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Planning Brief 

Piccadilly-Fletcher Street, Stockport. 

1.0	 OBJECTIVE. 

1.1	 The purpose of this document is to provide a planning brief to guide the development of 
a key site in Stockport town Centre. 

2.0	 BACKGROUND. 

2.1	 Brief produced by the Regeneration Section, Economic Development Division in 
consultation with the Policy and Transport Section. 

3.0	 SITE INFORMATION. 

3.1	 Location context. 

The site is within Stockport Town Centre, close to the main shopping areas of 
Merseyway, Underbanks and the Market, and adjacent to the office area associated with 
the civic complex. 

The site has close links to the nearby Stockport Railway station, bus station and main 
road network. The Town centre, adjacent to junction 1 of the M60 Manchester Orbital 
Motorway, provides unrivalled access to all parts of Greater Manchester and to the 
national motorway network. 

3.2	 Site description. 

The site is bounded; 
to the north:  commercial properties 35-45 St Petersgate, 
to the west:  Piccadilly, 
to the east:  Fletcher Street and 
to the south:  retaining wall to Victoria House offices on Wellington Street. 

The area under consideration is 0.5 ha (1.25 acres) and is an essentially level site with an 
unnamed adopted highway running between Fletcher Street and Piccadilly. 

3.3	 Existing Land Use. 

The area of the site to the north of the adopted highway is a private car park, with 95 
spaces, associated with the Regal House office development on the west of Piccadilly. The 
car park is available for public use on Saturdays and has the entrance and exit from 
Piccadilly. 

The remainder of the site is a public car park with 87 spaces. 
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The unnamed, adopted highway separating the two car parks is a one way street with 
access from Fletcher Street and exit onto Piccadilly. 

3.4 Ownership. 

The freehold of the site are owned by Stockport M.B.C. and E. A. Properties and used as a 
surface car park. 

3.5 Planning History. 

The car park to the south of the site is on the site of the former Ritz Cinema, demolished in 
1985.On the northern part of the site outline planning permission was granted for an office 
development (5,556 sq. metres on basement , ground and 5 upper floors on 25th May 1995. 
This consent has since lapsed, but an application for renewal of planning permission has 
been submitted. 

3.6 Public Utilities. 

All mains services are available to the site from the adjacent highway details can be 
obtained from the appropriate statutory provider. 

4.0 SITE CONSTRAINTS. 

4.1 Ground Conditions. 

The site of the demolished Ritz Cinema has been back filled and is unlikely to exhibit any 
ground contamination. Detail site investigations will be required prior to any development 
being undertaken. 

4.2 Access limitations. 

Main vehicular access is from Piccadilly and Fletcher Street provides restricted access due 
to the narrow width of the street and the no through route to Wellington Street. 

The adopted highway between Fletcher Street and Piccadilly will require a highway closure 
order under the Planning Act 1990, in order to be incorporated into the developable area. 
Closure of this highway will require the provision of a turning facility on Fletcher Street. 

A pedestrian link exists between the Casino on Wellington Street and the public car park, 
it’s retention or provision of an alternative will require consideration depending on the 
development proposals. 

4.3 Adjacent buildings. 

Regal House is a 11 storey office block, in close proximity to the development site, on 
Piccadilly and any development proposals will be required to take into account the amenity 
of the existing building. 

Similarly, although to a lesser degree, the amenity of the 9 storey Heron House offices 
should be taken into account. 
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Victoria House, 4 storey office building, and a Gala Casino overlooks the site from the 
elevated position on Wellington Street and any development proposals will be required to 
take into account the close proximity of these buildings. A blank, brick elevation to 
Victoria House abuts the development site at the southern extremity. 

5.0 POLICY CONTEXT. 

5.1 Stockport Unitary Development Plan (Adopted Plan) February 1998. 

The site is identified on the plan as being within Policy Guidance Area 1.1 Middle 
Hillgate and adjoins the Policy Guidance Area 1.4 Hillgate West to the south and the 
Central Shopping Area US.4 to the north. 

PGA1.1.Middle Hillgate ‘comprises part of the Hillgate Conservation Area and retention 
of the historic buildings with appropriate uses is a paramount consideration. Where new 
build is appropriate, it should be of a high quality of design including the landscape 
treatment taking cognisance of the architectural character and historic nature of the area. 

PGA1.4 Hillgate West. ‘The area north of Edward Street permission will be granted for 
offices and business uses. Residential development may be permitted adjacent to existing 
residential uses. Development should be of a high standard and contribute to the renewal 
and environmental improvement of the area’. 

5.2 Stockport Unitary Development Plan (First Review) Revised Deposit May 2003. 

The site is identified on the plan as being within Policy TCG3.2 Cultural, Leisure and 
Heritage Quarter. 

