
   Application No: 19/3748M

   Location: Land & Building, SNAPE ROAD, MACCLESFIELD, CHESHIRE, SK10 
2NZ

   Proposal: Change of use of building from the manufacture of PVC windows and 
doors (B2 use class) to motorbike storage and sales with associated 
offices, workshop and MOT bay (B1/B2/B8/Sui Generis use classes)

   Applicant: Mr Behrens, Superbike Factory Limited

   Expiry Date: 24-Dec-2019

REASON FOR REFERRAL

The application site covers an area of 2.85ha and the floor area covers 8600sqm.  The scale 
of the proposal therefore triggers an automatic referral to Northern Planning Committee.

SUMMARY 

The application site is allocated within the Cheshire East Local Plan Strategy 
and Macclesfield Borough Local Plan as an existing employment area, the 
Hurdsfield Industrial Estate, Macclesfield. The site was last used for B2 
(General Industrial) purposes.  

The application seeks Full Planning Permission for the change of use of the 
building for a mixed B1/B2/B8/Sui generis use for the Superbike Factory Ltd, 
who formerly operated out of Cottage Street.  

The principle of the development is acceptable and appropriate for the existing 
employment area, the Hurdsfield Industrial Estate in which it is sited.

Subject to conditions, the development is also in compliance with design, 
residential amenity, trees, landscaping, pollution, highways, nature 
conservation and water management policies at both a local and national level.

The NPPF places a presumption in favour of sustainable development. The 
proposed development will provide environmental, economic and social 
benefits and is therefore considered to comply with the three dimensions of 
sustainable development.

RECOMMENDATION:

Approve subject to conditions  



DESCRIPTION OF SITE AND CONTEXT 

The application site is an existing industrial unit within the Hurdsfield Industrial area of 
Macclesfield.

The building was previously used for general industrial purposes (use class B2).  There are 
existing parking areas on the site.  Access to the site is from the North, with the Industrial 
Estate.  

The Silk Road lies to the east of the site.  The area surrounding the application site is 
dominated by industrial and commercial uses.   

DETAILS OF PROPOSAL  

The proposal seeks to convert the existing building to a mixed B1/B2/B8/sui generis use.  The 
supporting statement advises that the predominant use would be for the storage and 
distribution of motorbikes (B8).  It would also include a B2 use (general industrial) in the form 
of a workshop and MOT garage for the bikes on the site and an office (B1 use) for staff 
working for the business.  

The applicant has confirmed that sales are predominately online (around 82%).  Sales are 
therefore ancillary to the main industrial uses.  

The change of use has taken place during the lifetime of the application. 

RELEVANT PLANNING HISTORY  

02/0791P – approved – 28 June 2002  
Single storey side extension to house blower room 

00/2095P – approved – 10 October 2000  
Dormer roof extension to existing extrusion building 

00/0319P – approved – 21 December 2000  
Extension to existing extrusion building 

80020P – approved – 9 January 1995 
Production and warehouse buildings for light industrial use; new access road and ancillary 
work 

78350P - approved – 5 September 1994
Development for office light industrial and warehousing (Classes B1, B2 and B8); realignment 
of Snape Road and new estate road 

43394P – approved – 3 February 1986 
Extension of factory +4 units and parking 

26428P – approved – 3 September 1981  



Industrial building with ancillary offices storage and car park 

23637P – approved – 28 January 1981 
Industrial purposes erection of industrial buildings into 9 units

9949P – approved – 29 September 1977  
9 Industrial sites (class 4) (general) 

9897P – approved – 1 September 1977 
Extension to factory 

9890P – approved 29 September 1977  
9 industrial sites class 4 (outline) 

POLICIES 

Cheshire East Local Plan Strategy (CELPS) 

MP 1 – Presumption in Favour of Sustainable Development 
PG 2 – Settlement Hierarchy 
SD 1 – Sustainable Development in Cheshire East 
SD 2 – Sustainable Development Principles 
EG 1 – Economic Prosperity 
EG 3 – Existing and Allocated Employment Sites 
SE 1 – Design  
SE 3 – Biodiversity and Geodiversity 
SE 9 – Energy Efficient Development 
SE 12 – Pollution, Land Contamination and Land Instability 
SE 13 – Flood Risk and Water Management 
CO 1 – Sustainable Travel and Transport 
CO 2 – Enabling Business Growth through Transport Infrastructure
CO 4 – Travel Plans and Transport Assessments 
Appendix C – Adopted Parking Standards 

Macclesfield Borough Local Plan (MBLP) 

E2 – Retail development on employment land 
E3 – B1 (business) Uses 
E4 – General Industrial Development 
DC3 – Amenity 
DC6 – Circulation and Access 

OTHER MATERIAL POLICY CONSIDERATIONS  

National Planning Policy Framework (NPPF 2019) 
National Planning Policy Guidance (NPPG)

CONSULTATIONS EXTERNAL TO PLANNING 



Macclesfield Town Council – no reply  

Macclesfield Civic Society – support proposal.  Potential for expansion of an existing activity.  
Site is an established industrial estate with a mix of uses.   No amenity issues predicted.  
Access and parking provision appears adequate.  

