370927 375975

SUMMARY RECOMMENDATION
Refuse

MAIN ISSUES
e Whether the proposal represents appropriate development in the
Green Belt or whether very special circumstances have been
demonstrated
e Impact on parking and highway safety
e Impact on neighbouring amenity

Date Report Prepared:
11" September 2009

REASON FOR REPORT

The proposed development is considered to constitute a departure from the development
plan. Members should note that approval of this application would thereby require referral
of the resolution to the Strategic Planning Board.

DESCRIPTION OF SITE AND CONTEXT

The application site comprises a former petrol filling station that is located on the
southeastern side of Chester Road (the A556) and to the southwest of ‘The Smoker’ public
house. The former petrol station kiosk and canopy currently exist on site.

Temporary planning permission for a hand car wash at the application site was granted for
one year in June 2007 in order for implications for highway safety to be assessed. This
was a different operator and they ceased trading around October 2008. The application
site was therefore vacant for a number of months before a new operator (the applicant) re-
opened a hand car wash business around May 2009 without planning permission. This
application therefore seeks to regularise the existing change of use as well as applying for
the erection of a number of new buildings.

DETAILS OF PROPOSAL

Full planning permission is sought to change the use of the petrol filling station to a hand
car wash and the erection of buildings/extensions for a valeting bay, water treatment
building, store and staff facilities. The application site is currently operating as a hand car
wash and therefore this element of the application is retrospective.



RELEVANT HISTORY
Various planning applications and advertisement consents with the most relevant to this
application being:

07/0758P

06/3002P

05/0459P

04/0223P

01/2056P

99/1688P

POLICIES

Temporary change of use from petrol station to hand car wash -
resubmission of 06/3002P (retrospective)
Approved with conditions 27/06/2007

Change of use from petrol station to hand car wash (retrospective)
Refused 25/01/2007

Change of use from shop to car showroom
Refused 29/04/2005

Demolition of petrol filling station, HGV facilities, car wash & car sales area,
erection of car showroom, car prep bays & new car sales area

Refused 17/03/2004

APP/C0630/A/04/1147648 Dismissed 29/10/2004

Redevelopment of site with car wash, fuel forecourt, service station building,
car display area and showroom building
Refused 12/10/2001

Removal of Condition 3 on planning consent 7/10/6076 to allow open display
for vehicles for sale; alterations including rear shop/office extension,
carwash, highway works and landscaping

Approved with conditions 03/11/1999

Regional Spatial Strategy

DP1
RDF4

Spatial Principles
Green Belts

Local Plan Policy

BE1

GC1
GC8
DC1
DC2
DC3
DC6

Design Guidance

New Buildings

Re-use of Buildings

Design — New Build

Design — Extensions and Alterations
Amenity

Circulation and Access

Other Material Considerations

PPG2

Green Belts

CONSULTATIONS (External to Planning)
Highways: Comments are awaited

Environmental Health: No objection subject to conditions

Environment Agency: Comments are awaited



OTHER REPRESENTATIONS
None received to date but Members should note that the Consultation Period does not
expire until 24™ September 2009.

APPLICANT'S SUPPORTING INFORMATION

A Design and Access Statement was submitted with the application that included
additional information in respect of wastewater recycling, staffing levels, a queuing system,
highway safety action and directional signs. Full copies are available to view on the
application file/website.

OFFICER APPRAISAL

Principle of Development

The main issues in this application are whether the existing/proposed development is
appropriate development in the Green Belt or whether very special circumstances have
been demonstrated, and the impact of the existing/proposed development on parking and
highway safety and the amenity of residential properties.

Design

The area beneath the existing forecourt canopy is currently being used for the washing of
vehicles whilst the former kiosk building is being used for staff facilities. It is proposed to
retain the existing kiosk building as a customer waiting room and retain the existing
forecourt canopy. An extension would be attached to the rear of the existing kiosk building
to be utilised as a staff room, staff kitchen and WC. A further extension for use as a
valeting bay would be sited to the rear. A detached building would be positioned adjacent
to the boundary shared with the public house of which half would be used to accommodate
a water recycling pump and half as a store. The existing container and store (both painted
black and positioned adjacent to the rear boundary) would remain in situ.

The proposed extension to the existing kiosk building would use materials to match, would
be to the same height as the existing building and would have a flat roof to match. The
proposed valeting bay would use materials to match the existing building, would have a
roller shutter full height door to either end, and would have a pitched roof with an eaves
height of 3.46 metres and a ridge height of 4.28 metres (approximately 0.5 metres lower
than the existing canopy). The design of the proposed buildings and extensions are of a
style usually found at a petrol filling station/repair garage and therefore are considered
acceptable.

