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REFERRAL 
 
This application has been referred to planning committee because it 
involves a residential development of more than 10 dwellings. 
  

1. SITE DESCRIPTION AND DETAILS OF PROPOSAL 
 
The site, known as Wrenbury Station Yard comprises approximately 0.49ha 
of flat, overgrown, land located to the north east of Wrenbury Road. The 
site was last in use as a builder’s yard and is bounded by the main Crewe 

SUMMARY RECOMMENDATION: 
 

APPROVE subject to No objection from United Utilities, Network Rail 
and HM Railways Inspectorate and Section 106 Agreement and 
conditions 

 
MAIN ISSUES 

§ Principle of Development 
§ Loss of Employment Site 
§ Site Layout 
§ Design 
§ Amenity 
§ Ecology 
§ Open Space 
§ Landscape 
§ Noise Impact 
§ Contaminated land 
§ Drainage 
§ Impact on the Railway 
§ Highways 
§ Other matters 

 



to Shrewsbury railway line and Wrenbury Station to the north-west, 
Wrenbury industrial estate to the south east and north east and residential 
properties fronting on to Wrenbury Road to the South West. The site 
access is between two of these residential properties.  
 
The application seeks outline planning permission for 16 affordable houses, 
comprising a mixture of 2 and 3 bedroom semi-detached and mews 
houses.  The houses on the proposed site are to be served by the existing 
vehicular access from Wrenbury Road. Although the application is 
submitted in outline with all matters reserved, an indicative layout has been 
provided which shows a cul-de-sac with an area of public open space 
proposed.  
 

 
2. PREVIOUS RELEVANT DECISIONS 

 
None 

 
3. PLANNING POLICIES 
 

National policy 
 

PPS 1 Delivering Sustainable Development 
PPS 3 Housing 
PPS7 Sustainable Development in Rural Areas 
PPG13 Transport 
PPS23 Planning and Pollution Control 
PPS25 Development and Flood risk. 

 
Regional Spatial Strategy 
 
DP1 – Spatial Principles  
DP4 – Make best use of resources and infrastructure 
DP5 – Managing travel demand  
DP7 – Promote environmental quality 
DP9 – Reduce emissions and adapt to climate change 
RDF1 – Spatial Priorities 
L4 – Regional Housing Provision 
EM1 - Integrated Enhancement and Protection of the Region’s 
Environmental Assets 
MCR4 – South Cheshire 

 
Local Plan policy 
 
BE.1 (Amenity),  
BE.2 (Design Standards),  
BE.3 (Access and Parking),  
BE.4 (Drainage, Utilities and Resources) 
BE.5 (Infrastructure) 



BE.6 (Development on Potentially Contaminated Land) 
NE.2 (Open Countryside) 
NE.5 (Nature Conservation and Habitats) 
NE.9 (Protected Species) 
NE.17 (Pollution Control) 
RES.5 (Housing in Open Countryside) 
RES 8. (Affordable Housing in Rural Areas Outside Settlement Boundaries) 
 
Other Material Considerations 
 
Cheshire East Interim Housing Policy  
Cheshire East Interim Affordable Housing Policy 
Cheshire East Strategic Housing Market Assessment 2010 
 
 

4. OBSERVATIONS OF CONSULTEES 
 
Environmental Health 
 
• Environmental Health have looked at the noise assessment submitted 

with the application and have the following comments to make. Before 
the proposed dwellings are first occupied the mitigation measures 
stated in Section 4 of the Noise Impact Assessment dated July 2011 
should be implemented and completed to a high standard, in order to 
protect the proposed occupants from excessive noise from the railway 
and the industrial estate. In summary these mitigations measures 
include: 
1. Living room glazing requirements 
2. Bedroom glazing requirements for north and south facing elevations 
3. Ventilation requirements for bedrooms and living rooms 
4. Acoustic barrier around the perimeter of the garden areas (note: this 

would need to be possibly 4 metres tall, or more in places) 
 

• Any external lighting of the proposed development shall be submitted 
to, and approved in writing by the Borough Council before it is installed, 
in order to protect the amenity of local residents. 
 