Environmental Protection – no objections, subject to conditions relating to electric vehicle 
charging points, staff travel packs and conditions relating to contamination.  

Head of Strategic Infrastructure (Highways) – no objections, sufficient parking would be 
provided and the proposed use would be similar in terms of traffic generation to the existing 
B2 use.   

Lead Local Flood Risk Authority (LLFA) – no objections in principle to the proposed 
development.  The applicant must be able to support their chosen method of surface water 
management.  The applicant must ensure that the proposals do not increase flood risk 
elsewhere and where necessary install appropriate boundary treatment (informative)

United Utilities – no reply 

National Grid – no objections

Cadent Gas - major accident hazard pipelines and intermediate pressure apparatus in the 
vicinity of the site; the applicant should contact Cadent Gas prior to works commencing on 
site (informative)

Health and Safety Executive (HSE) – do not advise against 

REPRESENTATIONS  

None received 

OFFICER APPRAISAL 

Principle of development – employment area 

CELPS policy EG 1 deals with economic prosperity.  It states that proposals for employment 
development (Use Classes B1, B2 or B8) will be supported in principle within Principal towns.  
Macclesfield is a Principal town as defined by Policy PG 2 of the CELPS.

CELPS policy EG 3 deals with existing and allocated Employment Sites.  It states that 
existing employment sites will be protected for employment use, unless:

“i. Premises are causing significant nuisance or environmental problems that could not be 
mitigated; or
ii. The site is no longer suitable or viable for employment use; and
a. There is no potential for modernisation or alternate employment uses; and
b. No other occupiers can be found.”



The accompanying text states that employment uses comprise of classes: B1, B2 and B8.  

Saved MBLP Policy E2 confirms that retail development on employment land will not be 
permitted.  However, developments which incorporate an ancillary retail element maybe 
permitted, depending on the suitability of sites and premises available elsewhere and the 
quantitative and qualitative supply of employment land in the area.

Saved MBLP policies E3 and E4 respectively confirm the acceptability of light and general 
industrial uses on the Hurdsfield Industrial Estate.   

The existing site was last used a PVC window manufacturing centre, a general industrial (B2) 
use.  It is within the Hurdsfield Industrial Estate, which is a designated employment area.  

During the lifetime of this application, The Superbike Factory Ltd moved onto the site.  At the 
time of the site visit in October, some of the bikes had been moved to the premises but the 
use was not fully operational.  The Superbike Factory Ltd is a predominately online motorbike 
sales business that employs 148 people.   

They were last based within a former mill on Cottage Street, Macclesfield, with other sites for 
storage.  Before moving to the application site, they reviewed other sites within the locality, 
including a site on Hulley Road, also within the Hurdsfield Industrial Area.

Planning permission was granted for the change of use and extension of the Hulley Road site 
in January 2019 (18/5301M refers).  However, the relocation to this site did not take place due 
to business reasons.    As part of this previous application, it was accepted that the uses 
proposed by the applicant would comply with the requirements of CELPS policy EG 3.  

The supporting statement advises that the majority of motorbike sales take place on line 
(around 82%), although acknowledges that members of the public can come to the site to 
view the bikes for sale.  The business is split into three main elements: 

1. The storage and distribution of motorbikes when they are sold 
2. The servicing, repair and MOT of bikes that are brought to the site for onwards sale 
3. Ancillary offices for staff

The floor areas given over to each use are as follows: 

- Bike storage/show room = 3600sqm (B8/sui generis)
- Customer handover area = 500sqm (B8/sui generis) 
- Bike storage = 1600sqm (B8) 
- Workshop and MOT Bays = 1600sqm (B2) 
- Offices = 1300sqm 

The majority of sales take place online, functioning similarly to a typical storage and 
distribution use, with customers able to collect from the handover area.  However, customers 
would also be able to visit the site to view the bikes.   This is acknowledged within the 
supporting information, which describes 3600sqm of the site as a bike storage 
area/showroom, with a further 500sqm of customer handover area.  The customer facing 
areas would therefore total 4100sqm.   That being said, the applicant has confirmed that 82% 



of sales take place on line, with the remaining 18% being at the site itself.  It is evident from 
this that the main use of the showroom/bike storage would be for storage.   The remaining 
4500sqm would compromise a mixture of B1a, B2 and B8 uses with some circulation areas.

