
   Application No: 17/0499M

   Location: ALBION MILL, LONDON ROAD, MACCLESFIELD, CHESHIRE

   Proposal: Conversion and alterations to form 30 No. 2 bed flats and new block to 
rear to form 4 No. 2 bed flats

   Applicant: Mr Z Rafiq

   Expiry Date: 13-Mar-2020



REASON FOR REFERRAL 

The application relates to a ‘residential developments of 20-199 dwellings’ and under the 
Council’s ‘Terms and References and Delegation of Function’ it is therefore required to be 
determined by the Northern Planning Committee.

DESCRIPTION OF SITE AND CONTEXT

Albion Mill is located 0.6 miles away from the town centre of Macclesfield on and adjacent to 
the A423 (London Road), within a defined existing employment area. The building is Grade II 

SUMMARY: 

This application seeks to convert and extend Albion Mill, a 5-storey, Grade II Listed 
former Mill building, to form 34 residential flats.

Albion Mill is well known ‘landmark’ building on a gateway route (the A523 London 
Road) into Macclesfield. Albion Mill has been vacant for a long period of time is in a 
very poor state of repair.

The principle of the development is accepted as an alternative use, other than 
employment, has been justified. Furthermore, it is considered that there is a real public 
benefit of facilitating the long term future of Albion Mill.  This is given very substantial 
weight in support of the scheme. 

The harm caused by failing to provide suitable mitigation for affordable housing, 
education and Open Space is also given substantial weight against the scheme. The 
lower parking provision is given some weight against the scheme, however the site is 
well served by public transport and additional mitigation is proposed. 

It is considered that the very substantial benefit of bringing the listed ‘landmark’ 
building into use, (after such considerable amount of time) thereby helping to sustain 
its future, outweighs, on balance, any harm that would be caused by the lack of 
developer contributions and limited parking provision on this occasion.

For the reasons set out above, and having taken account of all matters raised, it is 
recommended that this application is approved, subject to the receipt of comments 
from the Environment Agency, and conditions.

RECOMMENDATION:

APPROVE subject to conditions 



Listed and was originally built as a Silk Mill in 1843. The building itself amounts to a total of 
2,600 square metres of floor space over 5 floors. 

The building has been vacant for some 18 years or more, and is in a very poor state of repair. 

The rear portion of the site (excluding the mill) falls within a Flood Zone 2 and Flood Zone 3 
and immediately forward of the principal elevation is an Air Quality Management Area that 
extends the full width of the A423 (London Road).

DETAILS OF PROPOSAL

Full planning permission is sought to convert the Mill into 34, 2-bed flats. The scheme also 
includes a 4-storey side extension at the rear to house 4 of the flats. 

In order to maximise the number of flats, pedestrian access to each unit will be provided 
externally through the addition of external staircases and walkways provided at each level, 
but all to the rear of the building.

Few external alterations to the front and sides of the Mill are proposed, with all of the existing 
window and door openings remaining. Replacement aluminium window frames and doors are 
proposed.  The scheme will result in the opening up of some of the rear windows to form 
doors and additionally, there are a number of new windows to be inserted at the rear of the 
mill.

Parking will be contained within the site, within the rear enclosure and within the basement 
area. A bin store and cycle storage area is proposed, located at the front access area. A total 
of 32 parking spaces are proposed. 

RELEVANT HISTORY

Albion Mill was original built as a Silk Mill in 1843. Whilst that use is clearly historic, the mill 
has housed a variety of commercial enterprises, leasing floors or parts of the building in the 
more recent history. That being said, the building has been vacant for some 18 years or more. 

Planning Permission was granted on the site in September 2004 for the change of use of the 
mill to form 16 large three-bedroomed flats with the ground floor retained as B1 office 
accommodation, and with 20 car parking spaces, under reference 03/3001P. 

This application (and accompanying Listed Building Consent 03/3002P) included the 
demolition of rear outbuildings, side/rear outriggers and rear stair tower.

Following discharging of the relevant conditions, in 2008 work began on the mill to undertake 
demolition to the rear building and the outriggers and some work to the roof. 

