ltem 6(i)

Application Reference

DC/078265

Location:

6-16 Lower Hillgate Stockport

PROPOSAL:

Demolition of the existing building and erection of a new
mixed-use building 14 apartments (floors 2-4) with
flexible Use Class E floorspace excluding hot food and
restaurant uses at a ground floor level.

Type Of Application:

Full Application

Registration Date: 03.12.2020

Expiry Date: 20210304

Case Officer: Dominic Harvey

Applicant: Project Iris C Limited

Agent: Broadgrove Planning & Development
ITEM 9

Application Reference

DC/078266

Location:

1-3 Lower Hillgate Stockport

PROPOSAL:

Erection of a new mixed-use building providing 6
affordable residential units (floors 2-4) with flexible Use
Class E floorspace excluding hot food and restaurant
uses at a ground floor level.

Type Of Application:

Full Application

Registration Date: 03.12.2020

Expiry Date: 20210304

Case Officer: Dominic Harvey

Applicant: Project Iris B Limited

Agent: Broadgrove Planning & Development
ITEM 10

Application Reference

DC/078286

Location:

29-35 Little Underbank Stockport

PROPOSAL:

Demolition of the existing building and erection of a new
mixed-use building providing 12 residential units (floors
2-4) with flexible Use Class E floorspace excluding hot
food and restaurant uses at a ground floor level.

Type Of Application:

Full Application

Registration Date: 03.12.2020

Expiry Date: 20210304

Case Officer: Dominic Harvey

Applicant: Project Iris A Limited

Agent: Broadgrove Planning & Development
ITEM 11

Application Reference

DC/078287

Location:

Land At Churchgate Stockport

PROPOSAL:

Erection of a mixed-use building containing 50 residential
apartments (4 x studios, 40 x 1 beds, 6 x 2 beds) with
flexible Use Class E floorspace excluding hot food and




restaurant uses at an upper ground floor level and
provision of Public Open Space.

Type Of Application: Full Application

Registration Date: 03.12.2020

Expiry Date: 20210304

Case Officer: Dominic Harvey

Applicant: Iris Project E Limited

Agent: Broadgrove Planning & Development

DELEGATION/COMMITTEE STATUS

Planning and Highways Regulation Committee - Departure from the Statutory
Development Plan. 4 objections have been received (1 in respect of Site ‘B’) and (3
in respect of site ‘E’).

CONTEXT

This report relates to proposals in respect of four sites: - ‘A’ - Little Underbank; ‘B’ &
‘C’ - Lower Hillgate; and ‘E’ - Churchgate an inextricably linked package of sites
which the Council has assembled to facilitate residential led mixed use regeneration
scheme of four vacant gap sites and demolition of “unsightly” derelict buildings
located within the Market Underbanks and Hillgate Conservation Areas, Townscape
Heritage Area and within the historic core of the Town Centre.

Site ‘E’ — Churchgate the largest site which would accommodate a mixed-use
building containing 50 apartments with flexible commercial floorspace is effectively
used to cross subsidise the delivery of smaller constrained sites ‘A’ ‘B’ & ‘C’ within
Little Underbank and Lower Hillgate

Cumulatively across the four sites the regeneration scheme would provide 82
apartments, 616m? of flexible commercial space, and a new public open space in the
form of a ‘Pocket Park’.

The four sites which have been submitted as a package with sites ‘A’, ‘C’, and ‘E’
relying on Site ‘B’ for affordable housing (No. 6 shared ownership apartments) to be
delivered first.

In the event that planning permission were to be granted for the developments the
four sites would be required to be linked by legal agreement to control phasing,
affordable housing and public open space.

DESCRIPTION OF DEVELOPMENT

Site ‘A’ (DC/078286) 29-35 Little Underbank

This application seeks planning permission and for relevant demolition of an unlisted
building in a conservation area and relates to the demolition of a vacant 2-storey
building (formerly in use as a newsagent at ground floor with offices above) and the
construction of a mixed-use 5-storey building providing flexible commercial usage
(139m?- Use Class E) at a ground floor level with 12 no. market apartments (Use
Class C3) above, 1%t floor accommodating 3 no. one bedroom and 1 no. two-
bedroom apartments; 2" floor accommodating 3 no. one bedroom and 1 no. two-
bedroom apartments all of which accord with the nationally described minimum
space standard.



Due to the nature and location of the site the development would be car free with no
on-site parking, a secure cycle store is provided with space for 12 no. cycles and bin
store is proposed. The building would step up the hill to the north, and accordingly
would be perceived as three-storeys with rooms in the roof space from Little
Underbanks/Lower Hillgate. However, due to the level change to the north the 4%
floor would be a full-storey within additional space provided in the roof space.

The palette of materials would include red brick, stone detailing and painted timber
shopfront to reflect the predominant building materials found in the area.

SITE AND SURROUNDINGS

The site (0.025 hectares) is located within the Underbanks area of Stockport Town
Centre located on the corner of Little Underbank and Mealhouse Brow and currently
accommodates a two-storey vacant building of ground floor retail with office
accommodation above. Land levels rise steeply within the site from south to north.
Mealhouse Brow is a steep street which leads up to Market Place.

The site is identified by the adopted Proposals Map as being a within the Town
Centre and also within the Central Shopping Area. The immediate area is
characterised by two and three storey development with shops and commercial units
at ground floor level with offices or residential accommodation above. However,
many of the buildings vacant and/or dilapidated.

The site is located within ‘Market & Underbanks’ Conservation Area. There are
several listed buildings in close proximity to the site, notably including Nos.23 & 25
Little Underbank, Nos.16-26 Little Underbank and St Petersgate Bridge which
crosses Little Underbank to the west of the application site. All of the statutory
heritage assets in the immediate vicinity of the application site are Grade Il listed.

The area is characterised by buildings of varying heights and inconsistent roof
pitches, this is accentuated due to the changes in land levels on to the north and
south. In addition area is also characterised the variety of different building designs
and appearances. Little Underbank forms part of a pedestrian zone with controlled
vehicle access.

The site is located in a highly accessible central location and is therefore within easy
walking and cycling distance of the many shops and services within the Town
Centre. The site is in well served by public transport with Stockport train station
located 850m walking distance from the site which provides local and long-distance
connections, as well as several bus stops within 300m which provide an extensive
local bus network.

The site also falls within the ‘Area of Operation” within the Council’s SPD
“Town Centre Housing”, which provides guidance on the operation of
policies with regard to residential development in the town centre.

The site has no nature conservation designations, legal or otherwise, lies within
Flood Zone 1, and is therefore, at very low risk of flooding (less than 1 in 1,000
annual probability of flooding) and given its size (below 1 hectare), a Flood Risk
Assessment is unnecessary.

DESCRIPTION OF DEVELOPMENT

Site ‘B’ (DC/078266) 1-3 Lower Hillgate




This application seeks planning permission and the demolition of an unlisted building
within the conservation area and relates to the demolition of what remains of the
largely collapsed building although the shop frontage remains and proposes the
construction of a mixed-use building of 3-storey building providing flexible
commercial usage (68m?-Use Class E) at a ground floor level with 6 no. affordable
‘shared ownership’ ( proposed to be managed by Guinness RP) apartments (Use
Class C3) above within the 15t and 2" floors together with the roof space, each
accommodate 1 no. one bedroom and 1 no. two-bedroom apartments, all of which
accord with the nationally described space standard.

This proposal would also be a car free development, with a secure cycle store is
provided with space for 8 no. cycles together with a bin store.

Affordable housing for the four sites would be provided on Site B, with the remaining
sites providing 100 % market housing. In total the schemes will provide 6 units (out
of 82 total). This equates to 7% of the total units provided over the four sites.

The palette of materials would include red brick, stone detailing and painted timber
shopfront to reflect the predominant building materials found in the area.

SITE AND SURROUNDINGS

The site (0.015 hectares) is located within the Underbanks area of Stockport Town
Centre and currently accommodates a largely collapsed building with a shop front
retained to secure the frontage and the general appearance of the site detracts from
the character and appearance of the surrounding area.

The site is identified by the Proposals Map as being a within the Town Centre and
also within the Central Shopping Area. The immediate area is characterised by
buildings of varying heights and inconsistent roof pitches, this is accentuated due to
the changes in land levels on to the north and south. Buildings accommodate shops
and commercial units at ground floor level with offices or residential accommodation
above. However, many of the buildings vacant and/or dilapidated.

The site is located within the ‘Hillgate’ Conservation Area and adjacent to the
‘Market & Underbanks’ Conservation Area. There are several locally listed buildings
in close proximity to the site, including No.5 Lower Hillgate, Nos.3, 4, 5-6, 7 Market
Place. No.5 Lower Hillgate is located adjacent to the site’s eastern perimeter, whilst
the rear of No.3 Market Place is close to the rear boundary of the site. There are no
statutory listed building located in the immediate setting of the application site,
however the Grade Il listed Medieval Town Wall is located within close proximity and
St Mary’s Church which is Grade | listed is located 60m to the north but set at a
considerably higher level.

The site is located in a highly accessible location and is therefore within walking and
cycling distance of the many shops and services within the Town Centre. The site is
in well served by public transport with Stockport train station located 850m walking
distance from the site which provides local and long-distance connections, as well as
several bus stops within 150m which provide an extensive local bus network.

The site also falls within the ‘Area of Operation” within the Council’s SPD
“Town Centre Housing”, which provides guidance on the operation of
policies with regard to residential development in the town centre.



The site has no nature conservation designations, legal or otherwise, lies
within Flood Zone 1, and is therefore, at very low risk of flooding (less than 1
in 1,000 annual probability of flooding) and given its size (below 1 hectare),
a Flood Risk Assessment is unnecessary.

DESCRIPTION OF DEVELOPMENT

Site ‘C’ (DC/078265) 6-16 Lower Hillgate

This application relates to the demolition of 2 no. buildings (formerly in commercial
use at ground floor)and construction of a mixed-use 4-storey building providing
flexible commercial usage (no.4 units — totalling 144m? - Use Class E) at a ground
floor level with 14 no. market apartments (Use Class C3) above, 1% floor
accommodating 5 no. one bedroom; 2" floor accommodating 5 no. one bedroom;
and 3" floor accommodating 3 no. one bedroom and 1 no. two bedroom apartments
all of which accord with the nationally described space standard. The proposed
building has been designed as a perimeter block with elevations up to Lower Hillgate
and Coopers Brow.

This proposal would also be car free development with a secure cycle store is
provided with space for 14 no. cycles together with a bin store.

The area is characterised by buildings of varying heights and inconsistent roof
pitches, this is accentuated due to the changes in land levels on to the north and
south.

The proposed building would have 3 Y%-storeys with the top floor of accommodation
being partly within the roofspace. The palette of materials would include red brick,
stone detailing and painted timber shopfront to reflect the predominant building
materials found in the area.

SITE AND SURROUNDINGS

The site (0.039 hectares) is located within the Underbanks area of Stockport Town
Centre and currently accommodates two vacant two-storey buildings of poor quality
and a third two-storey building formerly stood at the northern end of the site, but this
has now largely collapsed. Land levels rise quite steeply to the south-west of the
site, the effect being that the building located to the rear of the site, located on High
Street is set at a much higher level. The general appearance of the site detracts
from the character and appearance of the surrounding area.

The site is identified by the Stockport Unitary Development Plan Proposal Map as
being a within the Town Centre and also within the Central Shopping Area. The
immediate area is characterised by two and three-storey development with shops
and commercial units at ground floor level with offices or residential accommodation
above. However, many of the buildings vacant and/or dilapidated.

The site is located within the ‘Hillgate’ Conservation Area and adjacent to the
‘Market & Underbanks’ Conservation Area. There are several locally listed buildings
in close proximity to the site, including Mansion House Chambers located on High
Street. There are no statutory listed building located in the immediate setting of the
application site, however St Mary’s Church which is Grade | listed is located 70m to
the north but set at a considerably higher level.



The site is located in a highly accessible location and is therefore within walking and
cycling distance of the many shops and services within the Town Centre. The site is
in well served by public transport with Stockport train station located 800m walking
distance from the site which provides local and long-distance connections, as well as
several bus stops within 150m which provide an extensive local bus network.

The site also falls within the ‘Area of Operation” within the Council’s SPD
“Town Centre Housing”, which provides guidance on the operation of
policies with regard to residential development in the town centre.

The site has no nature conservation designations, legal or otherwise, lies
within Flood Zone 1, and is therefore, at very low risk of flooding (less than 1
in 1,000 annual probability of flooding) and given its size (below 1 hectare),
a Flood Risk Assessment is unnecessary.

DESCRIPTION OF DEVELOPMENT

Site ‘E’ (DC/078287) Land at Churchgate

This application seeks planning permission for the redevelopment of land to the
south of Churchgate for the construction of a mixed-use building which would be
read as several blocks with varying roof heights, providing flexible commercial usage
(single open plan unit — totalling 265m? - Use Class E - excluding retail use) at an
upper ground floor level with 50 no. market apartments (Use Class C3) above.

Ground floor accommodating 1 No. studio apartment and 3 No. one-bedroom
apartments; upper ground floor accommodating 1 No. studio apartment and 5 No.
one-bedroom apartments; 15t and 2" floors each accommodating 1 No. studio
apartment and 11 No. one-bedroom apartments and 2 No. two-bedroom apartments,
3" floor accommodating 8 No. one-bedroom apartments and 2 No. two-bedroom
apartments, and the 4™ floor accommodating 2 No. one-bedroom apartments all of
which accord with the nationally described space standard.

The proposed building has been designed as a perimeter block with elevations up to
Churchgate and Harvey Street with a limited infill frontage to the south also on
Harvey Street. The proposed building essentially comprises 2 blocks: a large 4
storey apartment block fronting Churchgate and Harvey Street (to the south east)
and a slender 4-storey block facing Harvey Street at the rear of the site (to the south
west). The articulation of the elevation to Churchgate has been broken to give the
impression of 4 separate buildings although it should be noted that 48 of the 50
proposed apartments are accessed from a single covered walkway from Churchgate
via a network of interconnected open walkways at the rear.

All existing trees planted along the Churchgate frontage are proposed to be
removed, although replacement off-site tree planting is proposed by way of
compensation.

As proposed the development would be car free with a secure cycle store is
provided with space for N0.56 cycles together with a bin store.

The scheme also includes a resident’s garden, communal roof terrace and the
enhancement of an existing area of public open space in the form of a ‘Pocket Park’
(770m?) opposite the site adjacent to Churchgate Carpark comprising a landscaped
area with a central lawn and an edible garden on Council owned open space to the
north-east of the site. In addition the proposal includes the siting of 2 container units



of a total size of ¢ 10m length/2.5m height/2.4m depth along the Churchgate
frontage.

The palette of materials would include red brick, stone detailing and painted timber
shopfront to reflect the predominant building materials found in the area.

SITE AND SURROUNDINGS

The site (0.1 hectares) is located within the Underbanks area of Stockport Town
Centre and currently comprises the former market compound/car park together with
adjoining land that currently provides access to Nos.12 & 12A Churchgate (No 12A
has previously been granted planning permission for conversion to residential use)
and a pedestrian link connecting Churchgate and Harvey Street.

The site is identified by the Proposals Map as being a within the Town Centre and
also within the Central Shopping Area. The site is located within the ‘Market &
Underbanks’ Conservation Area, close to the Locally Listed Unicorn Brewery with St
Mary’s Church a Grade | listed building located opposite the site to the north of
Churchgate and the Grade II* listed former rectory located approximately 100m to
the east of the site.

The site is located in a highly accessible location and is therefore within walking and
cycling distance of the many shops and services within the Town Centre. The site is
in well served by public transport with Stockport train station located 900m walking
distance from the site which provides local and long-distance connections, as well as
several bus stops within 200m which provide an extensive local bus network.

The site also falls within the ‘Area of Operation” within the Council’s SPD
“Town Centre Housing”, which provides guidance on the operation of
policies with regard to residential development in the town centre.

The site has no nature conservation designations, legal or otherwise, lies
within Flood Zone 1, and is therefore, at very low risk of flooding (less than 1
in 1,000 annual probability of flooding) and given its size (below 1 hectare),
a Flood Risk Assessment is unnecessary.

POLICY BACKGROUND

Section 38(6) of the Planning and Compulsory Purchase Act 2004 (“PCPA 2004”)
requires that planning applications be determined in accordance with the
development plan unless material considerations indicate otherwise.

The Development Plan includes-
e Policies set out in the Stockport Unitary Development Plan Review adopted
31t May 2006 which have been saved by direction under paragraph 1(3) of
Schedule 8 to the Planning and Compulsory Purchase Act 2004; &

e Policies set out in the Stockport Local Development Framework Core Strategy
Development Plan Document adopted 17" March 2011.