The proposed development would still result in a majority B1a/B2/B8 use of the site and as 
such would be an appropriate use within this existing Employment Area.  
It would comply with the requirements of CELPS policy EG 3 and MBLP policy E14. 

Saved MBLP policy E14 also applies.  This relates to the relocation of existing Macclesfield 
based businesses.  It supports the relocation of businesses, which create an unacceptable 
level of nuisance to neighbouring dwellings, arising from noise, smell, safety or traffic 
generation.   The former site on Cottage Street was surrounded by predominantly residential 
areas.  There was little scope to extend to accommodate a growing business without 
adversely impacting parking levels or residential amenity as a result.   The applicant has also 
confirmed that they had outgrown their previous site.  The relocation of the business to the 
application site would be more appropriate and allow employment generation within an area 
designated for it.

The principal of development would therefore be acceptable.  

Highways

Highways safety and sustainability
 
CELPS Policy CO 1 relates to Sustainable Travel and Transport. It sets out the ways in which 
development will be expected to deliver the Council’s objectives of delivering a sustainable 
transport system.  Amongst other matters, it states that development should be guided to 
sustainable and accessible locations.  

CELPS policy CO 4 requires the submission of a Transport Assessment for applications likely 
to generate significant additional journeys.  

The application site lies within the Hurdsfield Employment Area, which has good road, 
pedestrian and public transport links to Macclesfield Town Centre and the bus and rail 
stations.  It is considered that the development would comply with the requirements of CELPS 
policy CO 1. 

Additionally saved MBLP policy DC6 requires all new development to provide safe access 
onto the highway, protect pedestrian, safety, and provide parking for vehicles and cycles in 
line with adopted standards with sufficient manoeuvring space.

The proposal does not include any changes to the two access points onto the site, both taken 
from Snape Road.   Some minor changes are proposed to the internal carparks.  

The Highways Officer has considered the impact of the development on the highway network.  
They have advised that the levels of traffic generation between a B2 use (the existing use 
class) and the Superbike Factory are very similar.   



There are no objections to the proposal on highway safety grounds.   The proposal is 
therefore deemed to comply with MBLP policy DC6.   

Parking 

CELPS Appendix C seeks the following car parking provisions for B1, B2, B8 and sui generis 
floor space.  In line with the requirements set out, the following number of spaces would need 
to be provided: 

- 1300sqm B1 Office space (1 per 30sqm) = 44 spaces 
- 1600sqm B2 Workshop & MOT bays (first 235sqm 1 per 30sqm then 1 per 50sqm) = 

36 spaces 
- 1600sqm B8 Bike Storage (1 per 60sqm and 1 lorry per 200sqm) = 27 + 8 lorry spaces 
- 4100sqm – bike storage/showroom and handover area B8/Sui generis (1 per 60sqm 

and 1 lorry space per 200sqm) = 69 space + 21 lorry spaces 

Overall, a total of 176 parking spaces are required, of which 2% should be for disabled users 
(a total of 4 spaces).  The proposed plans show 198 parking spaces to be provided, along 
with 18 motorbike spaces.  This would be in excess of the Council’s minimum requirements 
for car parking.  

To meet the parking standards, a storage and distribution use of the size proposed would 
normally require 29 lorry spaces.  However, the applicant has confirmed that the business 
does not use HGVs, with all deliveries taking place by vans, as per their previous operation at 
Cottage Street.  Parking for vans is shown to be accommodated on the site.  With this in 
mind, the lack of proposed HGV parking is considered to be acceptable in this instance.  

The following cycle parking provision would need to be provided in accordance with Appendix 
C of CELPS:

- 1300sqm B1 Office space (1 per 250sqm up to 1000sqm, then 1 per 400sqm) = 5 
spaces

- 7300sqm B2/B8/sui generis (1 per 500sqm up to 1000sqm, 1 space per 400sqm for 
floorspace above 1000sqm) = 18 spaces

A total of 23 cycle spaces are required.   A condition is recommended requiring the provision 
of these spaces in the event of approval.
Ecology 

CELPS Policy SE 3 deals with biodiversity and geodiversity.   The planning application has 
been reviewed against this policy by the Council’s Nature Conservation Officers who have 
advised that there would be any significant ecological issues associated with the proposal.  
Given this, the proposal would comply with CELPS Policy SE 3.  

Surface water drainage 

CELPS Policy SE 13 deals with flood risk and water management.  



The application site lies within flood zone 1, where there is the lowest risk of flooding. 
However, in line with Policy SE 13, the impact on surface water drainage also needs to be 
considered.  The proposal seeks to re-use the existing buildings and areas of hardstanding.  
 
The Council’s Flood Risk officers have been consulted regarding surface water flooding and 
drainage.  They have raised no objections in principle to the development.  