• Due to the potential for noise disturbance to local residents, the 
construction of the development should be subject to the following 
hours of operation restrictions; 

o Monday – Friday  08:00hrs – 18:00hrs 
o Saturday    09:00hrs – 14:00hrs  
o With no Sunday or Bank Holiday working 

 
• Should there be a requirement to undertake foundation or other piling 

on site it is recommended that these operations are restricted to: 
o Monday – Friday  08:30hrs – 17:30hrs 
o Saturday   09:30hrs – 14:00hrs 
o Sunday   Nil 



 
• Should there be a requirement to undertake “floor floating” the process 

of mechanical smoothing of concrete to a floor area these operations 
are restricted to: 

o Monday – Friday  07:30hrs – 20:00hrs 
o Saturday   08:30hrs – 14:00hrs 
o Sunday   Nil 

  
• The application is for new residential properties which are a sensitive 

end use and could be affected by any contamination present. 
 

• The report submitted in support of the application indicates that there is 
contamination present on the site which requires further investigation 
and remedial measures. 

 

• As such, and in accordance with PPS23, Environmental Health 
recommends that conditions requiring a site investigation and 
remediation measures to be submitted and agreed are imposed.  

   
United Utilities:  
 
• No comments received at the time of report preparation.  
  
Highways Authority:  
 
• The parking provision at this site is too high and should be amended to 

provide 200% (two spaces) per dwelling, plus 5 visitor spaces minimum. 
 

• The drawing provided Number 631304 Revision B, shows the visibility 
splay in the critical direction very close to the boundary wall of the 
adjacent property. However this is acceptable given the size of the 
development and previous use of this site. 

 

• The Highways Authority would not wish to adopt this access road but 
will expect it to be built to an adoptable standard. 

 
• A section 278 agreement will be required for the proposed access. The 

access and internal layout, must be constructed to CEC specification 
with a plan approved by the LPA/HA prior to commencement. 

 

• In principle, subject to receiving and approving drawings for the above, 
the highways authority would support this application. Subject to the 
access constructed under a section 278 agreement as per drawing 
number 631304 Revision B and the access road constructed to CEC 
specification there are no highways objections. 

 

Network Rail 



• The applicant will need to engage with the Network Rail Asset 
Protection Team as the proposal is next to Wrenbury Railway Station 
and the operational railway; there is serious potential for the 
development to adversely affect the operational railway and Network 
Rail land.  

• The applicant must enter into an asset protection agreement with the 
Network Rail  

• The timber acoustic fence next to the boundary with the operational 
railway is not acceptable to Network Rail. Any residential proposal 
imports a risk of trespass to the operational railway. The developer must 
provide a suitable trespass proof fence to mitigate any risks they have 
imported. Therefore in addition to the acoustic timber fence the 
applicant must provide, at their own expense, a minimum 1.8m high 
trespass proof steel palisade fence along the boundary with Network 
Rail land.  

• The development could result in people gaining access to the back 
platform of Wrenbury Railway Station without using the authorised 
access points. Any other method of gaining access to Wrenbury 
Railway Station aside from authorised entrance and exit points will be 
deemed trespass and would also place the individuals/animals in 
danger. Any Network Rail existing fencing must not be affected, altered, 
damaged or removed in any way by the proposal, this includes any 
foundations. Network Rail must also be able to maintain its platform and 
any fencing and the proposal must not interfere with the ability to 
undertake any maintenance works.  

• The site plan shows that there is ‘visitor parking’ proposed along the 
boundary with the operational railway. The applicant will need to install 
suitable high kerbs to prevent vehicles accidentally driving or rolling 
onto the railway or damaging lineside fencing from the hard standing 
area. 

• The applicant will need to provide details of any excavation works within 
10m of the boundary with Network Rail to the Network Rail Asset 
Protection Engineer for review and approval. 

• The Design and Access Statement states, “Given the sites superb 
location for local train and bus facilities, the applicant is willing to 
provide additional car parking spaces for use by the general public 
when utilising this local public transport.” Network Rail is not aware of 
any discussion with the applicant with regard to parking at Wrenbury 
Station. Wrenbury Station is unstaffed and without parking, passenger 
and operational parking would be of assistance. However, future 
management and responsibilities arise if this were to be part of the 
station, local authority or third party managed.  

• The site plan shows that there will be soft landscaping along the 
boundary with Network Rail. The applicant must submit details of the 



landscaping proposal to the Network Rail Asset Protection Team for 
approval and these must be in line with Network Rail’s recommended 
planting to ensure that no shrubs/hedges/trees affect Network Rail’s 
ability to maintain its land and fencing or any vegetation that would 
increase leaf fall and railhead contamination on the line. As a guide 
where trees/shrubs are to be planted adjacent to the railway boundary 
these shrubs should be positioned at a minimum distance greater than 
their predicted mature height from the boundary. Certain broad leaf 
deciduous species should not be planted adjacent to the railway 
boundary as the species will contribute to leaf fall which will have a 
detrimental effect on the safety and operation of the railway. Any hedge 
planted adjacent to Network Rail’s boundary fencing for screening 
purposes should be so placed that when fully grown it does not damage 
the fencing or provide a means of scaling it. No hedge should prevent 
Network Rail from maintaining its boundary fencing. 