The work was halted in 2009 as that scheme was no longer viable. 

POLICIES



By virtue of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the application 
should be determined in accordance with the development plan unless material 
considerations indicate otherwise. 

For the purposes of considering the current proposals, the development plan consists of the 
Cheshire East Local Plan Strategy (CELPS) and saved policies Macclesfield Borough Local 
Plan (MBLP).

Cheshire East Local Plan Strategy (CELPS)

CELPS was adopted in July 2017 and sets out policies to guide development across the 
borough over the plan period to 2030. The relevant policies of the CELPS are summarised 
below:

MP 1 Presumption in favour of sustainable development;
PG 1 Overall Development Strategy;
SD 1 Sustainable Development in Cheshire East;
SD 2 Sustainable Development Principles;
IN 1 Infrastructure;
IN 2 Developer Contributions;
EG 3 Existing and Allocated employment Sites; 
SC 5 Affordable Homes; 
SE 1 Design;
SE 2 Efficient Use of Land; 
SE 6 Green Infrastructure;
SE 7 The Historic Environment; 
SE 12 Pollution, Land Contamination and Land Stability;
SE 13 Flood Risk and Water Management;
CO 1 Sustainable Travel and Transport;
CO 4 Travel Plans and Transport Assessments; and
Annex C Parking Standards.

Macclesfield Borough Local Plan saved policies (MBLP):

Following the adoption of the Cheshire East Local Plan Strategy, a number of policies of the 
MBLP have been saved. The relevant saved policies are summarised below:

NE 9 Protection of River Corridors; 
NE 10 Conservation of River Bollin; 
NE 11 Nature Conservation;
BE 15 Repair or enhancement (listed buildings);
BE 17 Demolition of listed buildings;
BE 18 Alteration extensions and partial demolition (listed buildings);
BE 19 Change if use of buildings;
H 9 Occupation of Affordable Housing; 
DC 2 Design and Amenity – Extensions and Alterations;
DC 3 Design and Amenity – Amenity; 
DC 6 Design and Amenity – Circulation and Access;
DC 8 Design and Amenity – Landscaping; 



DC 9 Design and Amenity – Tree Protection; and 
DC 14 Design and Amenity – Noise

Other Material Considerations:

National Planning Policy Framework (NPPF)
National Planning Practice Framework (NPPG)

CONSULTATIONS (External to planning)

Environmental Health:
 
The Council’s Environmental Health Section has raised no objections to the application 
subject to the imposition of conditions relating to; 

 The provision of electric car charging points, provision of ultra emission boilers and a 
scheme for mechanical ventilation; 

 The submission of a noise impact study, the submission of a dust management plan and 
the restrictions on the hours of construction; and 

 The submission of a risk assessment and ground investigation survey, remediation report 
and conditions covering the importation of soil and if any unexpected contamination is 
found. 

CE Strategic Infrastructure (Highways):

No Objections, subject to the implementation of travel plan measures. 

Lead Local Flood Authority: 

No comments received to date. If comments are received, these will be reported to members 
of the Northern Planning Committee in the form of written or verbal updates.

United Utilities:

No comments received to date. If comments are received, these will be reported to members 
of the Northern Planning Committee in the form of written or verbal updates.

Environment Agency:

Holding objection to scheme until the more updated Flood Risk Assessment is considered.

Comments on Flood Risk Assessment awaited.

CE Strategic Housing:

This is a proposed development of 34 dwellings therefore in order to meet the Council’s 
Policy on Affordable Housing there is a requirement for 10 dwellings to be provided as 
affordable dwellings. 



CE Children’s Services (Education): 

This proposed development would require a total education contribution of £81,713.45 to 
offset the resultant anticipated impact upon local secondary schools.

CE Greenspace: 

This proposed development would require a total greenspace contribution of £105,000 to 
account for the increased demand upon existing infrastructure.

Archaeology Planning Advisory Service:

No objections, subject to conditions. 

Macclesfield Civic Trust: 

Support the application. Macclesfield Civic Trust has confirmed they welcome this proposal to 
find a viable and sustainable use for this prominent (indeed landmark) building on the main 
approach to the town along the A523. 

