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SUMMARY RECOMMENDATION APPROVE, SUBJECT TO 
CONDITIONS 

 
MAIN ISSUES 
 

- The scale of the proposed (impact of height, mass, bulk, density on the 
character and appearance of the area & street-scene) 

- Highways safety (in respect of the proposed access and indicative 
parking arrangements) 

- Impact on residential amenity 
- Impact on neighbouring Grade II Listed Building 
- Environmental issues 
- Landscape and nature conservation issues 
- Housing policy and supply 
- Heads of Terms for a Legal Agreement 

 



 
 
REASON FOR REPORT 
 
The proposed is an outline application with an indicative layout comprising 17 
No. 2-4 bedroom dwellings. As such the Council’s scheme of delegation 
requires the application to be determined by the Northern Planning 
Committee. 
 
DESCRIPTION OF SITE AND CONTEXT 
 
The site to which the application relates is located on the edge of Macclesfield 
Town Centre on the north-western side of Vincent Street. 
 
The site itself has an industrial land use comprising a two-storey building 
(currently partly used as a bespoke joinery workshop) and associated vehicle 
parking and turning area. There is a telecommunications mast and associated 
equipment located in the western corner of the site. It is noted that a) the LPA 
are currently dealing with an application for determination of a replacement 
mast (10/3096M) and b) the Agent has indicated that the applicant could 
terminate the contract for the mast located on site at any time. 
 
There is a variation in ground levels within the site. The site generally slopes 
down from its southern corner and eastern side on Vincent Street towards its 
northern corner and western side adjacent to the B & Q car park. The change 
in levels between the southern and northern corners of the site is approx. 2m. 
 
More generally, the site is located within a Mixed Use Area as designated in 
the Local Plan. There is range of commercial and retail units in the area and 
mainly residential properties to the north-east, east and south of the site. The 
residential properties are mainly terraced; there is variation in design, ridge 
and eaves heights, materials and the number of storeys. Though mainly two-
storey, there are some traditional three-storey weavers cottages in the area 
and there is a residential development (approx. 20 years old) north-east of the 
site comprising three- storey terraced town houses around a courtyard. 
 
The site is bounded specifically by residential properties along the south-
eastern boundary on Vincent Street (one of which is a three-storey Grade II 
Listed Building), a garage repair workshop along the north-eastern boundary, 
the B & Q store and car park along the south-western and north-western 
boundaries respectively. 
 
Vehicles currently access the site from Vincent Street, at the southern end of 
the south-eastern boundary. 
 
One of the development constraints on the site is the existence of a culvert 
(taking overflow water from Ryles Pool in South Park) running in a northerly 
direction close to the centre of the site.  
 
 



DETAILS OF PROPOSAL 
 
The proposed seeks outline planning permission to demolish existing 
buildings (old mill buildings, approximately 100 years old) and erect 10 No. 2-
4 bedroom terraced houses, 1 No. 2/3 storey apartment block consisting of 7 
No. 2 bedroom apartments, plus ancillary car parking, open space and access 
off Vincent Street. 
 
More specifically, this is an outline application for which permission for scale 
and access is being sought with layout, appearance and landscaping being 
left for a reserved matters application. 
 
RELEVANT HISTORY 
 
Note the current determination application to replace a telecommunications 
mast on site – 10/3096M, due for determination by 03.10.2010. 
 
POLICIES 
 
Local Plan Policy 
 
BE1 – Design Guidance 
BE16 - Listed Building Setting 
E11 – Mixed Use Areas 
H1 – Phasing Policy (Housing) 
H2 – Environmental Quality in Housing Developments 
H5 – Windfall Housing Sites 
H13 – Protecting Residential Areas 
DC1 - Design 
DC3 – Amenity 
DC6 – Circulation & Access 
DC8 - Landscape 
DC37 - Landscaping 
DC38 – Space, Light & Privacy 
DC63 – Contaminated Land Including Landfill Gas 
 
Other Material Considerations 
 
Planning Policy Statement 1: Delivering Sustainable Development 
Planning Policy Statement 3: Housing 
Planning Policy Statement 25: Development and Food Risk 
Planning Policy Guidance Note 13: Transport 
 
‘PPS3 Housing and Saved Policies Advice Note’ and the associated ‘PPS3 
Housing Self Assessment Checklist’ 
 
Announcement on 27 May from the Communities Secretary, the Rt Hon Eric 
Pickles, regarding the intention to abolish Regional Spatial Strategies (with 
particular reference to housing figures). 
 