• The Design and Access Statement states, “Whilst the site adjoins the 
railway, it is not a main line.” The line in question is the Shrewsbury to 
Crewe line and is an active line and indeed the Design and Access 
Statement does go on to state that the site is within 20m of the station 
which provides regular services. The applicant must be made aware 
that the potential for any noise/ vibration impacts caused by the 
proximity between the proposed development and any existing railway 
must be assessed in the context of PPG24 and the local planning 
authority should use conditions as necessary. The current level of 
usage may be subject to change at any time without prior notification 
including increased frequency of trains, night time train running and 
heavy freight trains.  

• The applicant’ submitted site plan shows that on the row of ‘2B’ houses 
next to the turning head is being built very close to the operational 
railway. At a scale of 1:500 on A3 the gap between the building and the 
Network Rail boundary is approximately 1.5m. The applicant is required 
to ensure that there is a minimum of 2 metres between any building and 
structure and the boundary with Network Rail. The reason for the 2m 
gap is to ensure that any construction works on site and any future 
maintenance works can be undertaken wholly within the footprint of the 
applicant’s land and without encroaching onto Network Rail land or 
over-sailing into Network Rail air-space. Any less than 2m and there is a 
strong possibility that the applicant (and any future resident) will need to 
utilise Network Rail land and air-space to facilitate works.  

• Any scaffold which is to be constructed within 10 metres of the railway 
boundary fence must be erected in such a manner that at no time will 
any poles over-sail the railway and protective netting around such 
scaffold must be installed. All operations, including the use of cranes or 
other mechanical plant working adjacent to Network Rail’s property, 
must at all times be carried out in a “fail safe” manner such that in the 
event of mishandling, collapse or failure, no materials or plant are 
capable of falling within 3.0m of the boundary with Network Rail. 



• The applicant will need to supply details of the drainage arrangements 
to the Network Rail Asset Protection Engineer, to ensure that the 
development drainage does not impact upon Wrenbury Station 
drainage.  

• There is a level crossing at Wrenbury Station. The residential 
development at Station Yard will increase usage of the level crossing 
both for residents and visitors (pedestrian and vehicular). The Council 
have not however, notified Network Rail and the Railway Inspectorate of 
this formally.  

• No part of the development shall cause any existing level crossing road 
signs or traffic signals or the crossing itself to be obscured. Clear 
sighting of the crossing must be maintained for the 
construction/operational period and as a permanent arrangement. The 
same conditions apply to the rail approaches to the level crossing.  

• Any lighting associated with the development (including vehicle lights) 
must not interfere with the sighting of signalling apparatus and/or train 
drivers vision on approaching trains.  

• All roads, paths or ways providing access to any part of the railway 
undertaker's land both temporary and permanent, shall be kept open at 
all times during and after the development. The proposal must not 
encroach onto any Network Rail access road, paths or ways of access 
to any part of Network Rail land. It must not prevent any customers from 
gaining access or exiting Wrenbury Railway Station, or prevent any 
maintenance works being undertaken to Network Rail land and 
boundaries. 

• The developer/applicant must ensure that their proposal both during 
construction and after completion of works on site does not encroach 
onto Network Rail land, it must not affect the safety, operation or 
integrity of the railway and its infrastructure or undermine or damage or 
adversely affect any railway land and structures, nor over-sail or 
encroach upon the air-space of any Network Rail land or cause to 
obstruct or interfere with any works or proposed works or Network Rail 
development both now and in the future to be undertaken on Network 
Rail land and infrastructure. Any future maintenance must be conducted 
solely on the applicant’s land. 

• The development proposal does not highlight a Network Rail reserved 
lineside access route through the site and although they can possibly 
use the new service road this does not actually lead to the access gate 
positioned behind Plot 2b/c. 

 

Environment Agency 
 



• The site investigation works have identified elevated concentrations 
contaminants in both soil and groundwater samples.  
 