The Civic Trust states that there has been a commitment to a residential use for the site and 
the issue remains one of detailed design, heritage impact and traffic considerations.

In terms of design, The Civic Trust believe that the details will require careful assessment in 
view of the Grade II listing and no doubt the Conservation Officer will assess the impact of 
new and renovation works on the character and architectural integrity of the building and its 
setting. It is noted that matching brickwork and slate are to be used and the details of 
replacement windows are to be agreed.

In terms of traffic impact, The Civic Trust believes that parking spaces are to be provided on a 
one-to-one basis. The Civic Trust would recommend that any issue of shortfall in relation to 
parking standards be weighed against the importance of securing a viable use for this 
important building.

The Civic Trust also ascertain that the type of accommodation proposed would be a useful 
addition to smaller dwelling types in the town, something that accords with the objectives of 
the Local Plan.

Macclesfield Town Council: 

No comments received to date. If comments are received, these will be reported to members 
of the Northern Planning Committee either as a written or verbal update.

OTHER REPRESENTATIONS

A site notice was erected, letters were sent to neighbouring units and the application was 
advertised in the local newspaper (Macclesfield Express). In response, no consultation 
responses were received.



OFFICER APPRAISAL

The Principle of the Development:

Policy EG3 of the CELPS sets out how existing employment sites should be protected for 
employment use. However, in certain circumstances, for example where the site is no longer 
viable for employment use and without potential for alternative employment use, alternative 
uses are allowable subject to meeting sustainable development objectives. 

According to the Cheshire East Employment Land Review (2012), Albion Mill is included in 
the site referred to as ‘ES-MA04 ‘Gunco Lane Area’ which has been assessed in the land 
review as ‘an outmoded site, with low values and lack of demand and not a good location for 
employment.’ 

Given the above, the age and state of the building, it is considered appropriate to accept that 
Albion Mill is not viable for employment and meets the requirements of Policy EG3 of the 
CELPS. This assessment is consistent with the previous decision(s) the Local Planning 
Authority has made on the site in 2004 and more recently on the adjacent site in 2017, also 
called Albion Mill.  

The principle of the development to convert the mill to residential use is therefore deemed to 
be acceptable.

Heritage: 

Our historic environment is a finite resource and an integral part of the unique character and 
distinctiveness of Cheshire East. Key assets include Macclesfield's silk and industrial 
heritage.

Paragraph 183 of the National Planning Policy Framework (NPPF) states that heritage assets 
‘…are an irreplaceable resource, and should be conserved in a manner appropriate to their 
significance, so that they can be enjoyed for their contribution to the quality of life of existing 
and future generations.’
 
Consequently, it is important to the long term well-being of the borough that there is positive 
stewardship of its built heritage and that its conservation and management are key priorities 
in the future place-shaping in Cheshire East.

Albion Mill is a Grade II Listed Building. Original built as a Silk Mill for Thomas Heapy, it dates 
back from 1843, with later alterations. Listed Building Consent 17/1431M accompanies this 
application. 

The Mill has previously received permission for residential conversation, albeit a smaller 
number of units. This application seeks to increase the number of units to make the scheme 
viable.  

This is achieved by adding an extension and having pedestrian access to each flat located on 
the outside of the building. In addition, some of the rear windows will be opened up to form 



doors, additionally there are a number of new windows to be inserted at the rear of the 
property. 

Whilst the new pedestrian access arrangements and insertions are not ideal, these necessary 
changes are contained to the rear of the Mill and are not extensive. The Council’s 
Conservation Officer has confirmed these represent less than substantial harm. There would 
be limited changes in the character of the building in the context of the front elevations and 
main facade of the Mill.

Paragraph 196 of the NPPF states that ‘where the development will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposed building including, where appropriate, 
securing its optimum viable use.’ 

Overall, it is considered that this scheme is viewed in a very positive light, as it repairs and 
enhances a building of architectural and historic importance.   Furthermore it is accepted that 
the proposed change of use would preserve Albion Mill, its character, and would not detract 
from the setting of the Mill.