Saved policies of the SUDP Review:

HC1.3: SPECIAL CONTROL OF DEVELOPMENT IN CONSERVATION AREAS
EP1.7: DEVELOPMENT AND FLOOD RISK



EP1.10: AIRCRAFT NOISE

L1.1: LAND FOR ACTIVE RECREATION

L1.2: CHILDRENS PLAY

L1.8: STRATEGIC RECREATION ROUTES

L1.11: DEVELOPMENT RELATED TO RECREATION ROUTES
PSD2.2: SERVICE USES IN THE TOWN CENTRE, DISTRICT AND LARGE
LOCAL CENTRES

PSD2.3 USE OF UPPER FLOORS IN SHOPPING CENTRES
SE1.2: SHOPFRONTS

SE1.4: SECURITY MEASURES FOR SHOP FRONTS

MW1.5: CONTROL OF WASTE FROM DEVELOPMENT

TCG1: TOWN CENTRE AND M60 GATEWAY

TCG1.2: TOWN CENTRE/M60 GATEWAY TRANSPORT HUB
TCG1.3: PARKING IN THE TOWN CENTRE

TCG1.4: SUSTAINABLE ACCESS IN THE TOWN CENTRE/M60
GATEWAY

TCG2.1: CENTRAL SHOPPING AREA

TCG3: TOWN CENTRE MIXED USE AREAS

TCG3.2: CULTURAL LEISURE AND HERITAGE QUARTER

LDF Core Strategy/Development Management policies:

CS1: OVERARCHING PRINCIPLES: SUSTAINABLE DEVELOPMENT -
ADDRESSING INEQUALITIES AND CLIMATE CHANGE

SD-1: Creating Sustainable Communities

SD-3: Delivering the Energy Opportunities Plans — New Development
SD-4: District Heating (Network development Areas)

SD-6: Adapting to the Impacts of Climate Change

CS2: HOUSING PROVISION

CS3: MIX OF HOUSING

CS4: DISTRIBUTION OF HOUSING

H-1: Design of Residential Development

H-2: Housing Phasing

H-3: Affordable Housing

CS5: ACCESS TO SERVICES

CS6: SAFEGUARDING AND STRENGTHENING THE SERVICE CENTRE
HIERARCHY

AS-1: The Vitality and Viability of Stockport's Service Centres

AS-3: Main Town Centre Uses, Hot Food Take Aways and Prison Development
Outside Existing Centres

CS7: ACCOMMODATING ECONOMIC DEVELOPMENT

AED-1: Employment Development in the Town Centre and M60 Gateway
CS8: SAFEGUARDING AND IMPROVING THE ENVIRONMENT

SIE-1: Quality Places

SIE-2: Provision of Recreation and Amenity Open Space in New Developments
SIE-3: Protecting, Safeguarding and enhancing the Environment

CS9: TRANSPORT AND DEVELOPMENT

CS10: AN EFFECTIVE AND SUSTAINABLE TRANSPORT NETWORK
T-1: Transport and Development

T-2: Parking in Developments

T-3: Safety and Capacity on the Highway Network

CS11: STOCKPORT TOWN CENTRE

TC-1: Stockport Town Centre

Supplementary Planning Documents and Guidance



Supplementary Planning Guidance (Saved SPG’s & SPD’s) does not form part of the
Statutory Development Plan; nevertheless it does provide non-statutory Council
approved guidance that is a material consideration when determining planning
applications.

‘Future Stockport’ SPD - The Town Centre Masterplan’ (February 2005), ‘Town
Centre Housing’ (May 2008), ‘Affordable Housing’ (December 2015), ‘Open Space
Provision and Commuted Payments‘(September 2019), ‘Design of Residential
Development’ (December 2007), ‘Shopfronts and Related Advertisements’ (Jan
2002), 'Sustainable Transport' (December 2007), ‘Sustainable Design and
Construction’ (April 2012), Adopted Parking Standards (Appendix 9).

‘Future Stockport’ SPD - The Town Centre Masterplan’ (February 2005)

This document has been prepared as a supplementary planning document (SPD) to
the Stockport Unitary Development Plan, to provide guidance regarding the
implementation of the Stockport Town Centre Masterplan (Future Stockport)
approved by Stockport Council in February 2005. It is intended that the guidance will
supplement the Council’s approach to development proposals within the town centre,
providing a development framework and vision for investment and regeneration in
line with planning policy. The masterplan focuses on the provision of new
residential, retail and employment development around an accessible town centre
based on a new transport interchange, cross town links and a new public realm
framework.

Town Centre Living Development Framework May 2018

“In May 2018, the Council published a development framework setting out a vision
for future town centre living in Stockport town centre. The development framework
sets out an ambitious vision for residential development in Stockport town centre.

Stockport provides an incredible lifestyle offer by its access to attractive green
spaces, an existing community with established amenity provision, authentic leisure
and cultural assets and all in the context of unrivalled connectivity.

It will become a residential location of choice in South Manchester, which will grow
into a vibrant and sustainable community and contribute to the overall success of the
town centre and the borough. The framework suggests the town centre could
provide 4,000 — 6,000 residential homes, which would house a population that would
fundamentally redefine the town centre’s vibrancy and function, supporting local
businesses”.

Strategic Housing Land Availability Assessment — 15t April 2020 (SHLAA).

“SHLAA forms the basis for understanding the capacity of the borough’s existing
urban areas to accommodate new housing development. The NPPF requires Local
Authorities to prepare an Annual Position Statement setting out the 5 year housing
land supply position with a base date of 1 April. Stockport currently has 2.6 years’ of
housing land supply, which is less than the minimum 5 year requirement set out in
the NPPF assessed against the most up-to-date local housing need assessment and
based on the recent government consultation, with a 20% buffer applied”.

Stockport Council Housing Delivery Test: Action Plan August 2020



“An emerging market for residential living in Stockport Town Centre

The market for residential living within Stockport Town Centre is less established
than nearby areas such as Manchester City Centre, which means there is some
uncertainty from developers about investing in and bringing forward residential
development in this location. This uncertainty is further influenced by
development cost issues and fragmented land ownership. However recent
schemes such as The Mailbox are helping to establish the Town Centre as an
attractive place to live.

‘Brownfield First’ Strategy

The increasing pressure to release Greenfield and Green Belt land for new
housing development in Stockport is well documented. In response to this, the
Council has adopted a Brownfield First approach which seeks to identify all
brownfield land across the borough and, through proactive intervention, work with
land and building owners to unblock site delivery where site are deemed to have
stalled. The Council is concentrating resource to ensure that all options are
explored on these sites. The approach includes the preparation of master plans
and planning briefs to offer more certainty to developers. The Council will also
explore the potential to utilise its Compulsory Purchase Order (CPO) powers and
to undertake development back to back with a preferred developer. In this way,
the Council is seeking to ensure that that any required release of Greenfield and
Green Belt land is kept to an absolute minimum.

This is an ongoing action and is being progressed by the Council’s Strategic
Housing Team, with support from Regeneration Officers and Planning Officers”.

Stockport Climate Action Now (Stockport CAN)

The Council declared a climate emergency in March 2019 and agreed the ambition
to become carbon neutral by 2038.

As well as large-scale improvements in health and wellbeing around the world, bold
climate action can deliver economic benefits in terms of new jobs, economic savings
and market opportunities.

Subsequently, in December 2020 the Council adopted the Stockport CAN Climate
Change Strategy, it sets out the initial actions that Stockport Council will take to
make a difference on climate change over the next five years as it begins the journey
to net- zero 2038. This document is read alongside current planning policies and is
being used to inform work in developing a new local plan.

National Planning Policy Framework

A revised National Planning Policy Framework (NPPF) issued by the Secretary of
State for Housing, Communities and Local Government (MHCLG) on 20th July 2021
replaced the previous NPPF (originally issued 2012, revised 2018 and updated in
2019). The NPPF has not altered the fundamental legal requirement under Section
38(6) of the Planning and Compulsory Purchase Act 2004 that decisions must be
made in accordance with the Development Plan unless material considerations
(such as the NPPF) indicate otherwise.

The NPPF is central government planning policy that should be taken into account in
dealing with applications. It focuses on achieving a lasting housing reform,



facilitating the delivery of a greater number of homes, ensuring that we get planning
for the right homes built in the right places of the right quality at the same time as
protecting our environment. If decision takers choose not to follow the NPPF, then
clear and convincing reasons for doing so are needed.

Para.l “The National Planning Policy Framework sets out the Government’s
planning policies for England and how these should be applied?!”.

Para.2 “Planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material considerations
indicate otherwise”.

Para.7 “The purpose of the planning system is to contribute to the achievement of
sustainable development”.

Para.8 “Achieving sustainable development means that the planning system has
three overarching objectives, which are interdependent and need to be pursued in
mutually supportive ways (so that opportunities can be taken to secure net gains
across each of the different objectives):

a) an economic objective
b) a social objective
¢) an environmental objective”

Para.11 “Plans and decisions should apply a presumption in favour of sustainable
development.

For decision-taking this means:

c) approving development proposals that accord with an up-to-date development
plan without delay; or

d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date8, granting permission
unless:

i. the application of policies in this Framework that protect areas or assets of
particular importance [including statutory listed buildings] provides a clear
reason for refusing the development proposed’; or

ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole”.

“I The policies referred to are those in this Framework (rather than those in
development plans) relating to: habitats sites (and those sites listed in paragraph
181) and/or designated as Sites of Special Scientific Interest; land designated as
Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, a National
Park (or within the Broads Authority) or defined as Heritage Coast; irreplaceable
habitats; designated heritage assets (and other heritage assets of archaeological
interest referred to in footnote 68); and areas at risk of flooding or coastal change”.



“® This includes, for applications involving the provision of housing, situations where
the local planning authority cannot demonstrate a five year supply of deliverable
housing sites (with the appropriate buffer, as set out in paragraph 74); or where the
Housing Delivery Test indicates that the delivery of housing was substantially below
(less than 75% of) the housing requirement over the previous three years”.

Para.12 “The presumption in favour of sustainable development does not
change the statutory status of the development plan as the starting point for
decision-making. Where a planning application conflicts with an up-to-date
development plan (including any neighbourhood plans that form part of the
development plan), permission should not usually be granted. Local planning
authorities may take decisions that depart from an up-to-date development plan, but
only if material considerations in a particular case indicate that the plan should not
be followed”.

Para 34. “Plans should set out the contributions expected from development. This
should include setting out the levels and types of affordable housing provision
required, along with other infrastructure (such as that needed for education,
health, transport, flood and water management, green and digital infrastructure).
Such policies should not undermine the deliverability of the plan.”

Para.38 “Local planning authorities should approach decisions on proposed
development in a positive and creative way...... Decision-makers at every level
should seek to approve applications for sustainable development where possible”.

Para.47 “Planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material considerations
indicate otherwise. Decisions on applications should be made as quickly as possible,
and within statutory timescales unless a longer period has been agreed by the
applicant in writing”.

Para.55 “Local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions or planning
obligations. Planning obligations should only be used where it is not possible to
address unacceptable impacts through a planning condition.”

Para.57 “Planning obligations must only be sought where they meet all of the
following tests26

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.

Footnote “?6 Set out in Regulation 122(2) of the Community Infrastructure Levy
Regulations 2010.

Para.58 “Where up-to-date policies have set out the contributions expected from
development, planning applications that comply with them should be assumed to be
viable. It is upto the applicant to demonstrate whether particular circumstances
justify the need for a viability assessment at the application stage. 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, including whether the plan and the
viability evidence underpinning it is up to date, and any change in site
circumstances since the plan was brought into force. All viability assessments,
including any undertaken at the plan-making stage, should reflect the



recommended approach in national planning guidance, including standardised
inputs, and should be made publicly available.”

Para.60 “To support the Government’s objective of significantly boosting the supply
of homes, it is important that a sufficient amount and variety of land can come
forward where it is needed”.

Para.64 “Provision of affordable housing should not be sought for residential

developments that are not major developments, other than in designated rural areas
(where policies may set out a lower threshold of 5 units or fewer). To support the re-
use of brownfield land, where vacant buildings are being reused or redeveloped, any
affordable housing contribution due should be reduced by a proportionate amount30”,

Footnote “° Equivalent to the existing gross floorspace of the existing buildings. This
does not apply to vacant buildings which have been abandoned”.

Para.69”............. Planning policies should identify a supply of:

a) specific, deliverable sites for years one to five of the plan period34; and
b) specific, developable sites or broad locations for growth, for years 6-10 and,
where possible, for years 11-15 of the plan”.

Footnote ‘4 with an appropriate buffer, as set out in paragraph 74. See Glossary for
definitions of deliverable and developable”.

Para.69 “Small and medium sized sites can make an important contribution to
meeting the housing requirement of an area, and are often built-out relatively quickly.
To promote the development of a good mix of sites local planning authorities should:

c) support the development of windfall sites through their policies and decisions —
giving great weight to the benefits of using suitable sites within existing settlements
for homes;

Para.74 “Strategic policies should include a trajectory illustrating the expected rate of
housing delivery over the plan period, and all plans should consider whether it is
appropriate to set out the anticipated rate of development for specific sites. Local
planning authorities should identify and update annually a supply of specific
deliverable sites sufficient to provide a minimum of five years’ worth of housing
against their housing requirement set out in adopted strategic policies, or against
their local housing need where the strategic policies are more than five years old.
The supply of specific deliverable sites should in addition include a buffer (moved
forward from later in the plan period) of:

c) 20% where there has been significant under delivery of housing over the previous
three years, to improve the prospect of achieving the planned supply’.

Para.75 “A five year supply of deliverable housing sites, with the appropriate buffer,
can be demonstrated where it has been established in a recently adopted plan, or in
a subsequent annual position statement which:

a) Has been produced through engagement with developers and others who have an
impact on delivery, and been considered by the Secretary of State; and

b) Incorporates the recommendation of the Secretary of State, where the position on
specific sites could not be agreed during the engagement process”.



Para.81 “Planning policies and decisions should help create the conditions in which
businesses can invest, expand and adapt. Significant weight should be placed on the
need to support economic growth and productivity, taking into account both local
business needs and wider opportunities for development”.

Para.82 “Planning policies should:

d) Be flexible enough to accommodate needs not anticipated in the plan, allow for
new and flexible working practices (such as live-work accommodation), and to
enable a rapid response to changes in economic circumstances”.

Para.85 ........"Decisions should support the role that town centres play at the heart
of local communities, by taking a positive approach to their growth, management and
adaptation”.

Para.86 “Planning policies and decisions should support the role that town centres
play at the heart of local communities, by taking a positive approach to their growth,
management and adaptation. Planning policies should:

f) Recognise that residential development often plays an important role in ensuring
the vitality of centres and encourage residential development on appropriate sites.

Para.87 “Local planning authorities should apply a sequential test to planning
applications for main town centre uses which are neither in an existing centre nor in
accordance with an up-to-date plan. Main town centre uses should be located in
town centres, then in edge of centre locations; and only if suitable sites are not
available (or expected to become available within a reasonable period) should out of
centre sites be considered.”

Para.92 “Planning policies and decisions should aim to achieve healthy, inclusive
and safe places which:

a) promote social interaction, including opportunities for meetings between people
who might not otherwise come into contact with each other — for example through
mixed-use developments, strong neighbourhood centres, street layouts that allow
for easy pedestrian and cycle connections within and between neighbourhoods, and
active street frontages;

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion — for example through the use
of attractive, well-designed, clear and legible pedestrian and cycle routes, and high
quality public space, which encourage the active and continual use of public areas;
and

c) enable and support healthy lifestyles, especially where this would address
identified local health and well-being needs — for example through the provision of
safe and accessible green infrastructure, sports facilities, local shops, access to
healthier food, allotments and layouts that encourage walking and cycling”

Para. 98 “Access to a network of high quality open spaces and opportunities for
sport and physical activity is important for the health and well-being of communities,
and can deliver wider benefits for nature and support efforts to address climate
change”.



Para.100 “Planning policies and decisions should protect and enhance public rights
of way and access, including taking opportunities to provide better facilities for users,
for example by adding links to existing rights of way networks including National
Trails.”