CONSULTATIONS 
 
Highways: 
 
No objections, subject to conditions. 
 
Environmental Health: 
 
No objections, subject to conditions. NB. The Environmental Health Officer 
has stated that, as the indicative layout dos not show a telecommunications 
mast it is assumed that this would be removed and wouldn’t form part of the 
site layout at reserved matters stage. Should a mast remain on site, then the 
relationship with proposed dwellings could be assessed as part of the 
reserved matters application. Mitigation measures/conditions could be applied 
at this stage. 
 
Conservation/Listed Building and Design: 
 
No objections, subject to conditions. 
 
ESU – Landscape: 
 
No objections 
 
ESU – Nature Conservation: 
 
No objections 
 
Leisure Services: 
 
No objections, subject to provision of commuted sum for off site outdoor 
space and sport and recreation. 
 
Housing Strategy and Needs: 
 
No objection, subject to provision of some affordable housing as part of the 
scheme (4 No. units, based on the No. of units, 17, outlined on the indicative 
layout). 
 
United Utilities: 
 
No objections, subject to recommendations/ conditions requiring the applicant 
to provide confirmation of how surface water will be managed on site, 
directing the applicant to various contacts to discuss sewerage and drainage 
arrangements on site and drawing the applicant’s attention to water supply 
and pumping arrangements/requirements.  
 
 
 
 



Cheshire Fire Authority: 
 
No objections are raised, though comments are provided which the Authority 
would wish the applicant to be aware of in respect of access to the site for the 
fire service, water supplies and means of escape. A recommendation is also 
made, i.e. that the applicant considers the inclusion of an automatic water 
suppression system in the eventual design. 
 
NB. It is intended that copies of the comments received from both United 
Utilities and the Fire Authority will be attached to the Decision Notice to draw 
these to the attention of the applicant. 
 
VIEWS OF THE PARISH / TOWN COUNCIL 
 
Not applicable 
 
OTHER REPRESENTATIONS 
 
2 No. representations have been received. One is from a resident who resides 
directly opposite the site on Vincent street expressing support for the general 
principle of residential development on the site but raising a concern 
regarding the possible level of associated parking. The other letter is from the 
tenant of the industrial unit on the site, objecting to the proposal on the 
grounds of the loss of an industrial unit and the implications for the business 
(having to find new premises, seeking to retain staff, not wanting an increase 
in rental costs, etc.). 
 
APPLICANT'S SUPPORTING INFORMATION 
 
The applicant has submitted the following additional information: 
 

• ‘Design and Access Statement’ 
• An ‘Affordable Housing Statement’ 
• A ‘PPS3 Housing Self-Assessment Checklist’ 
• Land Registry Information 
• ‘Envirocheck Report’ 
• ‘Phase 1 Desk Study’ (Contaminated Land) 
• Historical Maps 

 
Details of each of the documents can be read on file. 
 
 
OFFICER APPRAISAL 
 
Principle of Development 
 
The principle of the proposed is acceptable, subject to being in accordance 
with relevant Development Plan policies. 
 
 



Policy 
 
The relevant policies are listed above and relate to the issues identified. As 
noted above, the site falls within a Mixed Use Area (Policy E11) as designated 
in the Local Plan. Policy E11 allows for housing in the area provided the new 
use does not a) conflict with other proposals of the plan, b) materially harm 
adjoining or nearby uses or c) in the case of housing, a satisfactory housing 
environment can be created. It is considered that the industrial unit on site 
and its location is not required to be retained for employment purposes in the 
Local Plan. The applicant notes in the ‘Design and Access Statement’ that 
deliveries to the site have proved difficult over the years with access to the 
building being restricted through the surrounding residential streets. On 
occasions, it is claimed, fork lift trucks have been required to transport 
supplies from delivery vehicles parked on Park Lane. Thus, the building and 
its location is not ideal for present day industrial requirements. It is considered 
that use of the site for residential purposes would not materially harm 
adjoining or nearby uses and that a satisfactory housing environment could be 
created. 
 