Subject to conditions to ensure the details of the roof lights, new windows and doors, 
rainwater goods, brickwork and any external vents would further preserve the character of the 
building, it is deemed that this less than substantial harm is outweighed by the public benefits.

The scheme is therefore deemed to comply with Policies BE15, BE17, BE18 and BE19 of 
MBLP. 

Amenity:

The location of Albion Mill is in close proximity to the A523 London Road which is a busy main 
road. At the rear of the Mill is a main railway line. The Mill is also adjacent to the London 
Road Air Quality Management Area (AQMA).

Air Quality:

Policy SE12 of the CELPS states that the Council will seek to ensure all development is 
located and designed so as not to result in a harmful or cumulative impact upon air quality. 
In accordance with NPPF and the Government’s Air Quality Strategy, the application 
proposals need assessing twofold against the following: - 

1. The impact of a development on Local Air Quality; and
2. To ensure that future residents are not exposed to levels of air pollution which would 

have a detrimental impact on health, quality of life and amenity.

In relation to impact of a development on Local Air Quality, whilst this scheme itself is of a 
small scale, and as such would not require an air quality impact assessment, there is a need 
for the Local Planning Authority to consider the cumulative impact of a large number of 
developments in a particular area. In particular, the impact of transport related emissions on 
Local Air Quality.



In order to minimise the proposed development’s impact on the surrounding air quality, 
conditions are suggested by the Council’s Environmental Health Officer, requiring the use of 
ultra low emission boilers within the development. In addition, conditions are suggested to 
ensure the creation of infrastructure to allow home charging of electric vehicles within the 
basement car parking area. 

As stated above, this proposed development is adjacent to the London Road AQMA where 
monitoring undertaken by the Council indicates that levels (although dropping) of air pollution 
are still above the National Health Based Limit Values for Nitrogen Dioxide.

To ensure that the potential to expose future residents to detrimental levels of air pollution is 
minimised, the Council’s Environmental Health Officer recommends that a scheme of 
mechanical ventilation to the properties closest to London Road in the event of approval. The 
mechanical ventilation will be designed to draw clean air from the rear of the building into 
those properties facing London Road so exposure to the pollution is limited. 

Noise and Vibration: 

Give the location of the Mill and in order to ensure that future occupants of the proposed flats 
do not suffer a substantial loss of amenity through noise and vibration, the Council’s 
Environmental Health Officer recommends a condition, in the event of approval, requiring the 
submission of a Noise Impact Assessment (NIA). This will assess the impact of the noise and 
vibration from the nearby transportation sources on the proposed development and detail any 
mitigation required to reduce any impacts to an acceptable level. Normally a NIA would be 
included with a submission, but the applicant’s have previously shown that noise mitigation 
can be achieved through discharging a similar condition attached to the 2003 Planning 
Permission without adversely affecting the Listed Building. Therefore Officers are comfortable 
this can be a pre-commencement condition on this occasions to facilitate the development. 

Other existing residential dwellings are in close proximity to the application site, therefore, in 
order to minimise the impact of the construction works on the occupants of those dwellings, 
the Council’s Environmental Health Officer recommends conditions to cover hours of 
construction and to minimise dust emissions arising during construction. 

Privacy, overlooking and loss of light: 

Policy DC3 of the MBLP states that new development should not significantly injure the 
amenities of adjoining or nearby residential dwellings through loss of privacy, overbearing, 
and loss of sunlight and daylight.

The building’s relationship with the adjacent mill conversion (2015 smaller Albion Mill 
approval) has been considered carefully. It is considered that the nearby residential properties 
would not be significantly impacted by the proposed development through loss of privacy or 
overlooking.

It is not considered that the development, namely the proposed extension, would result in a 
loss of light to neighbouring mill conversion. 



Future Occupants: 

The level of amenity enjoyed within the proposed development in terms of the amount of 
living accommodation within each flat is considered acceptable and would meet the Nation 
Technical Housing Standards. It is also considered that the proposed flats would benefit from 
sufficient natural light. 