Para.102 “Transport issues should be considered from the earliest stages of plan-
making and development proposals, so that:

a) The potential impacts of development on transport networks can be addressed;

b) opportunities from existing or proposed transport infrastructure, and changing
transport technology and usage, are realised — for example in relation to the scale,
location or density of development that can be accommodated;

c) Opportunities to promote walking, cycling and public transport use are identified
and pursued;

d) the environmental impacts of traffic and transport infrastructure can be identified,
assessed and taken into account — including appropriate opportunities for avoiding
and mitigating any adverse effects, and for net environmental gains; and

e) Patterns of movement, streets, parking and other transport considerations are
integral to the design of schemes, and contribute to making high quality places”.

Para.105 “The planning system should actively manage patterns of growth in support
of these objectives. Significant development should be focused on locations, which
are or can be made sustainable, through limiting the need to travel and offering a
genuine choice of transport modes. This can help to reduce congestion and
emissions, and improve air quality and public health. However, opportunities to
maximise sustainable transport solutions will vary between urban and rural areas,
and this should be taken into account in both plan-making and decision-making”.

Para.107 “If setting local parking standards for residential and non-residential
development, policies should take into account:

a) The accessibility of the development;

b) The type, mix and use of development;

¢) The availability of and opportunities for public transport;
d) Local car ownership levels; and

e) The need to ensure an adequate provision of spaces for charging plug-in and
other ultra-low emission vehicles”.

Para.108 “Maximum parking standards for residential and non-residential
development should only be set where there is a clear and compelling justification
that they are necessary for managing the local road network, or for optimising the
density of development in city and town centres and other locations that are well
served by public transport (in accordance with chapter 11 of this Framework). In
town centres, local authorities should seek to improve the quality of parking so that it
is convenient, safe and secure, alongside measures to promote accessibility for
pedestrians and cyclists”.



Para.110 “In assessing sites that may be allocated for development in plans, or
specific applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be — or
have been — taken up, given the type of development and its location;

b) safe and suitable access to the site can be achieved for all users;

c) the design of streets, parking areas, other transport elements and the content of
associated standards reflects current national guidance, including the National
Design Guide and the National Model Design Code 46; and

d) Any significant impacts from the development on the transport network (in terms
of capacity and congestion), or on highway safety, can be cost effectively mitigated
to an acceptable degree”.

Para.111 “Development should only be prevented or refused on highways grounds if
there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.”

Para.112 “Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements, both within the scheme and
with neighbouring areas; and second — so far as possible — to facilitating access to
high quality public transport, with layouts that maximise the catchment area for bus
or other public transport services, and appropriate facilities that encourage public
transport use;

b) address the needs of people with disabilities and reduced mobility in relation to all
modes of transport;

c) create places that are safe, secure and attractive — which minimise the scope for
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street
clutter, and respond to local character and design standards;

d) allow for the efficient delivery of goods, and access by service and emergency
vehicles; and

e) be designed to enable charging of plug-in and other ultra-low emission vehicles in
safe, accessible and convenient locations”.

Para.119 “Planning policies and decisions should promote an effective use of land in
meeting the need for homes and other uses, while safeguarding and improving the
environment and ensuring safe and healthy living conditions. Strategic policies
should set out a clear strategy for accommodating objectively assessed needs, in a
way that makes as much use as possible of previously-developed or ‘brownfield’
land.”

Para.120 “Planning policies and decisions should:

c) give substantial weight to the value of using suitable brownfield land within
settlements for homes and other identified needs, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or unstable
land,;



d) promote and support the development of under-utilised land and buildings,
especially if this would help to meet identified needs for housing where land supply is
constrained and available sites could be used more effectively (for example
converting space above shops, and building on or above service yards, car parks,
lock-ups and railway infrastructure)*8”

Para.121 “Local planning authorities, and other plan-making bodies, should take a
proactive role in identifying and helping to bring forward land that may be suitable for
meeting development needs, including suitable sites on brownfield registers or held
in public ownership, using the full range of powers available to them. This should
include identifying opportunities to facilitate land assembly, supported where
necessary by compulsory purchase powers, where this can help to bring more land
forward for meeting development needs and/or secure better development
outcomes.”

Para.124 “Planning policies and decisions should support development that makes
efficient use of land, taking into account:

a) the identified need for different types of housing and other forms of development,
and the availability of land suitable for accommodating it;

b) local market conditions and viability;

c) the availability and capacity of infrastructure and services — both existing and
proposed — as well as their potential for further improvement and the scope to
promote sustainable travel modes that limit future car use;

d) the desirability of maintaining an area’s prevailing character and setting, or of
promoting regeneration and change; and

e) the importance of securing well-designed, attractive and healthy places”.

Para.125 “...Where there is an existing or anticipated shortage of land for meeting
identified housing needs, it is especially important that planning policies and
decisions avoid homes being built at low densities, and ensure that developments
make optimal use of the potential of each site. In these circumstances:

a) plans should contain policies to optimise the use of land in their area and meet as
much of the identified need for housing as possible. This will be tested robustly at
examination, and should include the use of minimum density standards for city and
town centres and other locations that are well served by public transport. These
standards should seek a significant uplift in the average density of residential
development within these areas, unless it can be shown that there are strong
reasons why this would be inappropriate;

b) the use of minimum density standards should also be considered for other parts of
the plan area. It may be appropriate to set out a range of densities that reflect the
accessibility and potential of different areas, rather than one broad density range;
and

c) local planning authorities should refuse applications which they consider fail to
make efficient use of land, taking into account the policies in this Framework. In this
context, when considering applications for housing, authorities should take a flexible
approach in applying policies or guidance relating to daylight and sunlight, where



they would otherwise inhibit making efficient use of a site (as long as the resulting
scheme would provide acceptable living standards).”

Para.126 “The creation of high quality buildings and places is fundamental to what
the planning and development process should achieve. Good design is a key aspect
of sustainable development, creates better places in which to live and work and
helps make development acceptable to communities’.

Para.130 “Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and distinctive
places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate
amount and mix of development (including green and other public space) and
support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which promote health
and well-being, with a high standard of amenity for existing and future users; and
where crime and disorder, and the fear of crime, do not undermine the quality of life
or community cohesion and resilience.”

Para.131 “Trees make an important contribution to the character and quality of urban
environments, and can also help mitigate and adapt to climate change. Planning
policies and decisions should ensure that new streets are tree-lined, that
opportunities are taken to incorporate trees elsewhere in developments (such as
parks and community orchards), that appropriate measures are in place to secure
the long-term maintenance of newly-planted trees, and that existing trees are
retained wherever possible. Applicants and local planning authorities should work
with highways officers and tree officers to ensure that the right trees are planted in
the right places, and solutions are found that are compatible with highways
standards and the needs of different users.”

Para.132 “Design quality should be considered throughout the evolution and
assessment of individual proposals. Early discussion between applicants, the local
planning authority and local community about the design and style of emerging
schemes is important for clarifying expectations and reconciling local and
commercial interests. Applicants should work closely with those affected by their
proposals to evolve designs that take account of the views of the community.
Applications that can demonstrate early, proactive and effective engagement with
the community should be looked on more favourably than those that cannot.”

Para.133 “Local planning authorities should ensure that they have access to, and
make appropriate use of, tools and processes for assessing and improving the



design of development. These include workshops to engage the local community,
design advice and review arrangements, and assessment frameworks such as
Building for a Healthy Life. These are of most benefit if used as early as possible in
the evolution of schemes, and are particularly important for significant projects such
as large scale housing and mixed use developments. In assessing applications,
local planning authorities should have regard to the outcome from these processes,
including any recommendations made by design review panels.”

Para.134 “Development that is not well designed should be refused, especially
where it fails to reflect local design policies and government guidance on design52,
taking into account any local design guidance and supplementary planning
documents such as design guides and codes. Conversely, significant weight should
be given to:

a) development which reflects local design policies and government guidance on
design, taking into account any local design guidance and supplementary planning
documents such as design guides and codes; and/or

b) outstanding or innovative designs which promote high levels of sustainability, or
help raise the standard of design more generally in an area, so long as they fit in with
the overall form and layout of their surroundings”.

Para.152 “The planning system should support the transition to a low carbon future
in a changing climate, taking full account of flood risk and coastal change. It should
help to: shape places in ways that contribute to radical reductions in greenhouse gas
emissions, minimise vulnerability and improve resilience; encourage the reuse of
existing resources, including the conversion of existing buildings; and support
renewable and low carbon energy and associated infrastructure.”

Para.154 “New development should be planned for in ways that:

b) can help to reduce greenhouse gas emissions, such as through its location,
orientation and design. Any local requirements for the sustainability of buildings
should reflect the Government’s policy for national technical standards”.

Para.157 “In determining planning applications, local planning authorities should
expect new development to:

a) comply with any development plan policies on local requirements for decentralised
energy supply unless it can be demonstrated by the applicant, having regard to the
type of development involved and its design, that this is not feasible or viable; and

b) take account of landform, layout, building orientation, massing and landscaping to
minimise energy consumption”.

Para.167 “When determining any planning applications, local planning authorities
should ensure that flood risk is not increased elsewhere. Where appropriate,
applications should be supported by a site-specific flood-risk assessment.
Development should only be allowed in areas at risk of flooding where, in the
light of this assessment (and the sequential and exception tests, as applicable)
it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood
risk, unless there are overriding reasons to prefer a different location;



b) the development is appropriately flood resistant and resilient such that, in the
event of a flood, it could be quickly brought back into use without significant
refurbishment;

C) it incorporates sustainable drainage systems, unless there is clear evidence that
this would be inappropriate;

d) any residual risk can be safely managed; and

e) safe access and escape routes are included where appropriate, as part of an
agreed emergency plan.”

Para.180 “When determining planning applications, local planning authorities should
apply the following principles:

a) if significant harm to biodiversity resulting from a development cannot be avoided
(through locating on an alternative site with less harmful impacts), adequately
mitigated, or, as a last resort, compensated for, then planning permission should be
refused;

and d) ...opportunities to improve biodiversity in and around developments should be
integrated as part of their design, especially where this can secure measurable net
gains for biodiversity or enhance public access to nature where this is appropriate.”

Para.183 “Planning policies and decisions should ensure that:

a) a site is suitable for its proposed use taking account of ground conditions and any
risks arising from land instability and contamination. This includes risks arising from
natural hazards or former activities such as mining, and any proposals for mitigation
including land remediation (as well as potential impacts on the natural environment
arising from that remediation);

b) after remediation, as a minimum, land should not be capable of being determined
as contaminated land under Part I1A of the Environmental Protection Act 1990; and

c) adequate site investigation information, prepared by a competent person, is
available to inform these assessments.”

Para.185 “Planning policies and decisions should also ensure that new development
is appropriate for its location taking into account the likely effects (including
cumulative effects) of pollution on health, living conditions and the natural
environment, as well as the potential sensitivity of the site or the wider area to
impacts that could arise from the development. In doing so they should:

a) mitigate and reduce to a minimum potential adverse impacts resulting from noise
from new development — and avoid noise giving rise to significant adverse impacts
on health and the quality of life;

and c) limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation.”

Para.186 “Planning policies and decisions should sustain and contribute towards
compliance with relevant limit values or national objectives for pollutants, taking into
account the presence of Air Quality Management Areas and Clean Air Zones, and
the cumulative impacts from individual sites in local areas. Opportunities to improve



air quality or mitigate impacts should be identified, such as through traffic and travel
management, and green infrastructure provision and enhancement.”

Para.189 “Heritage assets range from sites and buildings of local historic value to
those of the highest significance, such as World Heritage Sites which are
internationally recognised to be of Outstanding Universal Value®. These 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®’.”

Para.190 “Plans should set out a positive strategy for the conservation and
enjoyment of the historic environment, including heritage assets most at risk through
neglect, decay or other threats. This strategy should take into account:

a) the desirability of sustaining and enhancing the significance of heritage assets,
and putting them to viable uses consistent with their conservation;

b) the wider social, cultural, economic and environmental benefits that conservation
of the historic environment can bring;

c) the desirability of new development making a positive contribution to local
character and distinctiveness; and

d) opportunities to draw on the contribution made by the historic environment to the
character of a place”.

Para.194 “In determining applications, local planning authorities should require an
applicant to describe the significance of any heritage assets affected, including any
contribution made by their setting. The level of detail should be proportionate to the
assets’ importance and no more than is sufficient to understand the potential impact
of the proposal on their significance”.

Para.195 “Local planning authorities should identify and assess the particular
significance of any heritage asset that may be affected by a proposal (including by
development affecting the setting of a heritage asset) taking account of the available
evidence and any necessary expertise. They should take this into account when
considering the impact of a proposal on a heritage asset, to avoid or minimise any
conflict between the heritage asset’s conservation and any aspect of the proposal.”

Para.197 “In determining applications, local planning authorities should take account
of:

a) the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

b) the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

c) the desirability of new development making a positive contribution to local
character and distinctiveness”.

Para.199 “When considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the
asset’s conservation (and the more important the asset, the greater the weight



should be). This is irrespective of whether any potential harm amounts to substantial
harm, total loss or less than substantial harm to its significance.”

Para.200 “Any harm to, or loss of, the significance of a designated heritage asset
(from its alteration or destruction, or from development within its setting), should
require clear and convincing justification. Substantial harm to or loss of:

a) grade Il listed buildings, or grade Il registered parks or gardens, should be
exceptional;

b) assets of the highest significance, notably scheduled monuments, protected wreck
sites, registered battlefields, grade | and II* listed buildings, grade | and II* registered
parks and gardens, and World Heritage Sites, should be wholly exceptional.”

Para.201 “Where a proposed development will lead to substantial harm to (or total
loss of significance of) a designated heritage asset, local planning authorities should
refuse consent, unless it can be demonstrated that the substantial harm or total loss
is necessary to achieve substantial public benefits that outweigh that harm or loss, or
all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

c) conservation by grant-funding or some form of not for profit, charitable or public
ownership is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use.”

Para.202. “Where a development proposal 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 proposal including, where appropriate, securing its optimum
viable use.”

Para. 203 “Non-designated heritage assets of archaeological interest, which are
demonstrably of equivalent significance to scheduled monuments, should be
considered subject to the policies for designated heritage assets. The effect of an
application on the significance of a non-designated heritage asset should be taken
into account in determining the application. In weighing applications that directly or
indirectly affect non-designated heritage assets, a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of the
heritage asset.”

Para.204 “Local planning authorities should not permit the loss of the whole or part
of a heritage asset without taking all reasonable steps to ensure the new
development will proceed after the loss has occurred.”

Para.205 “Local planning authorities should require developers to record and
advance understanding of the significance of any heritage assets to be lost (wholly
or in part) in a manner proportionate to their importance and the impact, and to make
this evidence (and any archive generated) publicly accessible®. However, the ability
to record evidence of our past should not be a factor in deciding whether such loss
should be permitted.”



Para.206 “Local planning authorities should look for opportunities for new
development within Conservation Areas and World Heritage Sites, and within the
setting of heritage assets, to enhance or better reveal their significance. Proposals
that preserve those elements of the setting that make a positive contribution to the
asset (or which better reveal its significance) should be treated favourably.”

Para.208 “Local planning authorities should assess whether the benefits of a
proposal for enabling development, which would otherwise conflict with planning
policies but which would secure the future conservation of a heritage asset, outweigh
the disbenefits of departing from those policies.”

Para.218 “The policies in this Framework are material considerations which should
be taken into account in dealing with applications from the day of its publication”.

Para.219 “However existing policies should not be considered out-of-date simply
because they were adopted or made prior to the publication of this Framework. Due
weight should be given to them, according to their degree of consistency with this
Framework (the closer the policies in the plan to the policies in the Framework, the
greater the weight that may be given)”.

Para.223 “The Government will continue to explore with individual areas the potential
for planning freedoms and flexibilities, for example where this would facilitate an
increase in the amount of housing that can be delivered”.

Statutory Obligations
Planning (Listed Buildings and Conservation Areas) Act 1990

Section 72(1) provides: “In the exercise, with respect to any buildings or other land in
a conservation area...special attention shall be paid to the desirability of preserving
or enhancing the character or appearance of that area.”

Planning Practice Guidance

The Planning Practice Guidance (NPPG) is a web-based resource which brings
together planning guidance on various topics into one place (launched in March
2014) and coincided with the cancelling of the majority of Government Circulars
which had previously given guidance on many aspects of planning.

“In ensuring the vitality of town centres, local planning authorities should plan
positively, to support town centres to generate local employment, promote beneficial
competition within and between town centres, and create attractive, diverse places
where people want to live, visit and work.”

RELEVANT PLANNING HISTORY

Site ‘A’ (DC/078286) 29-35 Little Underbank

DC/042295: 35 Little Underbank, Change of use of first floor from office to a
residential one bedroom apartment, granted 28-JAN-10.