• The EA agree the recommendation for further ground investigation 
works and suggest that this includes the delineation of the 
contamination identified to assess whether any remedial action is 
required to protect controlled waters receptors. In this instance the main 
concern is with the protection of the River Weaver located north of the 
site. Therefore the EA request that planning permission should only be 
granted to the proposed development as submitted if the following 
conditions are imposed. 

o The following components of a scheme to deal with the risks 
associated with contamination of the site shall each be submitted 
to and approved, in writing, by the local planning authority: 

1.  A preliminary risk assessment which has identified; 
all previous uses; potential contaminants associated with 
those uses; a conceptual model of the site indicating 
sources, pathways and receptors; potentially 
unacceptable risks arising from contamination at the site. 

2.  A site investigation scheme, based on (1) to provide 
information for a detailed assessment of the risk to all 
receptors that may be affected, including those off site. 

3. The results of the site investigation and detailed risk 
assessment referred to in (2) and, based on these, an 
options appraisal and remediation strategy giving full 
details of the remediation measures required and how 
they are to be undertaken.  

4. A verification plan providing details of the data that will be 
collected in order to demonstrate that the works set out in 
the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of 
pollutant linkages, maintenance and arrangements for 
contingency action. 

5. Submission of, a verification report demonstrating 
completion of the works set out in the approved 
remediation strategy and the effectiveness of the 
remediation  

o If, during development, contamination not previously identified is 
found to be present at the site then no further development shall 
be carried out until the developer has submitted, a remediation 
strategy 
 

• The EA also recommend that a number of informatives should also be 
included on the decision notice. 

 
 

5. VIEWS OF THE PARISH / TOWN COUNCIL:  
 

§ Wrenbury cum Frith Parish Council supports this proposal.  



§ The site has been for sale on the open market for in excess of 5 
years and no proposal for employment use has come forward. It is a 
brownfield site which requires a beneficial use. As an affordable 
housing site it is well placed to serve the village of Wrenbury. It is 
within walking distance of facilities in Wrenbury (school, medical 
centre and shop) and is of course adjacent to the railway and on a 
bus route for public transport. 

 
6. OTHER REPRESENTATIONS: 

 
Letters of support have been received from the occupiers of Brookside 
Springfield, West View, Wayside, Hazeldene and Smeaton Hall, New Road; 
The Lilacs, Pinsley Green and Unit 5 Creamery Industrial Estate making the 
following points: 
 
o It would utilise an unattractive brownfield site that has now remained vacant 

and derelict for in excess of 6 years, with no commercial user declaring an 
interest in the site. Furthermore, there remain other commercial 
unimplemented planning applications available for Wrenbury - therefore 
this site will not take away from the supply of commercial sites  
 

o It would fulfil all requirements for residents,  
 

o It would enhance the village tremendously, leaving green fields undisturbed 
for agriculture and wildlife. 

 
o It should be constructed instead of the proposed planning on the green field 

site on New Road. The building on this Green field site is so wrong on 
many counts: We need to preserve green fields to grow food for the nation 
particularly where there is suitable building land available on non 
agricultural land.  It is environmentally wrong to cover more land with 
concrete as it is detrimental to the wildlife particularly where there is an 
option of non green site. New Road is already very busy with traffic having 
to use the verges for passing. This makes the road very dirty in the winter 
and also very slippery. 

 
o The address marked is incorrect - this site neighbours Wrenbury Station, 

not Aston as noted in the Council's address. 
 

o The site is ideally situated for access to local/regional transport facilities 
and for safe pedestrian access to the village centre and its school, medical 
centre and shop. 

 
o The site is already serviced, benefits from safe 30mph two-way road 

access (already approved in previous planning applications for large 
commercial HGV use), has superb public transport access (next to 
Wrenbury train station and close bus links), has a safe/wide public footpath 
into the village centre shop/school/church within easy walking distance, and 



is directly neighbouring existing dwellings. As such this site is perfect for 
this development! 

 
o The proposals will provide affordable rural homes for local people. This will 

also help support the local school numbers and local services/shop. 
 

o The development also considers the provision of much needed car parking 
for local rural residents to fully utilise the existing excellent train service. 
Presently rural train users have to squeeze into a small informal gravel 
area (just big enough for 4 cars) which is really intended for railway 
maintenance staff! 

 
o This is a truely sustainable development which only serves to help the local 

community and enhance our local environment, as such we urge the 
council to support this application!  

 
o This site has been derelict for a very long time and the proposed 

development would enhance the area providing housing for local people.  
 

o The development is situated close to the transport network and close to the 
amenities of the village school/medical centre/post office.  

 
o This is the best possible use for this derelict site and there is a need for this 

type of housing in the village. 
 

 
Letters of objection have been received from 1 and 2 Station Cottages and Station 
House, making the following points 
 

• Sixteen houses is too many for this site as they do not have any main 
sewage connections.  
 