The site has no formal garden area or communal area, but this is due to existing constraints. 
In addition, Windmill Park is only 0.3 miles (8 minutes walk) away and South Park is just 0.6 
miles (12 minutes walk) away from the development.  

There is sufficient storage for refuse bins and cycle storage. 

Contamination:

The application area has a history of mill use and therefore the land may be contaminated. 
The application is for new residential properties which are a sensitive end use and could be 
affected by any contamination present or brought onto the site. Therefore, the Council’s 
Environmental Health Officer recommends conditions to ensure ground investigations are 
undertaken and any remediation is in place prior to occupation. 

Highway Access and Parking:  

It is accepted that the site is in a sustainable location, being in close proximity to Macclesfield 
Town centre and the shopping, commercial and employment opportunities located there. In 
addition, the application site is in walking distance of Macclesfield mainline train and bus 
station(s). London Road is a main bus route with regular services into the town centre, with 
the nearest bus stops being immediately adjacent to the site. 

Vehicles will access the site via the existing entrance off London Road. The access is shared 
by two commercial units which have their own dedicated parking area to the south boundary. 
The access is 5 metres wide, sufficient to cater for two-way movements. Pedestrian access 
from London Road will be via the main site access and new pedestrian gates toward the 
northern end of the site. Cycles would also use the main site entrance and have access to a 
large secure store proposed beneath the building. Turning areas and space for vehicles to 
turn within is provided to ensure that vehicles can enter and leave the site in a forward gear. 

The Council’s Strategic Infrastructure Manager has no objection to the access arrangements 
and there are no traffic impact concerns regarding the proposed use of the site.  Refuse 
collection arrangements are also satisfactory. 

There are 34 flats proposed and these are all two-bedroom units. The number of car parking 
spaces proposed is 33. The adopted parking standards as shown in Annex C of CELPS, 
requires 2 spaces per two-bedroom flat, resulting in a requirement of 68 spaces. Therefore 
the current application shows a deficit of 35 spaces or only 48% of the parking requirement. 

That being said, the amount of parking on site has been maximised and the applicant cannot 
physical provide any more spaces. 



Further to the previous comments, the applicants have submitted a technical note on the car 
ownership and the parking demand that can be expected from a development of this nature 
and a town centre location. It is indicated that the level of parking demand is 31 spaces which 
slightly lower than the 33 proposed. 

It is recognised that this site is in a sustainable location and that there are a number of bus 
services that run along the A523 that connects the site with the town centre. Whilst it is the 
case that the level of parking is below CEC standards, the number of spaces proposed to 
serve the flats is now considered to be acceptable by the Council’s Highway’s Officer, given 
the information submitted on car ownership levels. In addition, there are restrictions on 
parking fronting the building on the A523.

The applicant has indicated that all new occupiers will be offered a bus travel pass for six 
months on occupation of the units. In addition to this, all occupiers should be provided with a 
voucher to contribute to the purchase of a cycle. A Travel Plan is proposed by condition to 
secure the implementation of these measures in the event of approval.

Bearing all the above in mind, the Council’s Strategic Infrastructure Manager has stated that 
as it is important as many trips as possible are able to be made to the site by sustainable 
modes, and subject to the measures indicated above there are no objections to application 
proposals and its proposed parking provision. 

Flood Risk: 

The rear part of the application site falls partially within a Flood Zone 2 (medium probability of 
flooding) and a Flood Zone 3 (high probability of flooding). The majority of the site and the mill 
building itself fall within Flood Zone 1 (low probability of flooding) a category that applies to all 
other areas of England.

The Environment Agency has raised an initial objection to the scheme. Although it is not 
considered that there is any risk to the proposed residential flats due to their elevation, it is 
possible that in extreme storm events, the basement car park could be flooded by a shallow 
level of water.

The National Planning Policy Guidance (DCLG, 2017) indicates that the ‘sequential’ and 
‘exception’ tests are not required for change of use for the proposed development. This is 
subject to the applicant showing (in their Flood Risk Assessment) that future users of the 
development will not be placed in danger from flood hazards throughout its lifetime.

An updated Flood Risk Assessment is currently being considered by the EA.