DC/020572: 35 Little Underbank, Change of use of ground floor from retail (class Al)
to hot food takeaway (class A5), granted 05-OCT-05.

Site ‘B’ (DC/078266) 1-3 Lower Hillgate




DC/040175: 1-3 Lower Hillgate, Demolition of two storey building to the rear of the
site, granted 06-FEB-09.

DC/040058: 1-3 Lower Hillgate, Conversion of 1-3 Lower Hillgate into four self-
contained apartments with retention of ground floor retail use, demolition of the two
storey building to the rear, granted 06-FEB-09.

DC/016268: 1/3 Lower Hillgate, Change of use of ground and first floors from retail
(Al) to food & drink (A3) and formation of flat at second floor, granted 06-SEP-04.

Site ‘C’ (DC/078265) 6-16 Lower Hillgate

None

Site ‘E’ (DC/078287) Land at Churchgate

DC/076783: 12 & 12A Churchgate, Discharge of conditions 2 (materials), 3 (SW
elevation finish), 4 (windows), 6 (external plant and equipment), 8 (noise
assessment) and 10 (car parking) of DC/074361; pending decision.

DC/074361: 12 & 12A Churchgate, Alterations to elevations, installation of new
external staircase and change of use of former restaurant at 12A Churchgate to 2
self-contained flats and a store (to be used in conjunction with the existing workshop
at 12 Churchgate). Relocation of existing workshop access and installation of new bi-
fold doors in the side elevation of 12 Churchgate, granted 04-DEC-19.

As depicted on the plan below, part of the development would be constructed on the
area to the front of the building which the approved plans outline will be used for car
parking, cycle storage, bin storage and amenity area. The area also provides
access to the side of N0.12 and, | understand that this area is used to service this
property, allowing vehicles to park off the highway when servicing this property.

CHURCHGATE
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In addition, part of the development will be constructed on a footpath which runs
between Churchgate and Harvey Street, as highlighted on the plan below.



DC/060971: 12 Churchgate, Change of use from D2 (exercise centre) to retail
showroom with warehouse/workshop to the rear (Re-submission of DC059557),
granted 31-MAR-16.

DC/054113: The Wellspring, Harvey Street, proposed re-location of two existing
freight containers and installation of two new freight containers, granted 07-JAN-14.

DC/051684: 12A Churchgate, Conversion of dilapidated restaurant into 3No self-
contained flats. Change of use from Use Class A3 (Restaurants and cafes) to C3
(dwellinghouses), granted 20-MAR-13.

DC/051061: 12A Churchgate, Conversion of restaurant into 3 No. self-contained
flats. Change of use from Use Class A3 (Restaurants and cafes) to C3
(dwellinghouses), refused 19-DEC-12.

DC/029050: Market Compound, Churchgate/Harvey Street, New fencing and gates
and re-siting of two storage containers at existing market compound, granted 31-
MAR-08.

DC/028675: Market Compound Area, Harvey Street, Erection of new welfare facility,
granted 28-JAN-08.

DC/005231: 12 Churchgate, Externally illuminated fascia sign and projecting sign,
granted 08-OCT-01.

J/71878: Harvey Street & Churchgate Car Parks Churchgate, Change of use of
Harvey St car park to market trading area and storage alterations to entrances of
Churchgate car park & 4 add. Spaces, granted 05-FEB-99.

J/50057: Land To South of Churchgate, Market stall storage compound, granted 26-
JUN-90.

J/33648: Land Between Churchgate and Harvey Street, Car park and storage for
market stalls, granted 13-MAY-85.

NEIGHBOUR'S VIEWS

In respect of applications relating to the four sites: - ‘A’ - Little Underbank; ‘B’ & ‘C’ -
Lower Hillgate; and ‘E’ - Churchgate the occupiers of nearby properties have been
notified and the applications have been advertised (as a Departure from the
Development Plan, Major Development and as Affecting the Setting of Conservation
Area and Listed Building) by Site and Press Notice.



In response whilst one objection has been received in respect of Site ‘B’ - 1-3 Lower
Hillgate as outlined below

| am looking at purchasing the property adjacent to the above planning
application and noted the height and extension of the proposed new building
will substantially block the sunlight to the balcony for the property | am
considering in buying. | feel this will make an impact not only to the area on
the balcony but also to the internal communal shared courtyard and cause
significant daylight issues.

Three objections have been received in respect of Site ‘E’ - Churchgate as outlined
below:-

The closing up of the public footpath and steps which is a public right of way
and should be left as such. The footpaths and alleys in Stockport give the
town its special status and atmosphere, adding to the genius loci and sense of
space.

The existing steps and footpath should be retained, to preserve and enhance
the historic character of Market and Underbanks Conservation Area. It will
also allow right of way to Nos.12 and 12A Churchgate.

The proposed buildings blocking access to Nos.12 and 12A Churchgate,
access which has been possible since 1886.

Application does not considered approved planning application DC/074361 for
Nos.12 and 12A.

Planting would block the main entrance to No.12A and side access to No.12.

The building also abuts the location of the new approved side access door to
No.12. The approved application for No.12 and No.12A includes a garden,
bicycle storage and bin storage. How will residents reach No.12A if access
has been completely removed?

It is not possible to access the flats in 12A from Harvey Street as this is at a
different level. How will they put out their bins if they cannot access the
street?

How will emergency services access the building?

The blocking in of a master joiner's workshop at No.12 Churchgate, which
specialises in heritage and conservation, hinders rather than promotes a
sustainable economy.

The owner of Nos.12 and 12A offers highly skilled business to the area, with a
multitude of local buildings benefitting from restoration works produced.
Passing on skills to younger generations is also vital to ensure long lasting
economic growth of local businesses.

In short, the joinery workshop at 12 Churchgate is something to be prized,
celebrated and promoted in Stockport.

The proposed application actively hinders productivity and does not maintain
current conditions but worsens them as access is no longer possible. By



approving this application, Stockport would therefore be seen as not
encouraging growth in the workforce, nor sustaining a well-established joinery
workshop, run by a local resident who has lived and worked in Stockport all
his life.

Local business should be encouraged, especially when they work to restore
local heritage. As we know, timber is the most sustainable material in
construction as it is carbon negative. This type of business should be
supported, encouraged and enabled rather than blocked in.

Removing vehicular access to the existing joinery workshop will result in the
owner having to park and unload/load large pieces of timber and work on
Churchgate. This will block traffic on Churchgate and be dangerous to
pedestrians as items will have to be carried across the pavement, making the
area unsafe. This goes against the objectives of promoting Stockport as a
healthy and safe place.

The proposed buildings do not include for a good enough mix of offer such as
small privately-owned shops.

Looking through the Stockport Image archive one can find various
photographs of the original row of houses along Churchgate with shops at
ground level.

For a Conservation Area, the idea of applying to construct a large block of
architecture with a main housing function and large commercial unit does not
encourage a sustainable liveable and local healthy economy. Providing small
shops at street level would invigorate the street, encourage local business
and community and continue the established pattern of housing above
privately-owned shops in the area.

The proposed plan includes bedrooms at street level, offering no street level
activity and interaction during the day and little privacy. It is likely that curtains
will remain permanently shut and that residents may not feel safe sleeping at
night right on the edge of the street.

The proposed location of the bin store on the main road does not promote a
safe environment either. It would be better relocated to the less busy side
street.

There is serious concern that the close proximity of the proposed building and
walkways will create overlooking issues in to the bedrooms in the flats
causing loss of privacy in No.12A.

It is difficult to see how a thriving Stockport will be achieved without looking
after and prioritising the needs of the long-established existing residents and
highly skilled workers who offer so much to the local area.

The proposals overlook the Wellspring and at its highest point is 5 storeys
high directly overlooking the Wellspring Building in close proximity. There are
a number of roof lights incorporated into the Wellspring building providing
daylight. Whilst we note that no impact report has been submitted we note
that the walkways to and from the apartments are all overlooking our building
and indeed in some circumstances we are overlooked by primary windows
proposed by the design on multiple floors. We are therefore concerned with



our loss of light and privacy. We note that some apartments will have gardens
however these seem to be at roof level and facing away from our building.

The proposed building for the market compound envelops our building
significantly on two elevations. The prominence of a 5 storey building so close
to our building will have significant visual impact. We wish it to be noted that
we have not been approached as to any party wall agreements required to
construct the building given that foundations are clearly required and may
affect our building. We would ask that if SMBC were minded to approve this
application then they should consider additional information be required as to
how the developer would intend to deliver the site given the constraints
presented by the necessity of the aforementioned agreements.

The proximity of the building and its design also would appear to block our fire
exits which are currently essential to the safe operation of our building. The
design proposals make no allowance to relocate the fire exits either. In
particular the conversion of the rear public walkway into apartments which
currently enables safe egress from the building in the event of a fire is of most
concern.

The windows to the main bedroom overlook our yard to the rear. The window
directly abuts our mesh fencing and at ground floor level is not only
impractical but also directly in view of our day to day operations including bin
storage and waste management.

We note that the applicants have submitted a Noise Survey ref DC_078287-
NOISE_ASSESSMENT-1271328. Unfortunately by its own admission this
survey has been taken during lockdown and cannot be taken as a fair
representation of activity. The report recognizes the Brewery and the air traffic
both of which require to be considered under normal conditions and it has not
considered ourselves. We raise this not because we are operational 365 days
of the year with significant numbers of visitors everyday (70+ persons per day
in most instances). We would suggest that this needs to be considered as part
of the application and would go further to suggest that little consideration has
been given to the operation of our building in consideration of the presented
design.

The "Understanding the Context" document makes no reference to the
Wellspring to contextually support the design of this application. It would
appear that we are not considered.

As a homeless charity we note that the application contains no provision for
affordable homes.

We note that the application contains no provision for car parking in the
development. The car parking provision in the surrounding area is already
limited. Any further development must take account of the demand of car
parking provision. Wellspring volunteers and staff currently utilize the public
spaces and areas around the building including payed parking. Whilst we
welcome that the proposal aims to support sustainable methods of reducing
car parking, by allowing for no car parking it is attempting to reduce this to
zero which is clearly unsustainable. The Transport Report considers that there
are a number of alternatives in the area which in itself acknowledges the need
to accommodate new residents with car parking. The development will



contribute to an already existing congested area.

e The redline plan indicated in the application is incorrect and encroaches onto
land owned by The Wellspring.

e We note that new drawings have recently been published on the Local
Authority Planning Portal as late as 21st December. Whilst we understand
that these are reported that as changes to enclose the staircase they
nonetheless represent a significant change on an elevation having aspect on
our building and therefore request that any consultation be deferred given that
the consultation period is effectively shortened now to 4 working days 3 of
which fall in between Christmas and New Year.

e There is no provision for car parking. As a local business owner, this will have
a serious detrimental effect. As it stands even before this development there
is a shortage of car parking spaces in the area. My business premises has a
small private car park directly adjacent to the development. On a daily basis,
we have a battle with people illegally parking in our car park due to the
shortage of parking - the addition of an extra 60 cars for new residents will be
a disaster. (based on the UK average of 1.2 cars per household) This is in
addition to the resident's cars associated with the Church gate mews
development.

CONSULTEE RESPONSES

Development Manager (Development and Regeneration) (Site ‘E’ (DC/078287)
Land at Churchgate): The owner of 12/12a Churchgate protected lease with the
Council that forms the area of land in question, terminated in February 2021. | can
also confirm that the owner of 12/12a Churchgate does not have any private rights of
way over the land. In addition, there are no public right of way registered across the
land. The owner of 12/12a therefore has no rights to use land that forms part of the
Hall & Co development proposals on Churchgate.

Highway Engineer (Site ‘A’ (DC/078286) 35 Little Underbank): | write with
reference to the revised drawings, including drawing A493 P_A101D, and
information submitted on how the development will be construction, which have been
submitted in response to my comments of the 201" May 2021.

| note from examination of the submitted drawings that various amendments have
been made to the scheme to address the issues | previously raised in respect to
cycle parking and the doors to the bin store opening out into the highway. These
include:

1) The doors to the bin store are now shown to open into the building.

2) The cycle store has been amended to show Sheffield stands and second tier
of cycle parking above (using Broxap’s Easi-riser cycle rack, as
recommended).

Consideration of these amendments concludes the doors to the bin store are now of
an acceptable design and the cycle parking is of a form that | would consider
acceptable. | do, however, note that the drawing shows the Sheffield stands spaced
at less than the recommended minimum spacing (1m centres). This, however, could
be addressed at detailed design stage and can therefore be dealt with by condition
(it should be noted that the store needs to accommodate a minimum of 14 cycles,
not 20 as shown, which will enable a greater spacing to be achieved).



With respect to construction, | previously outlined the need for some information to
be submitted to outline how the development will be constructed, noting the site’s
constraints. The applicant has subsequently submitted information, including details
on phasing, the proposed site hoarding, where contractors will park (public car
parks), where materials will be stored (including on a site off Churchgate) and where
materials will be dropped off. This has been reviewed in conjunction with the
Council's Streetworks Team and it has been concluded that, whilst some aspects of
the proposed method of construction are considered acceptable, proposals to close
Mealhouse Brow would not be (as it would affect access and servicing, as well as
local businesses) and the proposed area for the hoarding will need to be reduced.
As such, it is considered that further discussions will need to take place to agree a
method of construction that does not significantly impact on the local highway
network, access or local businesses / residents. This, however, can be dealt with by
condition requiring the production and operation of a construction method statement.
The applicant will, however, need to be aware that their preferred method of
construction is not considered acceptable and they will need to develop a method of
construction which does not facilitate the closure of Mealhouse Brow (other than for
temporary periods, such as when materials need to be lifted).

| can therefore confirm that the revised drawings and additional information have
addressed the outstanding issues and, as such, | raise no objection to the
application, subject to conditions. Please refer to my previous consultation
responses which provide an explanation on the conditions.

Recommendation: No objection, subject to conditions.

Condition: This permission grants approval for the commercial unit within the ground
floor of the approved development to be used for use classes E (a), E (b) and E(c).
It shall not be used for any other purpose at any time.

Reason: To ensure that the proposed development does not result in parking
demand or a level of vehicle movements to / from the site greater that is greater than
the level considered as part of the planning application, having regard to Policies T-1
‘Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strateqgy DPD.

Condition: No development shall take place until a method statement detailing how
the development will be constructed (including demolition and site clearance) has
been submitted to and approved in writing by the Local Planning Authority. The
method statement shall include details on phasing, site access arrangements,
deliveries, vehicle routing, traffic management, signage, hoardings, scaffolding,
where materials will be loaded, unloaded and stored, parking arrangements,
temporary structural work, mud prevention measures and proposals to temporarily
relocate street furniture which will be located within the site hoarding. Development
of the site shall not proceed except in accordance with the approved method
statement.

Reason: To ensure that the approved development is constructed in a safe way and
in a manner that will minimise disruption during construction, in accordance with
Policy T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD. The details are required prior to the commencement of any
development as details of how the development is to be constructed need to be
approved prior to the commencement of construction activities.



Condition: No development shall take place until a pre-construction condition survey
of Lower Hillgate and Mealhouse Brow (within 50m of the development site) has
been submitted to and approved in writing by the Local Planning Authority. The
approved development shall not be occupied until a post-construction condition
survey, together with details of a scheme to reconstruct / resurface / repair any parts
of the highway that the survey has identified has been affected through the
construction of the development, has been submitted to and approved in writing by
the Local Planning Authority. The approved development shall not be occupied until
any areas that have been affected through the construction of the development have
been reconstructed / resurfaced / repaired in accordance with the approved detalils.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD. The details are required
prior to the commencement of any development as the first survey needs to be
carried out prior to the commencement of construction activities.

Condition: A detailed drawing outlining a scheme to reconstruct the existing footways
(including build-out) that abut the site and remove the existing footway crossing
vehicular access on Mealhouse Brow that currently serves the site and replace it
with footway shall be submitted to and approved in writing by the Local Planning
Authority. The work shall be carried out in accordance with the Council’s Town
Centre Materials Palette. The development shall not be occupied until the footway
has been reconstructed in accordance with the approved drawing.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD.

Condition: No work shall take place in respect to the provision of cycle parking within
the site until detailed drawings of the bike store, as indicated on drawing

A493 P_A101D but with stands spaced at 1m centres and the store accommodating
a minimum of 14 cycles, have been submitted to and approved in writing by the
Local Planning Authority. Details shall include full details of the cycle racks / stands
to be provided within the store and details of lighting, access controls and security
features. The development shall not be occupied until the cycle stores have been
provided in accordance with the approved details. The cycle stores shall then be
retained and shall remain available for use by occupiers of the approved apartments
and staff of the approved commercial unit at all times thereafter.