• Neighbouring occupants also have a right of way to the rear of all the 
properties for access to the septic tanks given to them by British Rail when 
they bought their properties. It is totally unacceptable to have a housing 
estate behind, as residents have to go to the rear of buildings and gardens 
to empty them. 

 
• The access would not take the volume of traffic it is only very narrow 

 
• The old building should be incorporated in to the development. Does it 

have any historical importance? 
 

• The evidence to support the construction of sociably affordable housing is 
extremely limited to one vague survey undertaken following the public 
meeting held on 01/02/2011 to consider a similar application (11/0041N) 
which only found 8 adults who might like to use the facilities of social 
housing. This then leads to the consideration of allowing 8 individual people 
to occupy eight individual two bedroom houses, hardly an acceptable use 



of social housing. Without any other evidence of need from either the 
Parish Council or Wulvern Housing it must be accepted that the remainder 
of the housing will be left empty as no other local people are listed on any 
organisations records or the accommodation will be used to relieve the 
housing shortages in larger conurbations of Nantwich and Crewe, hardly 
supporting the idea of LOCAL housing. It was stated in correspondence 
from a Greville-Watts 04/02/11 concerning application 11/0041N that 
Wulvern Housing had accommodation in Sandfield Court that was un-
utilised due to needing refurbishment/redevelopment, so would this not be 
a better use of existing housing stock for the 8 individuals identified and the 
housing associations monies.  
 

• The small community around the Station Yard is compact and although 
associated with the village of Wrenbury is by its location detached from the 
main hub of the village. The development would increase the present 
specific location housing stock by 300 %. This alone would impact on the 
look and feel of this particular part of the village.  

 
• Much has been written about the visual impact of the present site. The only 

people to see the whole site are train passengers who see it for a second 
or two as they pass on an express or drawing to a stand on a stopping 
service. Whilst standing at the station to allow passengers to alight/board 
the train the yard is not visible to passenger staying on the train as it stops 
opposite the boundary fence/building of Station House. Should the 
development be permitted and the conditions required by Network Rail and 
notes from the application all passengers will see is a 1.8 m high anti 
trespass fence in front of an acoustic barrier, which is normally baffled 
wooden panels higher than the visible sight line. This would make the yard 
look like some sort of industrial compound and not be in keeping with the 
local view. This would lead to a compound atmosphere within the 
development as it already has a long established high hedge line to the 
south face providing suitable habitation/food source for local wildlife and I 
hope the council would consider acceptable the destruction of this 
hedgerow.  

 
• The specific area of the station has no mains sewage available to it and the 

public road and the access road tend to flood during and following rainfall. 
With the yard behind hard surfaced for the development if suitable drainage 
is not utilised local flooding will be exacerbated. 

 

• The present housing stock utilises septic tanks/cess pits and many use the 
station yard historically as a soak away. To provide connection to the 
Wrenbury Waste Water Treatment Works (WWTW) would involve an 
excessive and costly construction phase which would either impact on the 
industrial estate and then the River Weaver valley or major road disruption 
along the Station/Wrenbury road to pump foul water to the main drains in 
the main hub of the village. The report supplied with the application does 
not support soak away drainage so limiting the use of septic tanks for the 
development. The utility company in charge of Wrenbury WWTW has 



already noted in response to public inquiry following the application by the 
Comberemere Estate for 40+ houses (utilising an existing main drain) that 
the plant could accommodate the flow created by such a development but 
would possibly have difficulties in processing the nitrification produced in 
dealing with foul water. The solution would be a major redevelopment of 
the WWTW which again would impact on the local rural idyll and 
presumably the requester would have to pay for the capital expenditure. An 
additional 16 houses would almost certainly mean this redevelopment of 
the WWTW would need to go ahead and would thus impact on when the 
site would be available to occupation. 
 

• Having recently applied to the utility company for an electrical supply the 
engineer mentioned that the grid was now overloaded and would require 
major and costly enhancement (at cost to the requester). The new 
development would be heated by electricity (as there is no mains gas 
available) which coupled with street lighting would lead to a huge new 
demand. Whilst not impossible to achieve this would require capital 
expenditure and would impact visually on the local environment. 
 

•  The access road whilst being 6.5m in width could possibly, after the 
provision of pedestrian walkways and suitable service access to existing 
drains along the access road, lead to a restrictive road of around 4m which 
is extremely restrictive for the passage of two vehicles. This might lead to 
vehicles queuing on the main road to gain access with the resulting 
queuing on the main road and affect safety and the proper use of the road 
crossing barrier. This could be overcome either by gaining full access via 
the road leading to the industrial estate or the implementation of a one way 
system via the present access and the industrial estate road access. 
 