Any updates will be reported to Members of Northern Planning Committee as will comments 
from the Council’s Flood Risk Officer and United Utilities.

Ecology:

The application is supported by ecology surveys.

Bats:



Evidence of bat activity in the form of a minor roost of a relatively common bat species has 
been recorded within the former mill building. The Council’s Nature Conservation Officer 
advises that the usage of the building by bats is likely to be limited to small numbers of 
animals using the buildings for relatively short periods of time during the year and there is no 
evidence to suggest a significant maternity roost is present. 

The Officer advises that the loss of the roosts associated with the buildings on this site, in the 
absence of mitigation, is likely to have a low impact upon on bats at the local level and a low 
impact upon the conservation status of the species as a whole.

The ecology report submitted to support the application recommends the installation of bat 
boxes as a means of compensating for the loss of the roost and also recommends the 
supervision of the works to reduce the risk posed to any bats that may be present when the 
works are completed.

EC Habitats Directive
Conservation of Habitats and Species Regulations 2010
ODPM Circular 06/2005

The UK implemented the EC Directive in the Conservation (natural habitats etc) regulations 
which contain two layers of protection:

 A licensing system administered by Natural England which repeats the above tests
 A requirement on local planning authorities (“lpas”) to have regard to the directive’s 

requirements.
 
The Habitat Regulations 2010 require local authorities to have regard to three tests when 
considering applications that affect a European Protected Species.  In broad terms the tests 
are that:

 The proposed development is in the interests of public health and public safety, or for 
other imperative reasons of overriding public interest, including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment 

 There is no satisfactory alternative 
 There is no detriment to the maintenance of the species population at favourable 

conservation status in its natural range. 
 
Current case law instructs that if it is considered clear or very likely that the requirements of 
the directive cannot be met because there is a satisfactory alternative, or because there are 
no conceivable “other imperative reasons of overriding public interest”, then planning 
permission should be refused. Conversely, if it seems that the requirements are likely to be 
met, then there would be no impediment to planning permission be granted. If it is unclear 
whether the requirements would be met or not, a balanced view taking into account the 
particular circumstances of the application should be taken.
 
Overriding Public Interest



The provision of mitigation would assist with the continued presence of Bats
 
Alternatives

There is an alternative scenario that needs to be assessed, this are:

 No Development On The Site 

Without any development, specialist mitigation for Bats would not be provided which would be 
of benefit to the species.

In this case, the Council’s Nature Conservation Officer has advised that the proposed 
mitigation/compensation is acceptable and is likely to maintain the favourable conservation 
status of the species of bat concerned.

As such, in the event of approval, conditions are suggested to ensure that the proposed 
mitigation and compensation is sufficient to maintain the favourable conservation status of the 
species of bats concerned.

In addition, conditions are proposed to protect nesting birds and for the submission/approval 
of ecological improvement details by way of breeding swifts.

Subject to these conditions, the proposal is deemed to adhere with Policy SE3 of the CELPS 
and Policy NE.11 of the MBLP.

Archaeology: 

For the previous application(s) a condition was imposed requiring a full photographic record of 
Albion Mill and its outbuildings shall be undertaken, submitted to, and approved in writing by 
the Local Planning Authority, prior to the commencement of development.

Given the deteriorating state of the building, the the Archaeology Planning Advisory Service 
would recommend that the above condition is amended to require the  archaeological 
mitigation now be undertaken by a suitably qualified building archaeologist with knowledge of 
industrial archaeology. This work should be completed to a Level II standard as defined in 
English Heritage’s Understanding historic buildings: a guide to good practice (2006). A report 
will be required and the proposed mitigation may be secured by means of a condition. 

Affordable Housing: 

Cheshire East’s adopted policy on affordable housing is set out in CELPS Policy SC5 and in 
the Council’s Interim Planning Statement: Affordable Housing (IPS).

The policies state that in Settlements with a population of 3,000 or more that we will negotiate 
for the provision of an appropriate element of the total dwelling provision to be for affordable 
housing on all unidentified ‘windfall’ sites of 15 dwellings or more or larger than 0.4 hectares 
in size.