Reason: To ensure that safe and practical cycle parking facilities are provided so as
to ensure that the site is fully accessible by all modes of transport in accordance with
Policies CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy DPD
and the cycle parking facilities are appropriately designed and located in accordance
with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strateqgy DPD, supported by paragraphs 10.9-10.12
‘Bicycle Long and Short Stay Parking’, of the SMBC Sustainable Transport SPD.



Condition: The commercial unit within the approved development shall not be
occupied until the combined WC and shower room, as indicated on drawing

A493 P_A101D, has been provided, together with a minimum of 6 lockers for the
storage of clothes / equipment, and they are available for use by staff working in the
commercial unit. The combined WC and shower room and lockers shall then be
retained and shall remain available for use at all times thereafter.

Reason: To ensure that suitable facilities are provided that will permit and encourage
the use of sustainable modes of transport in accordance with Policies SIE-1 ‘Quality
Places’, CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy
DPD.

Condition: All ground floor doors and windows on the sides of the approved building
fronting and abutting the highway shall be constructed to open into the building only
and not out into the highway.

Reason: To ensure that the development does not adversely affect use of the
adjacent highway, notably by pedestrians, in accordance with Policies SIE-1 ‘Quality
Places’ and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD.

Condition: A detailed drawing of any rainwater goods to be provided on the
elevations of the approved building that will front the highway, together with details of
the associated drain connections, shall be submitted to and approved in writing by
the Local Planning Authority prior to their installation. The drainage system shall be
of a design that ensures that surface water is not discharged onto the highway. The
rainwater goods and associated drain connections shall then be installed in complete
accordance with the approved drawing.

Reason: To ensure that a suitable drainage system is provided so as to ensure that
surface water does not drain onto the public highway and adversely affect its use in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strateqgy DPD.

Condition: A detailed scheme outlining proposals to provide within the vicinity of the
site parking spaces for disabled badge holders shall be submitted to and approved in
writing by the Local Planning Authority. Details shall include the number of spaces
(which shall have regard to the adopted parking standards, expected demand and
usage of existing disabled spaces in the area), where the spaces will be provided,
the layout and design of the spaces, details of how they will be marked out / signed,
how they will be provided, including details of any required traffic regulation order/s,
and a timescale for their provision. The parking spaces shall then been provided in
accordance with the approved scheme and timescale. Once provided, they shall
then be retained and shall remain available for use at all times thereafter.

Reason: To ensure that adequate parking facilities are provided and that they are
appropriately located and are of a safe and practical design, in accordance with
Policies SIE-1 ‘Quality Places’, T-1 Transport and Development’, T-2 ‘Parking in
Developments’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strateqgy DPD, supported by Chapter 10, ‘Parking’, of the SMBC
‘Sustainable Transport’ SPD.

Condition: A detailed scheme outlining proposals to provide within the area of
Stockport Town Centre where the development is located 2 charging points for the



charging of electric vehicles shall be submitted to and approved in writing by the
Local Planning Authority. Details shall include where the charging points will be
located, details of the charging points and associated parking spaces (including
details of the equipment, signage and carriageway markings), how they will be
provided (including details of any required traffic regulation order) and a timescale for
their provision. The charging points shall then been provided in accordance with the
approved scheme and timescale. Once provided, they shall then be retained and
shall remain available for use at all times thereafter (unless they are replaced with an
alternative charging points in which case they should be retained).

Reason: To ensure that adequate parking with facilities for the charging of electric
vehicles are provided in accordance with Policies SD-6 ‘Adapting to the impacts of
climate change’, SIE-3: Protecting, Safeguarding and enhancing the Environment, T-
1 Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD and
Paragraphs 110, 170 and 181 of the National Planning Policy Framework.

Condition: The approved development shall not be occupied until a travel plan for the
development and the developments approved under applications DC/078266 (1-3
Lower Hillgate), DC/078287 (Churchgate) and DC/078265 (6-16 Lower Hillgate) (or
any amendments to those applications) has been submitted to and approved in
writing by the Local Planning Authority and has been brought into operation. The
approved travel plan shall be operated at all times that the development is occupied
and shall be reviewed and updated on an annual basis in accordance with details
that shall be outlined in the approved plan. The travel plan and all updates shall be
produced in accordance with current national and local best practice guidance and
shall include details on the method of operation, appointment of a Travel Plan
Coordinator/s, targets, infrastructure to be provided, measures that will be
implemented, monitoring and review mechanisms, procedures for any remedial
action that may be required and a timetable for implementing each element of the
plan. Travel Plan measures shall include:

1) Providing occupiers of each apartment with a Resident's Travel Pack

2) Providing staff of the commercial unit with a Travel Information Pack

3) Providing a car club car adjacent in the vicinity of the site (in addition to
existing car club cars that are in the town centre) and providing occupiers
of each apartment with access to the car club car

4) Offering occupiers of each apartment and staff of the commercial unit
personalised travel planning

5) Provision of measures to allow home working (e.g. high speed broadband)

6) Provision of a travel information notice board within the building

7) Promotion of sustainable travel and travel awareness days/weeks

Reason: To ensure that measures are implemented that will enable and encourage
the use of alternative forms of transport to access the site, other than the private car,
in accordance with Policies CS9 ‘Transport and Development’, T-1 ‘Transport and
Development’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strategy DPD, supported by Chapter 4 ‘Travel Plans’ of the SMBC
Sustainable Transport SPD.

Condition: A method statement detailing how the development will be serviced shall
be submitted to and approved in writing by the Local Planning Authority. The
method statement shall include how refuse will be collected from the development,
how occupiers of the development will be made aware of traffic / servicing
restrictions in the area and how deliveries to the development will be managed. The



development shall only be serviced in accordance with the approved method
statement.

Reason: To ensure that the development is serviced in a safe manner, having regard
to Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strateqgy DPD.

Condition: No development shall take place until detailed drawings of the approved
building, including details of its interface with Mealhouse Brow and details of how it
will retain Mealhouse Brow, together with structural calculations and a method
statement outlining how the building will be constructed, have been submitted to and
approved in writing by the Local Planning Authority. The building shall then be
constructed in complete accordance with the approved drawings, details and method
statement.

Reason: To ensure that the approved development is of a safe design, does not
compromise the safety of highway users and is constructed in a safe manner, in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD. The details are required
prior to the commencement of any development as work that could potentially impact
on the highway needs to be approved prior to the commencement of construction
activities.

INFORMATIVES

Informative: In addition to planning permission, the applicant / developer will need to
obtain the consent of / enter into an agreement with the Highway Authority
(Stockport Council) for the approved / required highways works. There will be a
charge for the consent / to enter into an agreement. Consent will be required / the
agreement will need to be in place prior to the commencement of any works. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter

Informative: A condition / obligation of this planning approval requires the submission
and approval by the Council of a Travel Plan prior to occupation of the approved
development. Adequate time needs to be available to enable the Council to examine
the Travel Plan and for any required amendments to the Travel Plan to be made. It
is therefore advised that the Travel Plan is submitted to the Council three months
before the development is proposed to be occupied and at that time, the proposed
date of occupation provided. For further information, the applicant / developer
should contact the Highways Section of Planning Services (0161 474 4905/6).

Informative: A condition/s of this planning consent requires the submission of
detailed drawings / additional information relating to the access arrangements /
parking / works within the highway. Advice on the discharge of highways related
planning conditions is available within the ‘Highways and Transport Advice’ section
of the planning pages of the Council’s web-site (www.stockport.gov.uk). The
applicant is advised to study this advice prior to preparing and submitting detailed
drawings / the required additional information.

Informative: A condition of this planning consent requires the submission of a
Construction Method Statement. In order to ensure that the statement includes all
the required information the applicant / developer is advised to use the Council’s
template Construction Method Statement. This can be obtained from the ‘Highways



and Transport Advice’ section within the planning pages of the Council’'s web-site
(www.stockport.gov.uk).

Informative: The applicant / developer should note that occupiers of the approved
apartments may not be eligible for a resident's car parking permit to enable them to
park for free or at a discounted rate in town centre. The applicant / developer is
therefore advised to make potential occupiers of the apartments aware of the issue.

Informative: The electric vehicle charging points and the parking spaces for disabled
badge holders that are required to be provided as a condition of this approval could
be provided within the public highway subject to the agreement of the Highway
Authority (Stockport Council) or within public car parks owned and managed by the
Stockport Council. Once provided, these would be maintained by or on behalf of the
Highway Authority / Council and would be available to the general public, as well as
occupiers of the approved development and their visitors. The cost of providing the
electric vehicle charging points, including the cost of any Traffic Regulation Orders
that may be required and any compensation for the loss of car parking income that
will result from the loss of existing “Pay and Display” parking spaces, would need to
be met by the applicant / developer. For further information, the applicant /
developer should contact the Highways Section of Planning Services (0161 474
4905/6).

Informative: The applicant / developer should also note that all proposals that involve
the construction of buildings that will retain (in part or in full) the public highway will
require the approval of the Highway Authority and that such schemes are subject to
a formal Technical Approval (TA) process. There is a charge for this. The applicant
/ developer should contact the Highways Section of Planning Services (0161 474
4905/6) with respect to this matter.

Highway Engineer (Site ‘B’ (DC/078266) 1-3 Lower Hillgate): | write with
reference to the revised drawings, including drawing A493 P_B101D, and
information submitted on how the development will be construction, which have been
submitted in response to my comments of the 20" May 2021,

| note from examination of the submitted drawings that various amendments have
been made to the scheme to address the issues | previously raised in respect to
cycle parking and the lack of a shower / changing facility in the commercial unit.
These include:

1) A combined shower / WC is now proposed to be provided within the
commercial unit

2) A second cycle store (with a two-tier cycle rack) is now proposed to be
provided so as to provide cycle parking for a total of 8 cycles.

Consideration of these amendments concludes that cycle parking is now proposed to
be provided in accordance with the adopted parking standards and a shower /
changing facility is proposed to be provided which would allow / encourage people
working in the commercial unit to cycle to work. Whilst two-tier cycle racks aren’t
suitable for all types of cycle, the store under the stairs is proposed to have a
Sheffield stand, which would be suitable for use by cycles that could not by
accommodated on the two-tier rack. As such, subject to agreeing details of these
facilities, | consider the revised drawings address the issues on cycle parking and
shower / changing facilities.



With respect to construction, | previously outlined the need for some information to
be submitted to outline how the development will be constructed, noting the site’s
constraints. The applicant has subsequently submitted information, including details
on phasing, the proposed site hoarding, where contractors will park (public car
parks), where materials will be stored (including on a site off Churchgate) and where
materials will be dropped off. This has been reviewed in conjunction with the
Council's Streetworks Team and it has been concluded that, subject to further
development of the proposals and a number of provisos (e.g. site cabins / other
semi-permanent structures would not be permitted within the hoarding and the
existing cycle parking in front of the site would need to be relocated for the duration
of the works), it would be possible to construct the developments in a manner that
did not significantly impact on the local highway network or local businesses /
residents. As such, | consider that this matter can be dealt with by condition
requiring the production and operation of a construction method statement.

| can therefore confirm that the revised drawings and additional information have
addressed the outstanding issues and, as such, | raise no objection to the
application, subject to conditions. Please refer to my previous consultation
responses which provide an explanation on the conditions.

Recommendation: No objection, subject to conditions.

Condition: This permission grants approval for the commercial unit within the ground
floor of the approved development to be used for use classes E (a), E (b) and E(c).
It shall not be used for any other purpose at any time.

Reason: To ensure that the proposed development does not result in parking
demand or a level of vehicle movements to / from the site greater that is greater than
the level considered as part of the planning application, having regard to Policies T-1
‘Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD.

Condition: No development shall take place until a method statement detailing how
the development will be constructed (including demolition and site clearance) has
been submitted to and approved in writing by the Local Planning Authority. The
method statement shall include details on phasing, site access arrangements,
deliveries, vehicle routing, traffic management, signage, hoardings, scaffolding,
where materials will be loaded, unloaded and stored, parking arrangements, mud
prevention measures and proposals to temporarily relocate street furniture which will
be located within the site hoarding. Development of the site shall not proceed except
in accordance with the approved method statement.

Reason: To ensure that the approved development is constructed in a safe way and
in a manner that will minimise disruption during construction, in accordance with
Policy T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD. The details are required prior to the commencement of any
development as details of how the development is to be constructed need to be
approved prior to the commencement of construction activities.

Condition: No development shall take place until a pre-construction condition survey
of Lower Hillgate and Mealhouse Brow (within 50m of the development site) has
been submitted to and approved in writing by the Local Planning Authority. The
approved development shall not be occupied until a post-construction condition
survey, together with details of a scheme to reconstruct / resurface / repair any parts
of the highway that the survey has identified has been affected through the



construction of the development, has been submitted to and approved in writing by
the Local Planning Authority. The approved development shall not be occupied until
any areas that have been affected through the construction of the development have
been reconstructed / resurfaced / repaired in accordance with the approved details.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD. The details are required
prior to the commencement of any development as the first survey needs to be
carried out prior to the commencement of construction activities.

Condition: A detailed drawing outlining a scheme to reconstruct the existing footway
(including build-out) that abuts the site shall be submitted to and approved in writing
by the Local Planning Authority. The work shall be carried out in accordance with
the Council’s Town Centre Materials Palette. The development shall not be occupied
until the footway has been reconstructed in accordance with the approved drawing.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD.

Condition: No work shall take place in respect to the provision of cycle parking within
the site until detailed drawings of the bike stores, as indicated on drawing
A493 P _B101D, have been submitted to and approved in writing by the Local
Planning Authority. Details shall include full details of the cycle racks / stands to be
provided within the stores and details of lighting, access controls and security
features. The development shall not be occupied until the cycle stores have been
provided in accordance with the approved details. The cycle stores shall then be
retained and shall remain available for use at all times thereafter.

Reason: To ensure that safe and practical cycle parking facilities are provided so as
to ensure that the site is fully accessible by all modes of transport in accordance with
Policies CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy DPD
and the cycle parking facilities are appropriately designed and located in accordance
with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strateqgy DPD, supported by paragraphs 10.9-10.12
‘Bicycle Long and Short Stay Parking’, of the SMBC Sustainable Transport SPD.

Condition: The commercial unit within the approved development shall not be
occupied until the combined WC and shower room, as indicated on drawing

A493 P_B101D, has been provided, together with a minimum of 2 lockers for the
storage of clothes / equipment, and they are available for use by staff working in the
commercial unit. The combined WC and shower room and lockers shall then be
retained and shall remain available for use at all times thereafter.

Reason: To ensure that suitable facilities are provided that will permit and encourage
the use of sustainable modes of transport in accordance with Policies SIE-1 ‘Quality
Places’, CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-



3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy
DPD.

Condition: All ground floor doors and windows on the side of the approved building
fronting and abutting the highway shall be constructed to open into the building only
and not out into the highway.

Reason: To ensure that the development does not adversely affect use of the
adjacent highway, notably by pedestrians, in accordance with Policies SIE-1 ‘Quality
Places’ and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD.

Condition: A detailed drawing of the rainwater goods to be provided on the elevation
of the approved building that will front the highway, together with details of the
associated drain connections, shall be submitted to and approved in writing by the
Local Planning Authority prior to their installation. The drainage system shall be of a
design that ensures that surface water is not discharged onto the highway. The
rainwater goods and associated drain connections shall then be installed in complete
accordance with the approved drawing.

Reason: To ensure that a suitable drainage system is provided so as to ensure that
surface water does not drain onto the public highway and adversely affect its use in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD.

Condition: A detailed scheme outlining proposals to provide within the vicinity of the
site parking spaces for disabled badge holders shall be submitted to and approved in
writing by the Local Planning Authority. Details shall include the number of spaces
(which shall have regard to the adopted parking standards, expected demand and
usage of existing disabled spaces in the area), where the spaces will be provided,
the layout and design of the spaces, details of how they will be marked out / signed,
how they will be provided, including details of any required traffic regulation order/s,
and a timescale for their provision. The parking spaces shall then been provided in
accordance with the approved scheme and timescale. Once provided, they shall
then be retained and shall remain available for use at all times thereafter.

Reason: To ensure that adequate parking facilities are provided and that they are
appropriately located and are of a safe and practical design, in accordance with
Policies SIE-1 ‘Quality Places’, T-1 Transport and Development’, T-2 ‘Parking in
Developments’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strateqgy DPD, supported by Chapter 10, ‘Parking’, of the SMBC
‘Sustainable Transport’ SPD.