The area extending from Grand Central and Daw Bank , through St Peters Square  to the 
Market and Underbanks area, will be the focus for a range of cultural, leisure and heritage 
facilities.  Permitted uses will include office and business uses (B1 use class), leisure 
including a hotel, residential, restaurants and cafes, tourism related development and retail, 
with the Markets and Underbanks continuing to act as a secondary retail area connected to 
the Town Centre. 

The cultural, leisure and heritage quarter comprises part of the Hillgate Conservation Area 
and retention of the historic buildings with appropriate uses will be a paramount 
consideration. Where new build is considered appropriate, it should be of a high quality 
design including landscape treatment taking account of the architectural character and 
historic nature of the area. Proposals should be appropriate both in scale and use, as well 
as contribute to the protection or enhancement of the area and its viability. 

A key priority will be to improve the quality of the pedestrian environment, with enhanced 
open space provision and links to the Town Centre and adjacent areas and reduced impacts 
from traffic. 
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5.3 Town Centre / M60 Regeneration Plan ‘Gateway to the Future’ 

The Council has produced this plan to provide a framework to guide development within

the Town Centre / M60 corridor. 

Key components of the plan are 


i) to create welcoming gateways and arrival points 
ii) to raise architectural and urban design standards, 

and requires the creation of landmark buildings and features on key prominent sites, to 
enhance the quality of the main roads into the Town Centre. 

The site falls into two complimentary areas, the private car park is within the Heritage and 
Cultural Quarter and the public car park is within the Civic Quarter. 

The Regeneration Plan is a comprehensive strategy covering a wide range of issues 
including the promotion of a leisure, heritage and cultural quarter. The area around St 
Petersgate is identified as a focus for restaurants and cafes to cater for the daytime and 
evening activity. A specific aim is to promote sites for a range of hotels throughout the 
town centre. 

5.4 Car Parking Standards 

The Councils current parking standards are currently being reviewed, following the revised 
draft PPG 13 introducing the principle of maximum parking standards. The Greater 
Manchester Local Authorities have produced draft proposals, and although not formally 
adopted these proposals form the basis for assessing car parking requirements. 

(The attached interim standards have been adopted and are currently going through the 
consultation process prior to formal adoption) 

5.5 Town Centre Transport Plan 

Any development proposals will need to accord with the emerging transport plan for the 
town centre. Consultation with the appropriate Council officers is essential. 

5.6 Supplementary Planning Guidance – Town Centre Housing 
This Supplementary Planning Guidance contributes to a move to repopulate the town 
centre, injecting new social and economic life into this area.  It has been prepared for the 
area to encourage housing and introduces a relaxation in current planning requirements in 
relation to Affordable Housing, Open Space and Transportation.  This guidance will help 
facilitate residential in the area.    

6.0 DEVELOPMENT OPPORTUNITIES. 

6.1 Proposed Land Use 

The following uses, as defined in the Town and Country Planning Act (Use Classes 
Order) 1987, are considered acceptable, in principle, in accordance with Government 
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guidance and U.D.P. policy to promote areas of mixed use and subject to Development 
Control consideration of the planning application. 

A3 Food and Drink

B1 Business

C1 Hotel

C3 Housing

D2 Leisure


The preferred uses are: 

i) Hotel and ancillary leisure facilities, with restaurants/cafes to the ground 
floor, and associated car parking. 

ii) Offices, with restaurants/cafes to the ground floor, and associated parking. 

7.0 DEVELOPMENT REQUIREMENTS 

7.1 General. 

Any development will be required to accord with the relevant policies contained in the 
Stockport U.D.P. (Adopted Plan) February 1998. 

Any development shall be designed to the highest standard to the satisfaction of the Local 
Authority Development Control Officers, and shall be constructed in accordance with the 
current Building Regulations to the satisfaction of the Local Authority Building Inspectors. 

7.2 Scale, massing and height. 

This is an important and visible site, and a good quality, architectural design solution is

required.


The scale and massing of the development should enhance and promote the important

gateway location with a strong visual presence particularly with regard to the vistas from

the north and south, along Piccadilly. The massing of the development should relate to the

adjacent building heights and urban form of the area. 


A maximum of 3 storeys is required to the north of the site adjacent to the properties on St

Petersgate, and a stepped building form should rise to a maximum of 8 storeys to the south,

adjacent to the properties on Wellington Street. 

Particular attention is required to the relationship of any development with the blank gable

wall to Victoria House, in order to reduce the visual impact of this wall.


7.3 Design 

Innovative and high quality design should take advantage of this important landmark site, 
and the choice of materials, both in terms of colour and texture, should be synonymous 
with modern technology with a strong emphasis on the use of glass and metal for 
elevational treatment of the building. The specification of materials and maintenance plans 
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for the public areas related to Piccadilly must demonstrate high standards of visual 
attractiveness, durability and environmental performance. 