Highways safety (in respect of the proposed access and indicative 
parking arrangements) 
 
The access is one of the specific aspects that have been applied for as part of 
this outline application. As noted above, the Strategic Highways Manager 
raises no objections in principle to the re-siting of the access (subject to 
conditions). Indeed, it is considered by the Strategic Highways Manager that 
the re-siting of the access improves visibility compared with the existing 
access. 
 
As regards the number of parking spaces provided on the ’indicative layout’ 
submitted with the application (i.e. 1 No. space per unit [100%] and 3 No. 
visitor spaces), the Strategic Highways Manager raises concerns, being of the 
view that this would lead to overspill parking and have a detrimental impact on 
the surrounding network. Therefore, the minimum level of parking sought 
within this site is 150%. 
 
Impact on residential amenity 
 
The indicative layout illustrates that a separation distance of approx. 10m can 
be achieved between the existing houses on, and fronting, Vincent Street and 
the dwellings that are likely to front Vincent Street as part of the eventual site 
layout. It is considered that such a separation distance is commensurate with 
the area, so long as the properties that front the properties on Vincent Street 
are two-storey. 
 
It is considered that the change of use of the site from industrial to residential 
would improve the amenity for residents of properties within the vicinity of the 
site. 
 



Hence, it is considered a) that the access as applied for is acceptable as 
regards impact on residential amenity and b) that restricting the scale of 
properties fronting Vincent Street to two-storey would ensure commensurate 
distance standards are achieved on a future reserved matters application, 
which would have an acceptable impact on residential amenity. 
 
Scale of the proposed (impact of height, mass, bulk, density on the 
character and appearance of the area & street-scene) 
 
The scale of the proposed is one of the specific aspects that have been 
applied for in this outline application. The scale (i.e. no. of dwellings, density, 
and eaves and ridge heights as shown on the ‘indicative scale’ plan and the 
‘indicative layout’ plan) has been considered in the context of the surrounding 
area, i.e. existing buildings, (dwellings and commercial properties) and views 
from key public vantage points around the site (Vincent Street, Buckley Street, 
Statham Street and Churchill Way). 
 
Details of the scale of existing buildings in the area are provided below along 
with details of the scale of buildings as shown on the indicative plans and the 
scaled parameters that the Council considers appropriate to the site given its 
location. 
 
Scale of buildings/properties on, and within the vicinity of, the site 
 
The buildings on site are mainly old mill buildings, with a max. eaves height of 
approx. 5.4m and a max. ridge height of approx. 7.4m - when measured from 
the ground level outside the north-eastern corner of the mill buildings, 
opposite No. 32 Vincent Street. 
 
There are a range of properties within the vicinity of the site, two and three-
storey, with varying eaves and ridge heights. The residential properties are 
mainly terraced arranged in a relatively dense grid layout. 
 
The nearest residential properties to the site are those located on Vincent 
Street, with the front elevations of Nos 30 to 50 Vincent Street and the side 
elevations of Nos 1 and 2 Nelson Street being directly opposite the south-
eastern boundary of the site. Apart from No. 46 (which is a three-storey Listed 
Building) the eaves height of these properties ranges from approx. 4.7m to 
5.7m and the ridge heights range from approx. 7.0m to 8.2m. The eaves and 
ridge heights of the three-storey Listed Building (No. 46) are approx. 7.9m and 
10.1m respectively.  
 
The residential development north-east of No. 30 Vincent Street (Town 
Houses around a court-yard) are three-storey, the eaves and ridge heights of 
the town house attached to No. 30 Vincent Street are approx. 8.2m and 10m 
respectively.  
 
Nos 46 to 50 Vincent Street face the corner of the B & Q building located at 
the southern tip of the application site. The eaves height of the B & Q building 
at this corner is approx. 4.5m. 