• The proposal does not suggest that the Council would adopt the cul de sac 
and therefore household waste units would have to be presented each 
week at the access point to the site with the main road, meaning 16/32 
wheelie bins being located near to a busy road and probably restricting the 
public footpath. These bins would likely be left all day until the households 
returned from employment activities, not a pleasant site for passing road 
transport and visitors to the village via this main access road ruining the 
look of the village and rural idyll. 
 

• Whilst the development does have good access to public transport, that 
transport network does not support commuter traffic and is used in a limited 
way by the present local population. The main form of transport in the area 
is private road vehicle. 
 

• The development is already planning for the use of 32 road vehicles which 
would make a considerable impact on the local roads and environment. 
This would lead to a minimum 64 road journeys per day over local roads 
which already stated in many comments concerning this and other 



applications in the area are mostly narrow, poorly maintained and having 
an excessive amount of farming associated vehicles travelling over them. 
 

• The development would increase dramatically the noise and light pollution 
presently afforded to the neighbouring accommodation especially after the 
industrial estate has finished business for the day. The vehicle and 
pedestrian footfall would increase very dramatically for the Station House 
and 2 Railway Cottages as vehicles and pedestrian accessed the site. 
Presently the vehicle use is once a month into the yard and access to 
parking at the rear of Station House. The possibility of an additional 64 
(minimum) vehicle movements is excessive and would require the two 
properties to take measures to reduce noise and increase privacy 
enhancing measures. In the case of Station House this would result in the 
limiting of natural daylight afforded by the southern aspect windows. 
 

• The village school is presently restricting access to it from already 
established local communities and high school students are transported by 
coach in and out every day to schools in Nantwich. 
 

• The local amenities whilst varied are mainly provided by public houses/etc 
so new families would have to travel to Nantwich/Crewe for family 
orientated entertainment. This increasing the road vehicle usage and taking 
support from local businesses to the vast corporate faclilties found in the 
nearby major conurbations. 
 

7. APPLICANT’S SUPPORTING INFORMATION: 
  

• Design and Access Statement 
• Protected Species Survey 
• Noise Impact Assessment 
• Affordable Housing Statement 
• Contaminated land Assessment 
• Supporting Letter from Wulvern Housing  
• Supporting Letter from Wrenbury Parish Council 

 
8. OFFICER APPRAISAL 

 
Principle of Development 
  
The site is located outside the Wrenbury Settlement Boundary and within 
the Open Countryside, where Policy NE.2 carries a general presumption 
against new residential development.  
 
The site has also been considered in the Cheshire East Strategic Housing 
Land Availability Assessment (SHLAA). This states that the site is 
brownfield, currently in employment use and that residential development 
was rejected at the last local plan public inquiry. It is located on potentially 
contaminated land and there are potential noise issues due to proximity to 



the railway and the adjacent industrial estate. The general character of the 
area is described as a rural employment area adjacent to Wrenbury Station 
and the surrounding land uses comprise railway, commercial buildings, 
residential and open countryside.  The SHLAA does acknowledge that the 
site is sustainable, in close proximity to Wrenbury Rail Station and is 
located on a bus route. It is considered to be not suitable, available, 
achievable or developable.  
 
However Policy RES.9 of the Replacement Local Plan makes an exception 
to the general policy of restraint for affordable housing, subject to 
compliance with three criteria which states that:  
 

§ The housing will meet the needs of people previously shown to be in 
local need in a survey specifically undertaken for that purpose;  

§ The site is in a sustainable location immediately adjacent to an 
existing settlement boundary         

§ The scale, layout and design of the scheme are appropriate to the 
character of the settlement. 

 
With regard to the issue of need the Housing Section has commented that 
a rural housing needs survey was carried out in 2010 which covered the 
Cheshire East Southern Rural Parishes, this included Wrenbury-cum-Frith.  
 
The survey was conducted by sending out a questionnaire to all the 
households in the Wrenbury cum Frith. 457 questionnaires were sent out 
and 127 returned giving a return rate of 28% in the Wrenbury cum Frith 
parish. The rural housing needs survey for Wrenbury-cum-Frith identified 
that there were a total of 20 actual hidden households (households which 
have at least 1 adult in the household who wished to form a separate 
household, some have more than one hidden household and 18 of these 
20 are adult children).  
 
