Application No:  15/5536M

Location: LAND ADJACENT TO BELONG CARE HOME, 103 KENNEDY AVENUE,
MACCLESFIELD, SK10 3DE

Proposal: To provide a new 30 space surface car park

Applicant: Mr Nigel Franklin, Belong Construction Ltd

Expiry Date: 05-Feb-2016

REASON FOR REPORT:

This application has been called in to be determined by Northern Planning Committee by Cllr Hardy as
there is significant public interest in the proposed development.

SUMMARY:

Numerous letters of representation have been submitted in support of the proposed
development and are summarised below. The application site is considered to be an
important green, open space, elevated above the road, the surrounding footpaths and the
local car park serving the nearby shops. The open space is considered to be in of significant
importance in contrast to the tightly packed housing areas within the locality of the area.

The replacement of the open space with a car park is contrary to Policy RT1 (Protection of
Open Space) and is unacceptable in principle. The proposed mitigation strategy is not
considered to be sufficient to off set the loss of the existing open space.

SUMMARY RECOMMENDATION:

REFUSE

PROPOSAL.:

Full planning permission is sought for the installation of a 30 space car park associated with the

neighbouring Belong Care Home. The footprint of the car park would occupy approximately 900m? of
existing open space, as designated by the Macclesfield Borough Local Plan 2004.



SITE DESCRIPTION:

The application site is a roughly rectangular shaped piece of land located to the north of Kennedy
Avenue. The site comprises a sloping grassed area. The surrounding area is residential in character,
with some retail units to the west.

The site falls within the Macclesfield Settlement Zone Line and is designated as existing open space as
per the adopted local plan.

RELEVANT HISTORY:

None relevant.

NATIONAL & LOCAL POLICY

National Policy:

The National Planning Policy Framework (2012)
Development Plan:

The Development Plan for this area is the Macclesfield Borough Local Plan 2004. The relevant policies
are listed below:

BE1 — Design Guidance

RT1 — Protection of Open Spaces

RT7 — Cycleways, Bridleways and Footpaths
T1 — General Transportation Policy

DC 1 — 6 — Design and Amenity

DC 8 — 10 — Landscaping and Tree Protection

Cheshire East Local Plan Strategy — Submission Version (CELP)

The following are considered relevant material considerations as indications of the emerging strategy:
MP.1 — Presumption in Favour of Sustainable Development

SD.1 - Sustainable Development in Cheshire East

SD.2 - Sustainable Development Principles

SE.1 - Design

CONSULTATIONS:

Highways: No comments received at the time of report preparation.

Environmental Health: No objection subject to a construction hours of operation informative.

Public Rights of Way: object to the proposal as there is no currently no proposal for the path to be
suitably diverted under the Town and Country Planning Act 1990 (TCPA) by the applicant.



Environmental Planning (Landscape): no objection
Parks Development Manager: object to the proposal as summarised below;

1. The loss of the existing Public Open Space (POS) would be contrary to council policy

2. Even with the replacement open space proposal, there would be a net loss of open
space, in terms of both quality and quantity, which would be contrary to policy

3. The loss of the POS would be unacceptable

Heritage and Design (Forestry): no objection
United Utilities: no objection subject to a surface water condition
TOWN/PARISH COUNCIL:

Macclesfield Town Council: “the application is unreservedly supported by this committee and this
committee recommends that the support for the application, as evidenced by the residents’ petition,
should be noted by Cheshire East Council’s Planning Department.”

REPRESENTATIONS:

A large number of letters of representation were received from local residents and are summarised
below:

Letters in support:

Existing parking problems

Insufficient car parking provision in the area
Congestion on Kennedy Avenue would be relieved
Kennedy Avenue is currently dangerous due to traffic
Improved road safety

Letters of objection:

There is more than enough parking provision in the area
The parking at the neighbouring shops is under used
Loss of amenity

Loss of open space

Concern over levels and boundary treatment

A letter of support has been received by David Rutley, MP for Macclesfield
APPRAISAL:
Principle of Development

Policy RT1 (Protection of Open Space) states that “areas of recreational land and open space as
shown on the proposals map will be protected from development. Redevelopment of a building



footprint which does not harm the integrity of the open space will normally be permitted. Open
space uses will be enhanced as appropriate. Additional or replacement educational buildings may
be permitted provided that the integrity of the open spaces is not armed.”

The proposal is for the installation of a new 30 space car park that would be located on existing
open space. The land in question is identified on the Macclesfield Local Plan proposals map as
Existing Open Space and is therefore subject to Policy RT1 which states that areas of open space
as shown on the proposals map will be protected from development. The relevant policies
contained with the adopted local plan protect incidental open space too small to be shown on the
proposals map. The land is also identified within the CEC Open Space Assessment [OSA] as Open
Space. The OSA forms part of the background evidence for and informs the emerging local plan
and has been used in the formation of the Green Space Strategy [GSS]. Disposal of the open
space or any part of the open space would be contrary to current [and emerging] policy.