Condition: A detailed scheme outlining proposals to provide within the area of
Stockport Town Centre where the development is located 2 charging points for the
charging of electric vehicles shall be submitted to and approved in writing by the
Local Planning Authority. Details shall include where the charging points will be
located, details of the charging points and associated parking spaces (including
details of the equipment, signage and carriageway markings), how they will be
provided (including details of any required traffic regulation order) and a timescale for
their provision. The charging points shall then been provided in accordance with the
approved scheme and timescale. Once provided, they shall then be retained and
shall remain available for use at all times thereafter (unless they are replaced with an
alternative charging points in which case they should be retained).



Reason: To ensure that adequate parking with facilities for the charging of electric
vehicles are provided in accordance with Policies SD-6 ‘Adapting to the impacts of
climate change’, SIE-3: Protecting, Safeguarding and enhancing the Environment, T-
1 Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD and
Paragraphs 110, 170 and 181 of the National Planning Policy Framework.

Condition: The approved development shall not be occupied until a travel plan for the
development and the developments approved under applications DC/078286 (35
Little Underbank), DC/078287 (Churchgate) and DC/078265 (6-16 Lower Hillgate)
(or any amendments to those applications) has been submitted to and approved in
writing by the Local Planning Authority and has been brought into operation. The
approved travel plan shall be operated at all times that the development is occupied
and shall be reviewed and updated on an annual basis in accordance with details
that shall be outlined in the approved plan. The travel plan and all updates shall be
produced in accordance with current national and local best practice guidance and
shall include details on the method of operation, appointment of a Travel Plan
Coordinator/s, targets, infrastructure to be provided, measures that will be
implemented, monitoring and review mechanisms, procedures for any remedial
action that may be required and a timetable for implementing each element of the
plan. Travel Plan measures shall include:

1) Providing occupiers of each apartment with a Resident's Travel Pack

2) Providing staff of the commercial unit with a Travel Information Pack

3) Providing a car club car adjacent in the vicinity of the site (in addition to
existing car club cars that are in the town centre) and providing occupiers of
each apartment with access to the car club car

4) Offering occupiers of each apartment and staff of the commercial unit
personalised travel planning

5) Provision of measures to allow home working (e.g. high speed broadband)

6) Provision of a travel information notice board within the building

7) Promotion of sustainable travel and travel awareness days/weeks

Reason: To ensure that measures are implemented that will enable and encourage
the use of alternative forms of transport to access the site, other than the private car,
in accordance with Policies CS9 ‘Transport and Development’, T-1 ‘Transport and
Development’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strateqgy DPD, supported by Chapter 4 ‘Travel Plans’ of the SMBC
Sustainable Transport SPD.

Condition: A method statement detailing how the development will be serviced shall
be submitted to and approved in writing by the Local Planning Authority. The
method statement shall include how refuse will be collected from the development,
how occupiers of the development will be made aware of traffic / servicing
restrictions in the area and how deliveries to the development will be managed. The
development shall only be serviced in accordance with the approved method
statement.

Reason: To ensure that the development is serviced in a safe manner, having regard
to Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD.

INFORMATIVES




Informative: In addition to planning permission, the applicant / developer will need to
obtain the consent of / enter into an agreement with the Highway Authority
(Stockport Council) for the approved / required highways works. There will be a
charge for the consent / to enter into an agreement. Consent will be required / the
agreement will need to be in place prior to the commencement of any works. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter

Informative: A condition / obligation of this planning approval requires the submission
and approval by the Council of a Travel Plan prior to occupation of the approved
development. Adequate time needs to be available to enable the Council to examine
the Travel Plan and for any required amendments to the Travel Plan to be made. It
is therefore advised that the Travel Plan is submitted to the Council three months
before the development is proposed to be occupied and at that time, the proposed
date of occupation provided. For further information, the applicant / developer
should contact the Highways Section of Planning Services (0161 474 4905/6).

Informative: A condition/s of this planning consent requires the submission of
detailed drawings / additional information relating to the access arrangements /
parking / works within the highway. Advice on the discharge of highways related
planning conditions is available within the ‘Highways and Transport Advice’ section
of the planning pages of the Council’s web-site (www.stockport.gov.uk). The
applicant is advised to study this advice prior to preparing and submitting detailed
drawings / the required additional information.

Informative: A condition of this planning consent requires the submission of a
Construction Method Statement. In order to ensure that the statement includes all
the required information the applicant / developer is advised to use the Council’s
template Construction Method Statement. This can be obtained from the ‘Highways
and Transport Advice’ section within the planning pages of the Council’'s web-site
(www.stockport.gov.uk).

Informative: The applicant / developer should note that occupiers of the approved
apartments may not be eligible for a resident's car parking permit to enable them to
park for free or at a discounted rate in town centre. The applicant / developer is
therefore advised to make potential occupiers of the apartments aware of the issue.

Informative: The electric vehicle charging points and the parking spaces for disabled
badge holders that are required to be provided as a condition of this approval could
be provided within the public highway subject to the agreement of the Highway
Authority (Stockport Council) or within public car parks owned and managed by the
Stockport Council. Once provided, these would be maintained by or on behalf of the
Highway Authority / Council and would be available to the general public, as well as
occupiers of the approved development and their visitors. The cost of providing the
electric vehicle charging points, including the cost of any Traffic Regulation Orders
that may be required and any compensation for the loss of car parking income that
will result from the loss of existing “Pay and Display” parking spaces, would need to
be met by the applicant / developer. For further information, the applicant /
developer should contact the Highways Section of Planning Services (0161 474
4905/6).

Highway Engineer (Site ‘C’ (DC/078265) 6-16 Lower Hillgate): | write with
reference to the revised drawings, including drawing A493_P_C101F, and
information submitted on how the development will be construction, which have been
submitted in response to my comments of the 24" May 2021.




| note from examination of the submitted drawings that various amendments have
been made to the scheme to address the issues | previously raised in respect to
cycle parking, access to the bin store and the lack of shower / changing facilities in
the commercial units. These include:

1) Combined shower / WCs are now proposed to be provided within each of
the commercial units

2) The access door to the rear yard / bin store has been enlarged to 1.25m
wide

3) Revised proposals for cycle parking, with a 4-cycle store with Sheffield
stands provided under the stairs and a 13-cycle store (with a two-tier cycle
rack) provided to the rear of the plant room.

Consideration of these amendments concludes that cycle parking is now proposed to
be provided in accordance with the adopted parking standards, the access to the
rear yard should be large enough to allow bins to be wheeled through it and shower /
changing facilities are proposed to be provided within each commercial unit which
would allow / encourage people working in the commercial units to cycle to work.
Whilst full details of the cycle parking have not been provided, full details can be
dealt with by condition. It should be noted that whilst the larger cycle store may not
prove quite large enough to accommodate 13 cycles, as parking for only 16 cycles is
required to accord with the adopted standards, the number of cycles to be
accommodated in that store could be reduced by 1, if required. Also, with respect to
the access to the rear yard, whilst drawing A493 P_C101F shows the access to the
rear yard being widened, the elevation drawing A493 P_C301B does not show this.
This matter, however, could be dealt with by condition.

With respect to construction, | previously outlined the need for some information to
be submitted to outline how the development will be constructed, noting the site’s
constraints. The applicant has subsequently submitted information, including details
on phasing, the proposed site hoarding, where contractors will park (public car
parks), where materials will be stored (including on a site off Churchgate) and where
materials will be dropped off. This has been reviewed in conjunction with the
Council's Streetworks Team and it has been concluded that, subject to further
development of the proposals and a number of provisos (e.g. site cabins / other
semi-permanent structures would not be permitted within the hoarding and a 1.8m
wide pedestrian route will need to be retained on Coopers Brow), it would be
possible to construct the development in a manner that will not significantly impact
on the local highway network or local businesses / residents. As such, | consider
that this matter can be dealt with by condition requiring the production and operation
of a construction method statement.

| can therefore confirm that the revised drawings and additional information have
addressed the outstanding issues and, as such, | raise no objection to the
application, subject to conditions. Please refer to my previous consultation
responses which provide an explanation on the conditions.

Recommendation: No objection, subject to conditions.
Condition: This permission grants approval for the commercial units within the

ground floor of the approved development to be used for use classes E (a), E (b) and
E(c). They shall not be used for any other purpose at any time.



Reason: To ensure that the proposed development does not result in parking
demand or a level of vehicle movements to / from the site greater that is greater than
the level considered as part of the planning application, having regard to Policies T-1
‘Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD.

Condition: No development shall take place until a method statement detailing how
the development will be constructed (including demolition and site clearance) has
been submitted to and approved in writing by the Local Planning Authority. The
method statement shall include details on phasing, site access arrangements,
deliveries, vehicle routing, traffic management, signage, hoardings, scaffolding,
where materials will be loaded, unloaded and stored, parking arrangements, mud
prevention measures and proposals to temporarily relocate street furniture which will
be located within the site hoarding. Development of the site shall not proceed except
in accordance with the approved method statement.

Reason: To ensure that the approved development is constructed in a safe way and
in a manner that will minimise disruption during construction, in accordance with
Policy T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD. The details are required prior to the commencement of any
development as details of how the development is to be constructed need to be
approved prior to the commencement of construction activities.

Condition: No development shall take place until a pre-construction condition survey
of Lower Hillgate (within 50m of the development site) and Coopers Brow has been
submitted to and approved in writing by the Local Planning Authority. The approved
development shall not be occupied until a post-construction condition survey,
together with details of a scheme to reconstruct / resurface / repair any parts of the
highway that the survey has identified has been affected through the construction of
the development, has been submitted to and approved in writing by the Local
Planning Authority. The approved development shall not be occupied until any areas
that have been affected through the construction of the development have been
reconstructed / resurfaced / repaired in accordance with the approved details.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD. The details are required
prior to the commencement of any development as the first survey needs to be
carried out prior to the commencement of construction activities.

Condition: A detailed drawing outlining a scheme to reconstruct the existing footways
that abut the site shall be submitted to and approved in writing by the Local Planning
Authority. The work shall be carried out in accordance with the Council’s Town
Centre Materials Palette. The development shall not be occupied until the footways
have been reconstructed in accordance with the approved drawing.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD.



Condition: No work shall take place in respect to the provision of cycle parking within
the site until detailed drawings of the two bike stores, as indicated on drawing

A493 P_C101F, have been submitted to and approved in writing by the Local
Planning Authority. Details shall include full details of the cycle racks / stands to be
provided within the stores, details of wall and roofing materials and doors and details
of lighting, access controls and security features. The development shall not be
occupied until the cycle stores have been provided in accordance with the approved
details. The cycle stores shall then be retained and shall remain available for use at
all times thereatfter.

Reason: To ensure that safe and practical cycle parking facilities are provided so as
to ensure that the site is fully accessible by all modes of transport in accordance with
Policies CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy DPD
and the cycle parking facilities are appropriately designed and located in accordance
with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD, supported by paragraphs 10.9-10.12
‘Bicycle Long and Short Stay Parking’, of the SMBC Sustainable Transport SPD.

Condition: Each commercial unit within the approved development shall not be
occupied until the combined WC and shower room within that unit, as indicated on
drawing A493 P_C101F, has been provided, together with a minimum of 2 lockers in
that unit for the storage of clothes / equipment, and they are available for use by staff
working in the commercial unit. The combined WC and shower rooms and lockers
shall then be retained and shall remain available for use at all times thereafter.

Reason: To ensure that suitable facilities are provided that will permit and encourage
the use of sustainable modes of transport in accordance with Policies SIE-1 ‘Quality
Places’, CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy
DPD.

Condition: All ground floor doors and windows on the side of the approved building
fronting and abutting the highway shall be constructed to open into the building only
and not out into the highway.

Reason: To ensure that the development does not adversely affect use of the
adjacent highway, notably by pedestrians, in accordance with Policies SIE-1 ‘Quality
Places’ and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD.

Condition: Notwithstanding details on drawing A439 P_C301B, the access door that
will serve the rear apartments / courtyard shall be 1.25m wide so as to ensure that
Eurobins and other large items will be able to pass through door.

Reason: To ensure that the development is serviced in a safe manner, having regard
to Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD.

Condition: A detailed drawing of the rainwater goods to be provided on the elevation
of the approved building that will front the highway, together with details of the
associated drain connections, shall be submitted to and approved in writing by the
Local Planning Authority prior to their installation. The drainage system shall be of a
design that ensures that surface water is not discharged onto the highway. The



rainwater goods and associated drain connections shall then be installed in complete
accordance with the approved drawing.

Reason: To ensure that a suitable drainage system is provided so as to ensure that
surface water does not drain onto the public highway and adversely affect its use in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD.

Condition: A detailed scheme outlining proposals to provide within the vicinity of the
site parking spaces for disabled badge holders shall be submitted to and approved in
writing by the Local Planning Authority. Details shall include the number of spaces
(which shall have regard to the adopted parking standards, expected demand and
usage of existing disabled spaces in the area), where the spaces will be provided,
the layout and design of the spaces, details of how they will be marked out / signed,
how they will be provided, including details of any required traffic regulation order/s,
and a timescale for their provision. The parking spaces shall then been provided in
accordance with the approved scheme and timescale. Once provided, they shall
then be retained and shall remain available for use at all times thereafter.

Reason: To ensure that adequate parking facilities are provided and that they are
appropriately located and are of a safe and practical design, in accordance with
Policies SIE-1 ‘Quality Places’, T-1 Transport and Development’, T-2 ‘Parking in
Developments’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strateqgy DPD, supported by Chapter 10, ‘Parking’, of the SMBC
‘Sustainable Transport’ SPD.

Condition: A detailed scheme outlining proposals to provide within the area of
Stockport Town Centre where the development is located 2 charging points for the
charging of electric vehicles shall be submitted to and approved in writing by the
Local Planning Authority. Details shall include where the charging points will be
located, details of the charging points and associated parking spaces (including
details of the equipment, signage and carriageway markings), how they will be
provided (including details of any required traffic regulation order) and a timescale for
their provision. The charging points shall then been provided in accordance with the
approved scheme and timescale. Once provided, they shall then be retained and
shall remain available for use at all times thereafter (unless they are replaced with an
alternative charging points in which case they should be retained).

Reason: To ensure that adequate parking with facilities for the charging of electric
vehicles are provided in accordance with Policies SD-6 ‘Adapting to the impacts of
climate change’, SIE-3: Protecting, Safeguarding and enhancing the Environment, T-
1 Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD and
Paragraphs 110, 170 and 181 of the National Planning Policy Framework.

Condition: The approved development shall not be occupied until a travel plan for the
development and the developments approved under applications DC/078286 (35
Little Underbank), DC/078287 (Churchgate) and DC/078266 (1-3 Lower Hillgate) (or
any amendments to those applications) has been submitted to and approved in
writing by the Local Planning Authority and has been brought into operation. The
approved travel plan shall be operated at all times that the development is occupied
and shall be reviewed and updated on an annual basis in accordance with details
that shall be outlined in the approved plan. The travel plan and all updates shall be
produced in accordance with current national and local best practice guidance and
shall include details on the method of operation, appointment of a Travel Plan



Coordinator/s, targets, infrastructure to be provided, measures that will be
implemented, monitoring and review mechanisms, procedures for any remedial
action that may be required and a timetable for implementing each element of the
plan. Travel Plan measures shall include:

1) Providing occupiers of each apartment with a Resident's Travel Pack
2) Providing staff of the commercial unit with a Travel Information Pack

3) Providing a car club car adjacent in the vicinity of the site (in addition to
existing car club cars that are in the town centre) and providing occupiers of
each apartment with access to the car club car

4) Offering occupiers of each apartment and staff of the commercial unit
personalised travel planning

5) Provision of measures to allow home working (e.g. high speed broadband)
6) Provision of a travel information notice board within the building
7) Promotion of sustainable travel and travel awareness days/weeks

Reason: To ensure that measures are implemented that will enable and encourage
the use of alternative forms of transport to access the site, other than the private car,
in accordance with Policies CS9 ‘Transport and Development’, T-1 ‘Transport and
Development’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strateqgy DPD, supported by Chapter 4 ‘Travel Plans’ of the SMBC
Sustainable Transport SPD.

Condition: A method statement detailing how the development will be serviced shall
be submitted to and approved in writing by the Local Planning Authority. The
method statement shall include how refuse will be collected from the development,
how occupiers of the development will be made aware of traffic / servicing
restrictions in the area and how deliveries to the development will be managed. The
development shall only be serviced in accordance with the approved method
statement.

Reason: To ensure that the development is serviced in a safe manner, having regard
to Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD.