The prominence of this site provides the opportunity for the provision of public art to be 
included as an integral part of the development. 

7.4 Access 

The main vehicular access to the site is from Piccadilly, whilst restricted access from 
Fletcher Street may be possible. 

A traffic impact assessment is required in order to determine the extent of any highway 
improvements that may be required in the localised area around the site. Prior to 
undertaking the study a scoping study should be undertaken in consultation with the Local 
Authority. In terms of the wider town centre context, in particular access to and from the 
A6, the requirements of the Transport Plan for the Town Centre will dictate the need for 
any further improvements to the highway network. 

Provision will be required for pedestrians and cyclists to access the development and the 
needs of disabled persons should be taken into account. 

7.5 Car Parking 

The site currently provides 95 spaces for use by the occupiers of Regal House during 
business hours, and which are general use at weekends. In addition, there are 87 public car 
parking spaces. The Council and development partner recognise that there are opportunities 
for maximising the utilisation of the parking spaces throughout the day and evening period, 
and will look most favourably on schemes which minimise any overall loss of car parking 
provision within the development, and maximise space utilisation. 

The provision of car parking for the proposed development, either on site or by means of a 
commuted payment to provide off site parking, should be in accordance with the Council’s 
policy as part of the Transport Plan for the Town Centre. 

Car and cycle parking should be provided in accordance with the Councils current 
standards and the UDP policy UT 3.3, however as these are currently being reviewed, the 
P.P.G.13 draft proposals will form the basis for assessing car parking requirements.

(The attached interim standards have been adopted and are currently going through the

consultation process prior to formal adoption)


For guidance the draft standards are: 

A3 Food and Drink (Restaurant) - maximum 1 space per 7 sq. m. public area 
- minimum 1 cycle space per 140 sq. m., min 
2 

B1 Offices - maximum 1 space per 35 sq. m 
- minimum 1 cycle space per 400 sq. m., min 
2 

6




C1 Hotels - maximum 1 space per bedroom 
- minimum 1 cycle space per 10 bedrooms, 
min 2 

C3 Dwellings - maximum 1.25 spaces per dwelling 

(The attached interim standards include updated parking standards for disabled person’s 
vehicles and are also currently going through the consultation process prior to formal 
adoption) 

In addition, sufficient space within the site should be allowed for the manoeuvring of 
service vehicles. 

7.6 Landscaping 

Piccadilly provides a small area of landscaping, with a number of mature trees, as part of 
the highway and the opportunity should be taken to enhance and supplement this area 
within the development site. The potential for quality public space linked to the restaurant/ 
café facilities should be exploited to meet the key aim of promoting a cultural quarter 
around the St Petersgate area. 

7.7 Security 

The layout should take into account security and crime prevention measures and advice is 
available from the Greater Manchester Police Architectural Liaison Officer. The areas of 
public access should be designed to include natural surveillance through good visibility and 
effective lighting. 

8.0 CONTACTS. 

8.1 Stockport Metropolitan Borough Council 

Regeneration Section 
Steve Burns/ Brian Nash/David Hinds 

Development Control 
Jim Seymour 
Nick Whelan 

Estates Services 
David Conneely 

Transportation and Health 
Sue Stevenson 

Planning Policy 
Geoff Taylor 

Planning Officer 
Principal Engineer 

Development Surveyor 

Policy Manager 

Policy Officer (Housing) 

0161 474 
2648/2628/2643 

0161 474 3656 
0161 474 4907 

0161 474 5362 

0161 4744394 

0161 474 3534 

7 



8.2 Services 

Stockport Metropolitan Borough Council 
Environment & Economic Development Division 
103 Wellington Road South Tel No. 0161 474 4863 
Stockport Fax No. 0161 953 0013 

Public Utilities 

United Utilities

Map Services Direct

New Town Houses

Buttermarket Street

Warrington


            WA1 2QG


British Gas Trans Co (North West District) 
Spa Road 
Bolton 
BL1 4SR Tel No. 01204 545000 

British Telecom Plc 
91 London Road 
Manchester 
M60 1HG Tel No.  0800 309409 

British Telecom Plc SWAMP (Street Works Action Management Point) 
Post Point 51 D 
Fifth Floor 
Lancaster House 
Old Hall Street 
Liverpool 
L3 9PY Tel No. 0151 229 4503 

North West Water Limited Networks Services 
PO Box 453 
Great Sankey 
Warrington 
WA5 3QN Tel No. 0345 462200 

Greater Manchester Police (Architectural Liaison Officer) 
Chester House 
Boyer Street 
Manchester M16 0RE Tel No 0161 865 2258 
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