Disposal of open space may be considered if a substantial case can be made for the benefits of
the change of use and/or a package of mitigation measure can be shown to provide a replacement
facility of similar or enhanced size/quality/ benefit.

Open space is provided for the benefit of the whole community and the Local Authority’s view is
that a change in allocation should not be at the expense of the maijority.

The application site sits alongside Kennedy Avenue and forms part of a larger area of open space
which in turn forms part of a network of green space on both sides of Kennedy Avenue. The land
in question is considered to be a linking corridor (or green corridor) and is considered to be of
particular importance in the current policies (and the GSS).

The application site is considered to be an important green space, elevated above the road, the
surrounding footpaths and the local car park serving the nearby shops by gentle slopes and is
considered to be in stark contrast to the tightly packed housing areas within the locality of the area.
The collection of open spaces on both sides of Kennedy Avenue form a spacious green ‘breathing
space’. The elevated nature of the open space and its wide views and surveillance area mean it
feels secure and comfortable to be in, or alongside. The application site is also elevated above the
floor level of the neighbouring Belong Care home and above the central residents’ garden and
social area. The open space forms a visual amenity to those within the care home and garden.

A mitigation strategy has been proposed and comprises converting the car park to the rear of the
nearby shops into open space to off set the open space that would be covered by the propose car
park.

The existing car park to the rear of the shops provides parking for the shop operators and the
residents above the shops. It also provides access to the rear of the shops for deliveries and
emergencies. Sufficient access for emergency and service vehicles would need to be retained. It is
a well used car park and has benefitted from some improvements over recent years. It is set below
the level of Kennedy Ave and visibility into the parking is limited from Kennedy Avenue. It is
currently hard surfaced. The car park to the rear of the shops is currently well used and closure
would displace those residents and shop operators currently using it, with no replacement facility
proposed.

The support of the local residents is noted however it is considered that the existing open space
makes a substantial contribution to the local environment, public realm, footpath system and local



community as well as residents of the neighbouring care home. The application site comprises a
pleasant green open space and it is considered that the replacement open space would be
restricted in size, be of lower quality than the lost open space. It would be of lower value, in both
quantity and quality.

The proposed development is contrary to Policy RT1 and it is not considered that the proposed
mitigation would off set the loss of the existing open space. As such the application is
recommended for refusal.

Amenity

As noted above, it is considered that the cumulative impact of the loss of the existing open space
would have a significant impact on the residential amenities of the local residents in the area. The
development would therefore be contrary to Policy DC3 (Amenity) of the adopted local plan.

Design

The design of the proposed car park is suitable to the use it will serve and there are no issues with
the design.

Overall it is considered that the proposed development is acceptable in terms of its size, scale and
bulk and its relationship with the surrounding dwellings. The proposal is therefore considered to be
in compliance with Policies DC1 (Design) of the adopted Local Plan.

Access and Parking

The proposed extension would not mean any increase in bedrooms therefore there will be no
impact on access or parking.

The proposed development is in accordance with the Cheshire East Local Plan Submission
Version parking standards and it is not considered that the extension will have a detrimental impact
on highway safety.

Planning Balance & Conclusions

The replacement of the open space with a car park is contrary to Policy RT1 (Protection of Open
Space) and is unacceptable in principle. The proposed mitigation strategy is not considered to be
sufficient to off-set the loss of the existing open space.

The application site is considered to be an important green, open space, elevated above the road,
the surrounding footpaths and the local car park serving the nearby shops by gentle slopes and is
considered to be of significant importance in contrast to the tightly packed housing areas within the
locality of the area.

The proposal is therefore found to be unsustainable in the social, environmental and economic
sense. The application is in contrary to the relevant policies of the Development Plan and NPPF
advice and it is therefore recommended that the proposal is refused.



REFUSE for the following reason:

The Local Planning Authority considers that the proposed development is unacceptable by
reason of its location on an area of protected open space. The application site is an
important green space that forms part of a network of green space alongside Kennedy
Avenue. No suitable mitigation measure has been demonstrated to off set the loss of the
open space and as such the proposed development would have a negative impact on the
character of the area and the amenity of the surrounding residential area. As a result the
development would be contrary to RT1 (Protection of Open Space) of the Macclesfield
Borough Local Plan 2004 and the Council’s Open Space Assessment and Green Space
Strategy and the NPPF.

*khhkkkkk*k*k

In order to give proper effect to the Committee’s intentions and without changing the
substance of the decision, authority is delegated to the Head of Planning (Regulation),
in consultation with the Chair (or in his absence the Vice Chair) of Northern Planning
Committee, to correct any technical slip or omission in the wording of the resolution,
between approval of the minutes and issue of the decision notice.

Should this application be the subject of an appeal, authority be delegated to the Head
of Planning (Regulation) in consultation with the Chairman of the Northern Planning
Committee to enter into a planning agreement in accordance with the $S106 Town and
Country Planning Act to secure the Heads of Terms for a S106 Agreement should they
be required.