 
The building on the north-western side of the site that faces the B & Q car 
park sits on a ground level ranging between approx. 1-2m lower than the car 
park ground level. The elevation of this building that faces the car park has a 
max. flat-roof height of approx. 9m.  
 
In summary, the area comprises two and three-storey buildings which are 
mainly terraced arranged in a relatively dense grid layout. The eaves and 
ridge heights of these buildings varies, eaves heights from 4.7 to 8.2m and 
ridge heights from 7m to 10m. 
 
 
 
Scale of buildings proposed 
 
The ‘indicative scale’ and ‘indicative layout’ plans illustrate the following: i) 17 
No. dwellings, comprised of 1 No. terrace of for two-storey apartments, 1 No. 
terrace of 2/3-storey houses and 1 No. terrace having a mix of 2/3-storey and 
3/4 storey houses; ii) the eaves heights of the buildings fronting Vincent Street 
range between 5.4m and 6m and the ridge heights range between 6.8m and 
9.2m; the max. eaves and ridge heights of the terrace on the north-western 
side/corner of the site are approx. 7.4m and 11.2m respectively (measured 
from the existing ground level on this part of the site). 
 
Scaled parameters 
 
Bearing in mind a) the scale of the buildings that currently exist on site, b) the 
scale of the buildings within the vicinity of the site (particularly the dwellings 
opposite the site on Vincent Street and Nelson Street), c) the change in 
ground levels within the site and d) factors such as distance standards, 
amenity and outlook (which will have to be satisfied on a reserved matters 
application), it is considered that the scale of the buildings as illustrated on the 
‘indicative scale’ plans are a little higher (eaves and ridge heights) than can 
comfortably be accommodated within the site. Therefore, the following 
parameters are recommended: 
 

• For properties opposite Nos 46-50 Vincent Street the eaves height 
shall be between 4.8-5.4m and the ridge height between 7.2-7.6m and 
shall be no more than two-storey. 

• For properties opposite Nos 30 and 32 Vincent Street the eaves height 
shall be between 5-5.5m and the ridge height between 7.5-8m and 
shall be no more than two-storey. 

• All other buildings within the site shall not project above the heights of 
any of the buildings fronting Vincent Street and none shall be more 
than three-storey. 

 
It is noted that the space required within the site for car parking (150% 
recommended by highways) is more than has been allowed for on the 
‘indicative layout’. This will have an implication for the number of units that 
can be accommodated within the site. However, it is not possible for the 



Council to conclude how many units can actually be accommodated within the 
site, as this could vary according to design and layout details. 
 
It is considered that the scaled parameters as defined would allow for a 
residential scheme to de designed of a scale that would be acceptable within 
the character and appearance of the area and the street-scene of Vincent 
Street, whilst also allowing for a satisfactory layout to be achieved in a 
reserved matters application in respect of distance standards, outdoor 
amenity space and outlook. 
 
Impact on neighbouring Grade II Listed Building 
 
The Conservation Officer is of the opinion that the proposal would be 
acceptable in the context of the setting of the Grade II Listed Building located 
on the eastern side of Vincent Street opposite the south-eastern corner of the 
site, subject to satisfactory materials forming part of the reserved matters 
application. 
 
Environmental issues 
 
As noted above, the Environmental Health Officers raise no objections to the 
application, subject to conditions requiring: i) a phase II contaminated land 
investigation and ii) noise and dust levels to be controlled to protect residential 
amenity. The proposed residential use is considered to be a sensitive end 
use. A report submitted with the application identified potential contamination 
and recommends further investigation. 
 
As noted above, as there is no telecommunications mast shown on the 
indicative layout, it s assumed that the mast will be removed from the site 
within a reserved matters application (having noted that the Agent has stated 
that the contract could be terminated by the applicant). Should this not be the 
case, the matter could be addressed at the reserved matters stage. 
 
Landscape and nature conservation issues 
 
The Landscape Officer notes that the change of use to residential would be a 
suitable long term use of the site provided the details of design are in keeping 
with the tight urban grain of the area. It is suggested that relocating the 
existing telecommunications mast would create a more attractive setting for 
dwellings. (As noted above, the Agent claims that the applicant can terminate 
the contract for the siting of the mast at any time). 
 