The affordable housing requirements for new development which is triggered by the above 
will be a minimum of 30%, in accordance with the recommendations of the Strategic Housing 
Market Assessment carried out in 2013. 

This percentage relates to the provision of both social rented and/or intermediate housing, as 
appropriate. Normally the Council would expect a ratio of 65/35 between social rented and 
intermediate housing.

This is a proposed development of 34 dwellings therefore in order to meet the Council’s 
Policy on Affordable Housing there is a requirement for 10 dwellings to be provided as 
affordable dwellings. Of the 10 Affordable units, 7 units should be provided as Affordable Rent 
and 3 units as Intermediate Tenure.

No affordable housing is proposed as part of the application proposals. As such, the 
proposals are deemed contrary to Policy SC5 of the CELPS.

Education: 

Cheshire East’s adopted policy on education contributions is set out in CELPS Policy IN1 and 
IN2 and in the Council’s Infrastructure Delivery Plan Update. 

The development of 34 dwellings is expected to generate:

 6 primary children (34 x 0.19)
 5 secondary children (34 x 0.15)
 0 SEN children (34 x 0.51 x 0.023%)

The Council’s Children’s Services Department have stated that the development is expected 
to impact on secondary school places in the immediate locality. Contributions which have 
been negotiated on other developments are factored into the forecasts both in terms of the 
increased pupil numbers and the increased capacity at schools in the area as a result of 
agreed financial contributions. The analysis undertaken has identified that a shortfall of school 
places still remains.

To alleviate forecast pressures upon local secondary schools, an education contribution 
totalling £81,713.45 would be required (The formula for this calculation is 5 x £17,959 x 0.91). 

No Education contribution is being proposed as part of the application proposals. The 
proposals would also be contrary to Policy IN 2 in this regard.

Open Space:

General

The site is too constricted to allow the provision of on-site open space. In the absence of on-
site provision, the development should contribute to off-site provision. 

CELPS Policy SE6 and MBLP Policies RT5 and DC40 set out the Council’s adopted 
standards for open space and play provision. The mechanisms for delivery are expanded 



upon with the Supplementary Planning Guidance, which expects off-site provision to be 
funded by means of a planning obligation.

The key issue remains one of necessity to make proposed development acceptable in 
planning terms. The addition of 34 dwellings would clearly impose an additional demand for 
open space and play provision, the relevant amounts being quantified as follows: - 

1. Public Open Space (POS) play and amenity contributions are required at a rate of £1,500 
per bed space. This contribution would amount to £90,000. This contribution would be 
used for enhancements and improvements to the play and amenity facilities at Windmill 
Street open space. 

2. Recreation Open Space (ROS) contributions are required at a rate of £500 per 2+ bed 
space apartment. This contribution would amount to £15,000. This contribution would be 
used for enhancements and improvements in line with the Playing Pitch Strategy at 
Windmill Street football pitch and /or Congleton Road Playing Fields. 

No financial contribution towards Open Space is proposed by the applicant. The proposal is 
therefore deemed contrary to above-mentioned Open Space policies.

River Bollin Corridor

There is an opportunity to look at amenity improvements to the River Bollin corridor along its 
route directly adjacent to the site.  

There are numerous policies (CELPS Policy SE6 and MBLP saved policies NE9, NE10 and 
MTC27) which seek to protect and enhance the River Bollin through Macclesfield Town. 

A landscape condition is therefore suggested in the event of approval to provide detailed 
plans showing the interface with the river. This could show how future residents and visitors to 
the site will interact with the river as will there be views from the car park and any 
opportunities to incorporate viewing points. This could allow the edge of development to 
contribute to the enhancement of river corridor. 

Viability:

Viability Assessments are a process of assessing whether a site is financially viable, by 
looking at whether the value generated by a development is more than the cost of developing 
it. 

The weight to be given to a viability assessment is a matter for the decision maker, having 
regard to all the circumstances in the case. 

The application is supported by a viability appraisal. This concludes that the cost of the works 
required by the planning application compared to the predicted profits (albeit for an allowable 
small profit), mean that financially, there is no money left to provide affordable housing or the 
required financial contributions towards education or open space.