Green Belt Policy

In order to protect the openness of the Green Belt only ‘appropriate’ development is
permissible, unless very special circumstances exist. Whilst the re-use of existing
buildings in the Green Belt for commercial uses can be considered appropriate and
compliant with Policy GC8 of the Local Plan (as was the case when the site as previously
granted a temporary consent), PPG2 and Local Plan Policy GC1 indicate that the
proposed new buildings/extensions are inappropriate development. Therefore planning
permission will only be granted if very special circumstances can be demonstrated.

PPG2 states that inappropriate development is, by definition, harmful to the Green Belt. It
is for the applicant to demonstrate very special circumstances as to why permission should
be granted. The applicant states in the Design and Access Statement that:



“The extension to the existing building to provide staff facilities is very small and the
valeting building to the rear would have no impact on the openness of the Green
Belt. Itis considered that the proposal does not conflict with the policy advice given
in PPG2 regarding development in the Green Belt. The proposed development
makes a positive use of the site which if not in used for this purpose would be likely
to remain derelict and unkempt.”

No other supporting information to demonstrate very special circumstances was submitted
with the planning application.

The presence of additional built form in the Green Belt reduces its openness regardless of
whether or not it can be readily seen. Therefore the additional buildings/extensions would
have a detrimental affect on the openness of the Green Belt no matter where they are
positioned on the site or how well screened they are. Therefore the applicant’s justification
that as the building would be small, it would not impact on the openness of the Green Belt
is incorrect.

The Inspector for the previously dismissed application to redevelop the site for use as a
car showroom also dismissed the very special circumstance put forward by the Appellant
that it would improve the visual appearance of the site. He concluded that:

“Whilst the proposed redevelopment of the application site would improve the
appearance of the site, the visual benefit does not overcome the harm to the
openness of the Green Belt.”

The arguments put forward by the applicant to demonstrate very special circumstances
are considered to be insufficient and the Local Planning Authority therefore do not
consider that very special circumstances have been demonstrated to outweigh the harm
cause to the Green Belt from the proposed development. For these reasons, the
proposed development is considered to be contrary to national and local policies in respect
of the Green Belt.

Highways

The application site is located on the southeastern side of the A556 (Chester Road). The
entrance to the site is located adjacent to the public house’s car park with an egress
located approximately 25 metres to the southwest. The applicant has supplied supporting
information with the planning application in the form of signs and queuing systems. The
comments of the Highway Engineer are currently awaited.

Amenity

A pair of semi-detached cottages are sited to the southwest of the application site, but are
sited over 70 metres from the proposed new buildings. A conifer boundary hedge screens
the majority of the application site from view. The Environmental Health Officer has
recommended that the hours of the business be restricted in order to control potential
noise and disturbance to residents within the locality at sensitive times. Subject to this
condition, it is not considered that the existing/proposed development would be detrimental
to neighbouring amenity.

Environmental Factors

Due to the application site’s history as a garage and its potential for the land to be
contaminated the Environmental Health Officer has recommended that a condition be
attached regarding the decontamination of the site. As the application site is currently in



use, it is recommended that the information be submitted within one month of any
approval.

Due to the incorporation of a proposed water recycling/treatment facility at the application
site, the Environment Agency has been consulted and their comments are currently
awaited.

CONCLUSIONS AND REASON(S) FOR THE DECISION

The proposed buildings constitute inappropriate development in the Green Belt and it is
considered that the applicant has failed to demonstrate very special circumstances. For
these reasons it is considered that the proposed development fails to comply with the
relevant policies in the Macclesfield Borough Local Plan and a recommendation of refusal
is made.

As the consultation period does on expire until 24" September, Members should resolve
that the Head of Planning and Policy be granted delegated authority to refuse the
application upon the expiry of the consultation period.

SUBJECT TO
Comments are awaited from the Highways Department and the Environment Agency and
will be provided to the Committee prior to the meeting.
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09/2383M - PLUMLEY SERVICE STATION, CHESTER ROAD, PLUMLEY, KNUTSFORD, CHESHIRE, WA16 0TY



Application for Full Planning

RECOMMENDATION : Refuse for the following reasons

1. R12LP - Contrary to Green Belt / Open Countryside policies