Given that no significant changes are proposed to the areas of hardstanding or built form, the 
proposal would satisfactorily comply with CELPS policy SE 13.  

Amenity

The Council seek that all development is located and designed so as not to result in harmful 
or cumulative impacts on residential/ amenity of neighbouring form or on the surrounding 
environment regarding air quality, noise, smell, dust, vibration, soil contamination, light 
pollution or any other pollution which would unacceptable affect the natural and built 
environment or detrimentally affect amenity or cause harm. The relevant policies are CELPS 
policies SE 1, SE8, SE9 and SE12 and saved MBLP policies DC3, DC13 and DC14.  

The scheme does not propose any extensions to the existing building.  The closest residential 
properties are along Badger Road, over 80m from the site and separated by the Silk Road.  
On the same side of as the application site, the houses along Queens Avenue are over 90m 
from the site boundary and separated by other employment uses.  

It is considered that the proposed use would not be materially different than the existing B2 
uses on the site. Furthermore, given the distance and the other uses/main roads separating 
the site from residential properties, it is considered that the proposed development would not 
result in any material harm to the amenities of neighbouring properties.  The Council’s 
Environmental Health Officers have been consulted.  They have not raised any objections to 
the proposal in terms of its impact on neighbour amenity.  Conditions restricting the hours of 
use are not considered necessary.   However, noisy works carried out outside the building 
envelope could result in disturbance to residents.  With this in mind, a condition preventing 
external works is proposed.  

Whilst the scale of this development would not require an Air Quality Impact Assessment, 
there is a requirement to look at the cumulative impact of developments.  The proposal seeks 
to increase the amount of parking provided to accommodate the use.  

The Councils Environmental Health team have advised that conditions should be imposed 
requiring the provision of two electric vehicle charging points and the provision of a staff travel 
information pack.  They have advised that these conditions should be imposed prior to 
occupation.  However, as the use has commenced, they will need to be varied so that they 
are provided within 3 months of the date of decision.  

No information relating to land contamination has been submitted as part of the application.  

The Council’s Contaminated Land team has advised that the application area has a history of 
uses which could have resulted in contamination.  The site is also on a known landfill site or 
area of ground that has the potential to create gas.  



As the proposal includes for internal reconfiguration, including the creation of smaller rooms 
within the building, they have advised that an assessment for the risks posed by possible land 
contamination/ground gas needs to be carried out to demonstrate that the development is or 
could be made suitable for its proposed use.  

They have advised that conditions should be imposed requiring a risk assessment to be 
carried out, followed by a remediation strategy and verification report if necessary.  As the 
change of use has already occurred, a condition will be imposed requiring this assessment to 
be carried out within 6 months of the decision notice.  

Conditions will also be imposed relating to materials brought to the site and what to do if 
contamination is found during works.  

Renewable Energy

Policy SE9 of the CELPS expects non-residential development over 1,000 square metres to 
secure at least 10% of its predicted energy requirements from decentralised and renewable or 
low carbon sources, unless the applicant can clearly demonstrate that having regard to the 
type of development and its design, this is not feasible or viable.

As the proposal is for the change of use of an existing building and does not propose any 
additional floor space, this condition is not considered reasonable. 

Other matters

Cadent gas has advised that there are high and intermediate pressure pipelines within the 
vicinity of the site.  The Health and Safety Executive have been consulted and have not 
advised against the development.  An informative will be included in the event of approval, 
advising the applicant to contact Cadent Gas regarding the development.  

CONCLUSIONS 

The principle of the development to change the use of the existing B2 industrial unit to a 
combined B8/ Sui-generis, B1a and B2 use by the Superbike Factory for storage, repairs, 
cleaning and office space is considered to be acceptable and appropriate for the existing
employment area, Hurdsfield Industrial Estate in which it is sited. 

Subject to conditions it is considered that the development is also in compliance with design, 
residential amenity, trees, landscaping, pollution, highways, nature conservation and water 
management policies at both a local and national level. Therefore, it is recommended that the 
development is approved subject to the following conditions.



RECOMMENDATON

APPROVE subject to the following conditions;

1. Development in accordance with the approved plans and details 
2. Risk Assessment if ground works are proposed (followed by remediation strategy and 

verification report if required) 
3. Soil testing 
4. Procedure for contamination discovered during works  
5. Electric vehicle provision 
6. Staff travel pack 
7. No external storage/works
8. Provision of parking spaces
9. Provision of cycle parking 
10.Development shall not be used as a showroom 

In order to give proper effect to the Committee`s intent and without changing the substance of 
its decision, authority is delegated to the Acting Head of Planning (Regulation) in consultation 
with the Chair (or in their absence the Vice Chair) to correct any technical slip or omission in 
the resolution, before issue of the decision notice.