Condition: No development shall take place until detailed drawings of the approved
building, including details of its interface with and retain Coopers Brow, together with
structural calculations and a method statement outlining how the building will be
constructed, have been submitted to and approved in writing by the Local Planning
Authority. The building shall then be constructed in complete accordance with the
approved drawings, details and method statement.

Reason: To ensure that the approved development is of a safe design, does not
compromise the safety of highway users and is constructed in a safe manner, in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD. The details are required
prior to the commencement of any development as work that could potentially impact
on the highway needs to be approved prior to the commencement of construction
activities.



Condition: A drawing illustrating a scheme to provide uncontrolled pedestrian
crossings (dropped kerbs with tactile paving) at the following locations shall be
submitted to and approved in writing by the Local Planning Authority:

1) On High Street in the vicinity of the top / west end of Coopers Brow steps (to
facilitate crossing the street)

2) On the west side of High Street at the two kerbed accesses which presently
do not have tactile paving.

The development shall not be occupied until the pedestrian crossings have been
provided in accordance with the approved drawing and are available for use.

Reason: To ensure that the development has safe and good quality pedestrian
access arrangements in accordance with Policies SIE-1 ‘Quality Places’, CS9
‘Transport and Development’, T-1 ‘Transport and Development’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strateqgy DPD

INFORMATIVES

Informative: In addition to planning permission, the applicant / developer will need to
obtain the consent of / enter into an agreement with the Highway Authority
(Stockport Council) for the approved / required highways works. There will be a
charge for the consent / to enter into an agreement. Consent will be required / the
agreement will need to be in place prior to the commencement of any works. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter

Informative: A condition / obligation of this planning approval requires the submission
and approval by the Council of a Travel Plan prior to occupation of the approved
development. Adequate time needs to be available to enable the Council to examine
the Travel Plan and for any required amendments to the Travel Plan to be made. It
is therefore advised that the Travel Plan is submitted to the Council three months
before the development is proposed to be occupied and at that time, the proposed
date of occupation provided. For further information, the applicant / developer
should contact the Highways Section of Planning Services (0161 474 4905/6).

Informative: A condition/s of this planning consent requires the submission of
detailed drawings / additional information relating to the access arrangements /
parking / works within the highway. Advice on the discharge of highways related
planning conditions is available within the ‘Highways and Transport Advice’ section
of the planning pages of the Council’s web-site (www.stockport.gov.uk). The
applicant is advised to study this advice prior to preparing and submitting detailed
drawings / the required additional information.

Informative: A condition of this planning consent requires the submission of a
Construction Method Statement. In order to ensure that the statement includes all
the required information the applicant / developer is advised to use the Council’s
template Construction Method Statement. This can be obtained from the ‘Highways
and Transport Advice’ section within the planning pages of the Council’'s web-site
(www.stockport.gov.uk).

Informative: The applicant / developer should note that occupiers of the approved
apartments may not be eligible for a resident's car parking permit to enable them to



park for free or at a discounted rate in town centre. The applicant / developer is
therefore advised to make potential occupiers of the apartments aware of the issue.

Informative: The electric vehicle charging points and the parking spaces for disabled
badge holders that are required to be provided as a condition of this approval could
be provided within the public highway subject to the agreement of the Highway
Authority (Stockport Council) or within public car parks owned and managed by the
Stockport Council. Once provided, these would be maintained by or on behalf of the

Informative: Highway Authority / Council and would be available to the general
public, as well as occupiers of the approved development and their visitors. The cost
of providing the electric vehicle charging points, including the cost of any Traffic
Regulation Orders that may be required and any compensation for the loss of car
parking income that will result from the loss of existing “Pay and Display” parking
spaces, would need to be met by the applicant / developer. For further information,
the applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6).

Informative: The applicant / developer should also note that all proposals that involve
the construction of buildings that will retain (in part or in full) the public highway that
require the approval of the Highway Authority and that such schemes may be subject
to a formal Technical Approval (TA) process. There is a charge for this. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter.

Highway Engineer (Site ‘E’ (DC/078287) Land at Churchgate):

| write with reference to the information that has been submitted since my comments
of the 16" September 2021 in respect to the issues relating to the adjacent site (12
and 12A Churchgate) and the path between Churchgate and Harvey Street. In
respect to this | note that the Council’s Legal Department have outlined that the
owner of 12 and 12A does not own or have any private rights of way over this land
and there are no recorded public rights of way across this land. As such, whilst |
note the development will result in the loss of the existing pedestrian route between
Churchgate and Harvey Street, it would prevent 12 and 12A and The Wellspring
from being accessed from this route and would prevent planning application
DC/074361 from being implemented, as the pedestrian route is not a public right of
way, | understand that no claims have been received by the Council to record the
route as a public right of way and the loss of this path would not significantly affect
accessibility in the area, | would conclude that it’s loss is not something that could
justify a recommendation of refusal and the implications of its loss in respect to
accessing 12 and 12 A is a private matter and not something either the Local
Planning Authority nor Highway Authority can get involved in. | do note, however,
that the applicant has outlined that an alternative access route would be made
available as part of the scheme to access the rear of The Wellspring (along its
northern elevation) and there is a pedestrian access to 12A from Harvey Street. The
owner of 12A would, however, need to agree an alternative scheme for the
redevelopment of that property with the LPA by means of a new planning application
as the scheme could not be implemented as approved. The applicant is, however,
advised to take legal advice on this matter and ensure that they have the legal right
to construct the development in the event that planning permission is granted.

Since my previous comments, the Council has launched a consultation on the
‘Market Place and Underbanks Access Plan’. This include proposals to further limit
vehicular access to the Market Place and Underbanks area so as to provide an



improved environment for walking and cycling and for those wanting to spend more
time in the area. This includes the full-time closure of parts of Churchgate and
Millgate to vehicles and the part-time closure (to vehicles) of a further section of
Churchgate from 0700/1030 to midnight. If these proposals were to be implemented,
they would not affect pedestrian access to the site and, as the development does not
incorporate any car parking, they would have minimal impact of vehicular access to
the site. It would, however, have some implications in respect to how the
development would be serviced as Churchgate would no longer be a through-route.
A turning head, however, is proposed to be provided on Churchgate and vehicles
would still be able to use Apsley Street and Harvey Street. As such, | would
conclude that if these proposals were implemented, the site could still be serviced in
a safe and practical manner. Full details of how the site would be serviced could be
agreed by means of a servicing method statement.

To conclude, based on the additional information that has been submitted in respect
to the interrelationship with, and access to the adjacent sites, it is considered that
whilst the development will affect access to adjacent properties and the ability to
implement a scheme, the loss of the pedestrian route is not something that could
justify a recommendation of refusal and the implications of its loss in respect to
accessing 12 and 12 A is a private matter and not something either the Local
Planning Authority nor Highway Authority can get involved in. In addition, whilst the
Council has recently launched a consultation on proposals to further limit vehicular
access in the area, it is considered that this will have no material implications on the
development. As such, based on the current scheme, | raise no objection to the
application, subject to conditions.

Recommendation: No objection, subject to conditions.

Condition: This permission grants approval for the commercial unit within the upper
ground floor of the approved mixed-use building to be used for use classes E(a),
E(b) and E(c). It shall not be used for any other purpose at any time.

Reason: To ensure that the proposed development does not result in parking
demand or a level of vehicle movements to / from the site greater that is greater than
the level considered as part of the planning application, having regard to Policies T-1
‘Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD.

Condition: The two container units to be provided on land adjacent to the approved
pocket park, as indicated on drawing A493 P_E500G, shall only be used for the
storage of goods / materials for The Wellspring, which is located on Harvey Street,
Stockport. They shall not be used for any other purpose at any time.

Reason: To ensure that vehicle movements, parking demand and servicing
requirements of the container units are no greater than the level considered as part
of the planning application, having regard to Policies T-1 ‘Transport and
Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD.

Condition: No work shall take place in respect to the construction of the approved
mixed-use building until a method statement detailing how the building will be
constructed (including demolition and site clearance) has been submitted to and
approved in writing by the Local Planning Authority. The method statement shall
include details on phasing, site access arrangements, deliveries, vehicle routing,
traffic management, signage, hoardings, scaffolding, cranes, where materials will be



loaded, unloaded and stored, parking arrangements, mud prevention measures and
proposals to temporarily relocate / remove any street furniture which will need to be
relocated / removed to facilitate construction. Development of the site shall not
proceed except in accordance with the approved method statement.

Reason: To ensure that the approved development is constructed in a safe way and
in a manner that will minimise disruption during construction, in accordance with
Policy T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD. The details are required prior to the commencement of any
development as details of how the development is to be constructed need to be
approved prior to the commencement of construction activities.

Condition: No work shall take place in respect to the construction of the approved
pocket park until a method statement detailing how the park will be constructed
(including site clearance) has been submitted to and approved in writing by the Local
Planning Authority. The method statement shall include details on phasing, site
access arrangements, deliveries, vehicle routing, traffic management, signage,
hoardings, scaffolding, where materials will be loaded, unloaded and stored, parking
arrangements and mud prevention measures. Development of the site shall not
proceed except in accordance with the approved method statement.

Reason: To ensure that the approved development is constructed in a safe way and
in a manner that will minimise disruption during construction, in accordance with
Policy T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD. The details are required prior to the commencement of any
development as details of how the development is to be constructed need to be
approved prior to the commencement of construction activities.

Condition: No development shall take place until a pre-construction condition survey
of Churchgate (abutting and within 50m of the development sites) and the northern
arm of Harvey Street has been submitted to and approved in writing by the Local
Planning Authority. The approved development shall not be occupied until a post-
construction condition survey, together with details of a scheme to reconstruct /
resurface / repair any parts of the highway that the survey has identified has been
affected through the construction of the development, has been submitted to and
approved in writing by the Local Planning Authority. The approved development
shall not be occupied until any areas that have been affected through the
construction of the development have been reconstructed / resurfaced / repaired in
accordance with the approved details.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD. The details are required
prior to the commencement of any development as the first survey needs to be
carried out prior to the commencement of construction activities.

Condition: A detailed drawing outlining a scheme to reconstruct the existing footways
that abut the site of the approved mixed-use building shall be submitted to and
approved in writing by the Local Planning Authority. The work, which shall include
closure / removal of the existing vehicular access on Harvey Street and the
construction of a new section of footway in its place, shall be carried out in
accordance with the Council’s Town Centre Materials Palette and include proposals



to replace / relocate / refurbish existing street lighting, bollards, benches and other
street furniture as required. The development shall not be occupied until the
footways have been reconstructed in accordance with the approved drawing.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD.

Condition: A detailed drawing outlining a scheme to reconstruct (and widen any
narrow sections to 2m) the existing footway that abuts the site of the approved
pocket park and extend the path to tie in with the access path into the park at the
eastern end of the site shall be submitted to and approved in writing by the Local
Planning Authority. The work shall be carried out in accordance with the Council’s
Town Centre Materials Palette. The development shall not be occupied until the
footway has been reconstructed, widened and extended in accordance with the
approved drawing.

Reason: In order to ensure that there are safe and high quality pedestrian facilities
adjacent to the site and ensure that development can be accessed in a safe manner
in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’
and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD, supported by paragraph 5.30, ‘Post development footway
reinstatement’, of the SMBC Sustainable Transport SPD.

Condition: No work shall take place in respect to the provision of cycle parking within
the site until detailed drawings of the bike store, as indicated on drawing

A493 P_E102F and associated access route, have been submitted to and approved
in writing by the Local Planning Authority. Details shall include full details of the
cycle racks / stands to be provided within the store, details of the doors, lighting,
access controls and security features and details of the lift between the lift between
the ground and upper ground floor (which shall be of a size that can accommodate
cycles). The development shall not be occupied until the cycle store and access
route have been provided in accordance with the approved details. The cycle store
and access route shall then be retained and shall remain available for use at all
times thereatfter.

Reason: To ensure that safe and practical cycle parking facilities are provided so as
to ensure that the site is fully accessible by all modes of transport in accordance with
Policies CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy DPD
and the cycle parking facilities are appropriately designed and located in accordance
with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD, supported by paragraphs 10.9-10.12
‘Bicycle Long and Short Stay Parking’, of the SMBC Sustainable Transport SPD.

Condition: No work shall take place in respect to the provision of cycle parking within
the site until details of proposals to provide short-stay cycle parking (Sheffield
stands, or similar) for a minimum of 4 cycles have been submitted to and approved
in writing by the Local Planning Authority. The development shall not be occupied
until the cycle parking facilities have been provided in accordance with the approved
details. The cycle parking facilities shall then be retained and shall remain available
for use at all times thereatfter.



Reason: To ensure that safe and practical cycle parking facilities are provided so as
to ensure that the site is fully accessible by all modes of transport in accordance with
Policies CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy DPD
and the cycle parking facilities are appropriately designed and located in accordance
with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD, supported by paragraphs 10.9-10.12
‘Bicycle Long and Short Stay Parking’, of the SMBC Sustainable Transport SPD.

Condition: The commercial unit within the approved development shall not be
occupied until the 2 shower rooms within the unit, as indicated on drawing

A493 P_E102F, have been provided, together with a minimum of 6 lockers in that
unit for the storage of clothes / equipment, and they are available for use by staff
working in the commercial unit. The shower rooms and lockers shall then be
retained and shall remain available for use at all times thereatfter.

Reason: To ensure that suitable facilities are provided that will permit and encourage
the use of sustainable modes of transport in accordance with Policies SIE-1 ‘Quality
Places’, CS9 ‘Transport and Development’, T-1 ‘Transport and Development’ and T-
3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core Strategy
DPD.

Condition: All ground and upper ground floor doors and windows on the sides of the
approved building fronting and abutting the highway shall be constructed to open into
the building only and not out into the highway.

Reason: To ensure that the development does not adversely affect use of the
adjacent highway, notably by pedestrians, in accordance with Policies SIE-1 ‘Quality
Places’ and T-3 ‘Safety and Capacity on the Highway Network’ of the Stockport Core
Strategy DPD.

Condition: A detailed drawing of the rainwater goods to be provided on the
elevations of the approved building that will front the highway, together with details of
the associated drain connections, shall be submitted to and approved in writing by
the Local Planning Authority prior to their installation. The drainage system shall be
of a design that ensures that surface water is not discharged onto the highway. The
rainwater goods and associated drain connections shall then be installed in complete
accordance with the approved drawing.

Reason: To ensure that a suitable drainage system is provided so as to ensure that
surface water does not drain onto the public highway and adversely affect its use in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strategy DPD.

Condition: A detailed scheme outlining proposals to provide within the vicinity of the
site parking spaces for disabled badge holders shall be submitted to and approved in
writing by the Local Planning Authority. Details shall include the number of spaces
(which shall have regard to the adopted parking standards, expected demand and
usage of existing disabled spaces in the area), where the spaces will be provided,
the layout and design of the spaces, details of how they will be marked out / signed,
how they will be provided, including details of any required traffic regulation order/s,
and a timescale for their provision. The parking spaces shall then been provided in
accordance with the approved scheme and timescale. Once provided, they shall
then be retained and shall remain available for use at all times thereafter.



Reason: To ensure that adequate parking facilities are provided and that they are
appropriately located and are of a safe and practical design, in accordance with
Policies SIE-1 ‘Quality Places’, T-1 Transport and Development’, T-2 ‘Parking in
Developments’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strategy DPD, supported by Chapter 10, ‘Parking’, of the SMBC
‘Sustainable Transport’ SPD.

Condition: A detailed scheme outlining proposals to provide within the area of
Stockport Town Centre where the development is located 4 charging points for the
charging of electric vehicles shall be submitted to and approved in writing by the
Local Planning Authority. Details shall include where the charging points will be
located, details of the charging points and associated parking spaces (including
details of the equipment, signage and carriageway markings), how they will be
provided (including details of any required traffic regulation order) and a timescale for
their provision. The charging points shall then been provided in accordance with the
approved scheme and timescale. Once provided, they shall then be retained and
shall remain available for use at all times thereafter (unless they are replaced with an
alternative charging points in which case they should be retained).

Reason: To ensure that adequate parking with facilities for the charging of electric
vehicles are provided in accordance with Policies SD-6 ‘Adapting to the impacts of
climate change’, SIE-3: Protecting, Safeguarding and enhancing the Environment, T-
1 Transport and Development’, T-2 ‘Parking in Developments’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strategy DPD and
Paragraphs 110, 170 and 181 of the National Planning Policy Framework.