The submitted Viability Assessment has been independently assessed by Keppie Massie 
(independent surveyors and property consultants) and they have reviewed the submitted key 
viability inputs and their reasonableness. Keppie Massie agree that the application proposals 
could not sustain development contributions or on-site affordable housing provision. It needs 
to realise its full market value in providing 34 flats in order to financially justify the works. Any 
token financial offer by the applicant would reduce their 20% profit margin (which is 
reasonable) and make the building works unattractive to the construction market. 

As such, this needs to be considered as part of the planning balance.

Other Material Considerations:

Economic Benefits: 

The benefits of the scheme also include investment in the local economy and the creation of 
jobs during the construction phase, increased support for local shops and businesses by the 
future occupants of the development and the provision of inexpensive market houses in a 
sustainable location.  The scheme would generate Council Tax income, which could provide a 
source of revenue funding for the local authority in delivering services as well as investing in 
the locality.

CONCLUSIONS AND REASON(S) FOR THE DECISION

The process of ‘weighing up’ the relevant factors is often described as the ‘planning balance’.

A planning authority must exercise its judgement and consider conflicting issues to decide 
whether planning permission should be granted. This will mean examining the development 
plan and taking material considerations which apply to the proposal into account. These 
things must be properly considered otherwise the decision of whether or not to grant 
permission may be unlawful.

Albion Mill is well known ‘landmark’ Grade II Listed Building on a gateway route (the A523 
London Road) into Macclesfield. Albion Mill has been vacant for a long period of time is in a 
very poor state of repair.

The principle of the development is accepted as an alternative use other than employment 
has been justified. Furthermore, it is considered that there is a real public benefit of facilitating 
the long term future of Albion Mill.  This is given very substantial weight in support of the 
scheme. 

The harm caused by failing to provide suitable mitigation for affordable housing, education 
and Open Space is also given substantial weight against the scheme. The lower parking 
provision is given some weight against the scheme, however the site is well served by public 
transport and additional mitigation is proposed. 

It is considered that the very substantial benefit of bringing the listed ‘landmark’ building into 
use, (after such considerable amount of time) thereby helping to sustain its future, outweighs, 
on balance, any harm that would be caused by the lack of developer contributions and limited 
parking provision on this occasion.



For the reasons set out above, and having taken account of all matters raised, it is 
recommended that this application is approved, subject to the receipt of comments from the 
Environment Agency and conditions.

RECOMMENDATION:

APPROVE subject to following conditions;

1. Commencement of development (3 years)
2. Development in accord with approved plans
3. Provision of 32 Car Parking Spaces (pre-occupation)
4. Provision of Bin and Bicycle Storage (pre-commencement)
5. Submission of a Resident’s Travel Information Pack (pre-occupation)
6. Submission of Landscaping Scheme (pre-occupation)
7. Landscaping (implementation and protection)
8. Details of new materials (extension) to be submitted
9. Materials to match existing (Mill conversion)
10. Rainwater goods (cast iorn)
11. Specification of window and door design / style (@1:20)
12. Roof lights set flush
13. Submission of the details (@1:20)  of the external access arrangements (staircase and 

walkways)
14. Protection of features (no new vents in external faces) 
15. Submission of a scheme of Mechanical Ventilation (pre-commencement)
16. Provision of Electric Vehicle Charging Point (pre-occupation)
17. Installation of Ultra Low Emission Boilers (pre-occupation)
18. Submission of a noise impact assessment (pre-commencement)
19. Limit to Construction Hours
20. Submission of a Dust Management plan (pre-commencement)
21. Decontamination of Land (pre-commencement)
22. Imported Soil
23. Unexpected  Contamination (if found)
24. Proceed in Accordance with Ecology Survey
25. External Lighting Scheme (pre-commencement)
26. Bird Nesting Season
27. Breeding Birds (improvment measures) 



28. Implementation of a Programme of Archaeological Work

In order to give proper effect to the Northern Committee`s intent and without changing the 
substance of its decision, authority is delegated to the Head of Planning 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.