The requirements of these hidden households show that the majority of 
people need 2 bed houses and a smaller proportion in need of 3 bed 
houses, 8 of the hidden households have dependents. 
 
The survey also established that there are 10 people who moved out of the 
area because they could not afford to rent or buy, 6 of these would like to 
return. This rural housing needs survey has identified there are a total of 26 
persons with a direct local connection who could possibly be occupiers of 
affordable housing in Wrenbury-cum-Frith. 
 
In addition to the Rural Housing Needs survey the SHMA 2010 identifies an 
affordable housing need for the Wrenbury area. The affordable housing 
need is 5 new units per year between 2009/10 – 2013/14 which gives a 
total requirement of 25 units for the period. 

 
It is noted that a development of affordable houses has recently been 
granted planning permission at a site on New Road, Wrenbury (application 



11/0041N refers).  The approval for the site at New Road, Wrenbury is for 
14 affordable dwellings and the application for the Station Yard, Wrenbury 
site is for 16 affordable units meaning a total of 30 affordable dwellings 
would be provided over the 2 sites. The rural housing needs survey carried 
out in 2010 for the Cheshire East Southern Rural Parishes established that 
in the Wrenbury-cum-Frith parish there is a need for 26 affordable 
dwellings. The number of applicants registered on Homechoice who require 
rented housing and have selected Wrenbury as their first choice has 
recently increased to 25, from 22 in September 2011. The majority of these 
require 1, 2 and 3 bed units. The 2 sites would deliver just slightly over this 
amount of affordable dwellings identified as needed for Wrenbury-cum-Frith 
in the Cheshire East Southern Rural Parishes survey. Nevertheless, given 
that affordable housing need appears to be increasing in the area, despite 
the extant permission at New Road, the Housing Section would still support 
the Station Yard planning application. 
 
Due to the identified housing need above the Housing Section does not 
object to this planning application provided that it also meets the 
requirements of the Affordable Housing Interim Planning Statement for a 
Rural site and that due to it being in a Designated Protected Area any 
shared ownership units should have the purchase of additional equity in the 
units restricted to a maximum of 80% ownership. 
 
Planning Policy also states that “on housing sites where an element of 
affordable housing is to be provided and the applicant is a registered social 
landlord planning permission will normally be granted subject to a condition 
restricting the occupation of the houses to persons who meet the objectives 
of the registered social landlord”. It also states that “where the applicant is 
not a registered social landlord planning permission may be granted for the 
whole scheme providing the applicant enters into a legal agreement 
whereby there are secure arrangements to ensure that the benefits of the 
affordable housing will be enjoyed by subsequent occupiers as well as the 
initial occupiers. It is therefore the preferred option that any rented, 
affordable, properties are transferred to an RSL to own and manage. 
 
It is therefore considered that the housing will meet the needs of people 
previously shown to be in local need in a survey specifically undertaken for 
that purpose and consequently, the first criterion of policy RES:9 has been 
met. With regard to the second criterion, the site is considered to be in a 
sustainable location as it is immediately adjacent to the railway station, on 
a bus route, and within approximately 15 minutes walking time of the village 
centre which includes health centre, school, shop, post office, playground 
and pubs. However it is not immediately adjacent to an existing settlement 
boundary and therefore only partially complies with the second criterion of 
policy RES:9. Compliance with the third criterion, which relates to the scale, 
layout and design of the scheme, is discussed elsewhere in the report.  
 
Loss of Employment Site 
 



The site was last in use as a builders yard and therefore constitutes an 
existing employment site. Therefore policy E.7, of the local plan is relevant. 
It states that development which would cause the loss of an existing 
employment site to other uses will be permitted where: 

• it can be demonstrated that the present use harms the character or 
amenities of the surrounding adjacent area,  

• the site is not capable of satisfactory use for employment and overriding 
local benefits would come from the proposed development; or  

• it can be demonstrated that there would be no detrimental impact on the 
supply of employment land or premises in the borough 

In addition, proposals must be appropriate to the existing form and 
character of the surrounding area and the proposed use would not be likely 
to restrict the range of uses which could be carried out by businesses on 
employment sites in close proximity. 

According to the design and access statement “Wrenbury Station Yard is a 
longstanding derelict brownfield site. The site has remained in a derelict 
vacant state, for sale and rent, for in excess of five years, prior to which it 
operated as a builders yard.  During the last five years of vacancy the 
owner has attempted to facilitate the sale/rental of the site. Unfortunately, 
further development has not been forthcoming. Given the significant length 
of time that has now passed since the site became vacant it is evident that 
Wrenbury Station Yard is no longer satisfactory for employment use.  