It is suggested that the reserved matters application, either detailed on the 
layout or required as conditions, should include screen planting along the 
south-western boundary next to the large, blank brick wall that forms part of 
the B & Q building and also along the north-eastern boundary adjacent to the 
repair garage. The desire to strike a balance between open, amenity space 
and car parking is also expressed. 
 



The Nature Conservation Officer does not consider there to be any significant 
ecological issues associated with the proposed development. 
 
Housing policy and supply 
 
The Housing Strategy and Needs Manager notes that 4 No. of the units 
(based on the indicative figures) should be provided as affordable units. To 
assist in meeting the housing needs of the area there should be 2 No. social 
rented properties and 2 No. intermediate tenure properties. The 2 No. socially 
rented should be 2 or 3 bed-roomed and the intermediate tenure properties 
could be either 2 No. houses or 2 No. apartments. Although the Housing 
Strategy and Needs Manager would prefer a Registered Social Landlord to 
sign up to a S106 to provide the Social rented properties, it is considered that 
this arrangement could not be stipulated at this stage. 
 
It is considered that the proposal would contribute to the housing needs of the 
area and provide a mix of properties. This brownfield site is located within a 
very sustainable location, close to the main public transport stations, local 
amenities and facilities. The density is at least 30 dwellings per hectare, 
thereby making efficient use of land. The details of a reserved matters 
application could secure a scheme which is acceptable in respect of 
design/appearance, layout, landscaping, relationship with neighbouring 
properties and level of parking provision. The proposed accords with current 
housing policy.  
 
Heads of Terms: 
 
Leisure Services have stated that the commuted sum required for provision of 
Outdoor Space is £51,000; the figure required for Recreation / Outdoor Sport 
is £10,500 (which includes discount of £3,000 for affordable housing based on 
2 houses and 2 apartments being the affordable element). 
  
Both commuted sums would be used to make improvements, additions and 
enhancements to the facilities at the three town centre parks (West Park, 
Victoria Park and South Park, including the allotment provision at South park) 
and St Georges Play area. 
  
It is noted that the commuted sums required for open space and outdoor 
recreation could form part of a S106 agreement, as would the details for the 
affordable housing provision. 
 
CONCLUSIONS AND REASON(S) FOR THE DECISION 
 
In summary, it is considered that the principle of residential use on the site is 
acceptable and complies with policy. The site is adjacent to an existing 
residential area in a sustainable location. The scale of the proposal, as 
recommended within the scaled parameters, would make efficient use of this 
brownfield site and provide a residential scheme that would contribute to the 
housing needs of the area. The scale, as defined, would have an acceptable 
impact on the character of the area and distance standards between 



properties may be achieved to be commensurate with the area. It is 
considered that the extent to which the proposed would impact on 
neighbouring residential amenity is of an acceptable degree. The access, as 
proposed, is considered to be acceptable. It is recommended a condition be 
attached, should the application be approved, to ensure provision of car 
parking spaces within the site at a level of 150%, detailed as part of the 
reserved matters application.  
 
For the reasons outlined it is recommended the application be approved, 
subject to conditions and a S106. 
 
 



Reproduced from the Ordnance Survey map with the permission of HMSO.
© Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to legal or civil proceedings. Cheshire East Council, licence no. 100049045.              #
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THE SITE



 
 
Application for Outline Planning 

RECOMMENDATION : Approve subject to following conditions 
 

1. A01OP      -  Submission of reserved matters                                                                        

2. A02OP      -  Implementation of reserved matters                                                                  

3. A03OP      -  Time limit for submission of reserved matters                                                   

4. A06OP      -  Commencement of development                                                                       

5. A08OP      -  Ground levels to be submitted with reserved matters 
application                                                                                                                                                                 

6. A02AP      -  Detail on plan overridden by condition                                                               

7. A12HA      -  Closure of access                                                                                              

8. A03HA      -  Vehicular visibility at access (dimensions)                                                         

9. Contaminated Land                                                                                                                                                                     

10. Scaled parameters                                                                                                                                                                     

11. Car parking provision                                                                                                                                                                 

12. Contaminated Land                                                                                                                                                                     

 

 
 