Condition: The approved development shall not be occupied until a travel plan for the
development and the developments approved under applications DC/078286 (35
Little Underbank), DC/078266 (1-3 Lower Hillgate) and DC/078265 (6-16 Lower
Hillgate) (or any amendments to those applications) has been submitted to and
approved in writing by the Local Planning Authority and has been brought into
operation. The approved travel plan shall be operated at all times that the
development is occupied and shall be reviewed and updated on an annual basis in
accordance with details that shall be outlined in the approved plan. The travel plan
and all updates shall be produced in accordance with current national and local best
practice guidance and shall include details on the method of operation, appointment
of a Travel Plan Coordinator/s, targets, infrastructure to be provided, measures that
will be implemented, monitoring and review mechanisms, procedures for any
remedial action that may be required and a timetable for implementing each element
of the plan. Travel Plan measures shall include:

1) Providing occupiers of each apartment with a Resident's Travel Pack

2) Providing staff of the commercial unit with a Travel Information Pack

3) Providing a car club car adjacent in the vicinity of the site (in addition to
existing car club cars that are in the town centre) and providing occupiers of
each apartment with access to the car club car

4) Offering occupiers of each apartment and staff of the commercial unit
personalised travel planning

5) Provision of measures to allow home working (e.g. high speed broadband)

6) Provision of a travel information notice board within the building

7) Promotion of sustainable travel and travel awareness days/weeks

Reason: To ensure that measures are implemented that will enable and encourage
the use of alternative forms of transport to access the site, other than the private car,



in accordance with Policies CS9 ‘Transport and Development’, T-1 ‘Transport and
Development’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strategy DPD, supported by Chapter 4 ‘Travel Plans’ of the SMBC
Sustainable Transport SPD.

Condition: A method statement detailing how the development will be serviced shall
be submitted to and approved in writing by the Local Planning Authority. The
method statement shall include how refuse will be collected from the development,
how occupiers of the development will be made aware of traffic / servicing
restrictions in the area and how deliveries to the development will be managed. The
development shall only be serviced in accordance with the approved method
statement.

Reason: To ensure that the development is serviced in a safe manner, having regard
to Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD.

Condition: No development shall take place until detailed drawings (including
sections) of the parts of the approved building that will abut Churchgate and Harvey
Street, which shall include detailed engineering drawings of all parts of the building
which will retain the highway, associated structural calculations and a method
statement outlining how these parts of the building will be constructed, have been
submitted to and approved in writing by the Local Planning Authority. The building
shall then be constructed in complete accordance with the approved drawings,
details and method statement.

Reason: To ensure that the approved development is of a safe design, does not
compromise the safety of highway users and is constructed in a safe manner, in
accordance with Policies SIE-1 ‘Quality Places’ and T-3 ‘Safety and Capacity on the
Highway Network’ of the Stockport Core Strateqgy DPD. The details are required
prior to the commencement of any development as work that could potentially impact
on the highway needs to be approved prior to the commencement of construction
activities.

Condition: A drawing illustrating a scheme to provide uncontrolled pedestrian
crossings (dropped kerbs with tactile paving) at the following locations shall be
submitted to and approved in writing by the Local Planning Authority:

1) On Churchgate in the vicinity of the link path to Millgate / Newbridge Lane

2) On Harvey Street at the access that serves The Wellspring

3) On Harvey Street at its junction with Harvey Street (west) and Apsley Street

4) On the west side of Apsley Street at the accesses that serve the Brewery
visitor car park and skip compound

5) On Churchgate across the access that serves Churchgate Motors

The development shall not be occupied until the pedestrian crossings have been
provided in accordance with the approved drawing and are available for use.

Reason: To ensure that the development has safe and good quality pedestrian
access arrangements in accordance with Policies SIE-1 ‘Quality Places’, CS9
‘Transport and Development’, T-1 ‘Transport and Development’ and T-3 ‘Safety and
Capacity on the Highway Network’ of the Stockport Core Strateqgy DPD

Condition: Details of a scheme to upgrade the existing eastbound bus stop on
Millgate, Stockport (abutting the car park), so as to provide a bus shelter shall be



submitted to and approved in writing by the Local Planning Authority. The works
shall include any required enlarging or reconstruction of the existing boarding
platform. No part of the development shall be occupied until the bus stop has been
upgraded in accordance with the approved details.

Reason: To ensure that the development is accessible by public transport and
occupiers and visitors to the development are encouraged to use public transport in
accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’,
T-1 ‘Transport and Development’ and T-3 ‘Safety and Capacity on the Highway
Network’ of the Stockport Core Strategy DPD

Condition: Detailed drawings of the planters to be provided on the Churchgate
elevation of the approved building shall be submitted to and approved in writing by
the Local Planning Authority. The drawings shall show the exact positioning of the
planters in respect to the public highway and include details of how the planters will
be drained (which shall be of a form which ensures that surface water from the
planters does not discharge onto the public highway). The planters shall then be
provided in complete accordance with the approved drawings.

Reason: To ensure that the planters are positioned so as to not obstruct the public
highway and water from the planters does not discharge onto the public highway
which could pose a hazard and affect the footway surfacing in accordance with
Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and Development’, T-1 ‘Transport
and Development’ and T-3 ‘Safety and Capacity on the Highway Network’ of the
Stockport Core Strategy DPD

Condition: Detailed drawings of the existing and proposed boundary between the site
and The Wellspring building and access path along the boundary shall be submitted
to and approved in writing by the Local Planning Authority. The drawings shall
include details of the boundary treatment and details of the access path which shall
be of a width / design that enables pedestrian access along the north elevation of
The Wellspring between the existing access doors of The Wellspring building and
Harvey Street (northern arm). The development shall not be occupied until the
boundary treatment and access path have been provided in accordance with the
approved drawings and the access path is available for use. The access path shall
then be retained and shall remain available for use at all times.

Reason: To ensure that the a suitable alternative pedestrian access is provided for
The Wellspring in lieu of the existing path which runs between Churchgate and
Harvey Street in accordance with Policies SIE-1 ‘Quality Places’, CS9 ‘Transport and
Development’, T-1 ‘Transport and Development’ and T-3 ‘Safety and Capacity on
the Highway Network’ of the Stockport Core Strategy DPD

INFORMATIVES

Informative: In addition to planning permission, the applicant / developer will need to
obtain the consent of / enter into an agreement with the Highway Authority
(Stockport Council) for the approved / required highways works. There will be a
charge for the consent / to enter into an agreement. Consent will be required / the
agreement will need to be in place prior to the commencement of any works. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter

Informative: A condition / obligation of this planning approval requires the submission
and approval by the Council of a Travel Plan prior to occupation of the approved



development. Adequate time needs to be available to enable the Council to examine
the Travel Plan and for any required amendments to the Travel Plan to be made. It
is therefore advised that the Travel Plan is submitted to the Council three months
before the development is proposed to be occupied and at that time, the proposed
date of occupation provided. For further information, the applicant / developer
should contact the Highways Section of Planning Services (0161 474 4905/6).

Informative: A condition/s of this planning consent requires the submission of
detailed drawings / additional information relating to the access arrangements /
parking / works within the highway. Advice on the discharge of highways related
planning conditions is available within the ‘Highways and Transport Advice’ section
of the planning pages of the Council’s web-site (www.stockport.gov.uk). The
applicant is advised to study this advice prior to preparing and submitting detailed
drawings / the required additional information.

Informative: A condition of this planning consent requires the submission of
Construction Method Statements. In order to ensure that the statements includes all
the required information the applicant / developer is advised to use the Council’s
template Construction Method Statement. This can be obtained from the ‘Highways
and Transport Advice’ section within the planning pages of the Council’'s web-site
(www.stockport.gov.uk).

Informative: The applicant / developer should note that occupiers of the approved
apartments may not be eligible for a resident's car parking permit to enable them to
park for free or at a discounted rate in town centre. The applicant / developer is
therefore advised to make potential occupiers of the apartments aware of the issue.

Informative: The electric vehicle charging points and the parking spaces for disabled
badge holders that are required to be provided as a condition of this approval could
be provided within the public highway subject to the agreement of the Highway
Authority (Stockport Council) or within public car parks owned and managed by the
Stockport Council. Once provided, these would be maintained by or on behalf of the
Highway Authority / Council and would be available to the general public, as well as
occupiers of the approved development and their visitors. The cost of providing the
electric vehicle charging points, including the cost of any Traffic Regulation Orders
that may be required and any compensation for the loss of car parking income that
will result from the loss of existing “Pay and Display” parking spaces, would need to
be met by the applicant / developer. For further information, the applicant /
developer should contact the Highways Section of Planning Services (0161 474
4905/6).

Informative: The applicant / developer should also note that all proposals that involve
the construction of buildings that will retain (in part or in full) the public highway that
require the approval of the Highway Authority and that such schemes may be subject
to a formal Technical Approval (TA) process. There is a charge for this. The
applicant / developer should contact the Highways Section of Planning Services
(0161 474 4905/6) with respect to this matter.

Informative: It should be noted that part of the approved development would be
constructed on an existing pedestrian route which runs between Churchgate and
Harvey Street and provides access to a number of adjacent premises. This path is
not recorded as a public right of way and the Council has no information to indicate
that there are any public or private rights of way along this path. The applicant is,
however, advised to take legal advice on this matter and ensure that they have the



legal right to construct the development prior to the commencement of the
development.

Transport for Greater Manchester: Regarding DC078265/6 and DC078286/7 - four
applications for Lower Hillgate/Underbanks/Churchgate, No objections are raised.

Conservation Officer (Site ‘A’ (DC/078286) 29-35 Little Underbank):

Introduction and Summary

This application forms part of an integrated set of development proposals located
within the Market Underbanks and Hillgate Conservation Areas, comprising the
development of four separate sites within the historic core of Stockport town centre
that currently consist of a combination of vacant gap sites, partially collapsed
buildings and existing buildings of inappropriate design or in very poor condition.
Since submission, off-site provision of a pocket park, storage facilities for the
Wellspring and tree planting along and within the vicinity of Churchgate has been
incorporated into the wider scheme (these elements do not form part of this
application).

Pre-application advice was provided to the applicant, stressing the importance of
developing the design from a detailed understanding of and consideration of
potential impact upon the significance of designated and non-designated heritage
assets, including, for the 29-35 Little Underbank proposals:

e The Market Underbanks and Hillgate Conservation Areas

e Statutory listed buildings - potential direct and indirect impacts upon Grade II
listed Winters and setting of Grade Il listed 16-26 Little Underbank

e Consideration of potential archaeological remains

The principle of development of each of the four sites is to be welcomed providing
the design of the proposals supports the preservation and enhancement of the
special character and appearance of the conservation areas and avoids harm to the
significance of designated and non-designated heritage assets. The principle of
introducing additional residential accommodation and ground floor commercial units
along Little Underbank and Lower Hillgate is to be welcomed.

Integration of the schemes with the Underbanks Townscape Heritage project will be
critical in order to secure the external public funding that is required to assist viability
and deliverability. It will therefore be essential that the design of the proposals are
consistent with the conservation-led regeneration thrust of the National Lottery
funding. Furthermore careful consideration of the phasing of the four component
sites will be critical to ensure each element is delivered, taking into account time
limits associated with funding. Any approval should be subject to a condition to
ensure co-ordinated delivery of all four proposals.

Unfortunately it is considered that the design quality of the submitted proposals falls
short of the standards that are being delivered for similar sites within the Market
Underbanks and Hillgate Conservation Areas with potential for a long term harmful
impact upon the significance of heritage assets that would be contrary to national
and local planning policies, including the aims of the National Design Guide to
produce an enduring, beautiful and successful place, Stockport Core Strategy/saved
UDP and NPPF planning policies, and the aims of the Townscape Heritage project.
A standardised development concept and architectural approach has been applied
across all four sites without sufficient consideration being given to reflecting local



character, identity and variety and therefore, unless amended plans are prepared, it
is recommended that any approval is subject to the application of planning conditions
in order to ensure appropriate architectural detailing and external materials are
incorporated into the external design of the proposed new buildings.

Assessment

This site currently comprises 29-35 Little Underbank, a block of four 2 storey retalil
units constructed in the late 1960s that are of no particular architectural merit or
historic interest. The site lies within the Market Underbanks Conservation Area at the
junction of Little Underbank and Mealhouse Brow and is close to the boundary of the
Hillgate Conservation Area. The site abuts Winters, a Grade Il listed building, and
lies diagonally opposite a terrace of Grade Il listed buildings (18-26 Little Underbank)
and therefore design of new development is required to have special regard to
setting considerations and townscape context.

Further information on the designated heritage assets is available from:
https://www.stockport.gov.uk/documents/market-underbanks-ca
https://www.stockport.gov.uk/documents/hillgate-ca
http://interactive.stockport.gov.uk/shed/Search/ViewDetails/46%20StatutoryListed
http://interactive.stockport.gov.uk/shed/Search/ViewDetails/49%20StatutoryListed

The principle of redevelopment of the site, providing for the formation of residential
apartments set above ground floor commercial space, is supported. The proposal
follows the general form of the former Albion Hotel, the building that occupied this
plot prior to its demolition and replacement with the existing shop units. Whilst the
proposed total height is justifiable in this location, and is supported by historic
precedent, the introduction of a concealed fourth floor within the roof space is a
departure from the original design. The proposed internal arrangements for these
fourth floor apartments at attic level have limited provision for natural light and
ventilation and are solely dependent upon rooflights fitted to street facing roof slopes.
There is little flexibility in the layout to enable adaptions or future retrofitting to help
make these apartments attractive for long term occupation. It has previously
recommended that this element of the proposal is reviewed, potentially through the
formation of larger duplex apartments that link the third and fourth floors, but this is
not reflected in the currently submitted drawings.

It is acknowledged that suitable external materials have been specified on the plans,
including natural slate and stone, traditionally manufactured brick, timber
windows/doors/shopfront, and cast iron rainwater goods are indicated on the plans
and the principle of employing this pallete of materials is supported subject to
appropriate architectural detailing. The use traditional materials to external
elevations is to be welcomed and this will assist in providing some relief to their
relatively plain, neutral appearance as currently proposed. Unfortunately the quality
of external architectural detailing indicated on the submitted drawings for elements
such as windows and doors, window heads and eaves is perfunctory and
standardised, and this would produce a very plain external appearance to the new
development. Careful attention should therefore be given to architectural detailing to
avoid a bland two—dimensional appearance to elevations and planning conditions
are recommended to address these shortcomings (see below).

Should the application be approved it is essential that the following conditions are
applied to ensure the scheme is policy compliant:
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http://interactive.stockport.gov.uk/shed/Search/ViewDetails/46%20StatutoryListed
http://interactive.stockport.gov.uk/shed/Search/ViewDetails/49%20StatutoryListed

Notwithstanding the information shown on the submitted drawings, no
external construction shall take place until a detailed schedule of all of
the proposed materials of external construction has been submitted to
and approved in writing by the local planning authority and samples
have been made available on site. Samples of brick and slate shall
comprise at least 1 square metre in area and a sample panel of
brickwork including mortar jointing shall be made available. The
schedule shall also include details of design, materials and finish of
window/door cills/lintols, ridges, verges, eaves and balcony balustrades.
Unless otherwise agreed in writing, all windows shall be provided with
single unit projecting stone cills (equivalent to 2 brick courses in height
and extending beyond window apertures) and flush flat gauged, wedge
shaped brick lintols (equivalent to 4 brick courses in height).
Development shall not be carried out except in accordance with the
agreed schedule and samples.

Notwithstanding the information shown on the submitted drawings no
installation of windows and exterior doors shall take place until details
have been submitted to and approved in writing by the local planning
authority. Unless otherwise agreed in writing, all windows shall be of
timber vertically sliding sash construction with a painted exterior finish.
All exterior doors shall be of timber panelled construction with a painted
exterior finish. Exterior glazing beads and bars shall be fully chamfered
at 45 degrees to replicate a putty profile and no trickle vents shall be
fitted to the windows. Details shall include elevations drawn at a scale of
1:20, and vertical and horizontal sections drawn at a scale of 1:5. All
windows and doors shall accord with the approved details and shall be
fitted with an exterior reveal of not less than 90mm.

All rainwater goods shall be of painted cast metal with a traditional half
round profile to the gutters and traditional collar connections with lugs for
fixing downpipes to the face of the building. Soil and vent pipes shall be
located inside the building and shall be coloured black where they
project through the roof.

No installation of any externally mounted plant equipment (including
utility meter boxes, flues, ventilation extracts, soil pipe vents, roof vents,
lighting, security cameras, alarm boxes, television aerials and satellite
reception dishes) shall take place until details (including the location,
design, method of support, materials and finishes) have been submitted
to and approved in writing by the local planning authority. Such plant
and other equipment shall not be installed other than in accordance with
the approved details.

No development sh