Within Wrenbury, the Station Yard is not the only site that remains vacant 
for employment use. Alternative employment sites are located further away 
from existing housing, and closer to existing industrial/commercial 
properties with more appropriate access for large vehicles.  

Due to the site being located immediately adjacent to existing houses, and 
converted station dwellings, it is well related to the built form and suitable 
for the development of affordable housing. The proposed development will 
be complimentary to the nearby uses/housing, taking a similar design from 
the existing Station Cottages, and the proposals will not raise any 
unacceptable amenity issues for existing residents.” 

With regard to the first criterion of Policy E7, the site is located adjacent to 
residential properties. However, these only adjoin the south western 
boundary and it is predominantly surrounded by railway and commercial 
uses. Furthermore, many commercial uses are not necessarily detrimental 
to residential amenity. For example, businesses falling within Use Class B1 
of the Town and Country Planning (Use Classes) order are by definition, 
those which can be carried out in any residential area without detriment to 
the amenity of that area by reason of noise, vibration, smell, fumes, smoke, 
soot, ash, dust or grit. 

 



B1 uses include, offices, light industry and research and development. 
Other uses such as retail, financial and professional services, and non-
residential institutions can all be appropriate in residential areas.  
Consequently it is not considered that it has been demonstrated that the 
present use harms the character or amenities of the surrounding adjacent 
area and the proposal does not meet the first criteria of the policy.  
 
In order to fully comply with Policy E7 it is only necessary to meet the first 
and either the second or third criteria. The applicant’s comments in the 
design and access statement concerning the availability of other 
employment sites in the locality do not demonstrate conclusively that there 
would be no detrimental impact on the supply of employment land or 
premises in the borough and therefore it is considered that criterion 3 has 
not been met.  
 
However, the applicants comments in respect of the attempted marketing 
of the site are noted, and it is recognised that an estate agent’s board has 
been present on site for a long time and remains on site at present and 
although a full marketing report has not been provided, it is acknowledged 
that interest in commercial development on the site has been limited. 
Moreover, this site would provide affordable housing, for which, as stated 
above, there is a clearly identified need and consequently, overriding local 
benefits would come from the proposed development. 
 
In summary, therefore, because the proposal does not meet the first or 
third criterion of policy E7 and only partly meets the second criterion, it 
does not fully comply with the requirements of the policy. However, the 
overwhelming need for affordable housing in this area is considered to be 
an important material consideration, of sufficient magnitude to outweigh the 
requirements of the development plan policy in this respect.  
 
On this basis the principle of the development is considered to be 
acceptable and the main issues in the determination of this application, 
therefore, are the acceptability of the site layout, the design of the dwellings 
and their impact on amenity, landscaping, wildlife and highway safety. 
 
Site Layout 
 
The application is submitted in outline with all matters reserved. However, 
an indicative layout has been submitted, which shows an access road 
running from the site access through the middle of the site to a turning head 
at the north eastern end. A row of 11 dwellings would be situated along the 
south eastern boundary fronting onto the road and a row of 5 dwellings 
would be situated at the head of the cul-de-sac facing down the access 
road. This has the advantage that most of the dwellings are situated away 
from the railway line which is a potential source of noise and vibration. 
However, the suggested design is considered to be of poor quality in that it 
is heavily car dominated with two parking spaces to the front of each 
dwelling and 24 visitor spaces on the opposite side of the road. Therefore 



the frontages to both sides of the road would be dominated by lines of 
parked cars. However, as stated above, the layout is indicative and would 
be subject to further revision and approval at the reserved matters stage. It 
does demonstrate that 16 properties can be accommodated on the site 
whilst providing sufficient parking provision, private and public open space 
and an acoustic / landscaped buffer to the railway line.  
 
Adjoining residents have raised concerns that the proposed layout would 
obstruct rights of way which they have over the site. However, private rights 
of way are not a material planning consideration and are a private legal 
matter between the adjoining landowners. Notwithstanding this point, the 
fact that the application is in outline and that layout is reserved, the 
opportunity exists to accommodate these rights of way within the final 
development.  

 
Design 
 
The surrounding development comprises a mix of modern industrial units, 
traditional Victorian terraced housing, and railway architecture. Materials are 
predominately red brick, painted brick, plain tiles and natural slates. 
 
Although external appearance and design are reserved matters, it is 
considered that the proposed dwellings, which are likely to comprise a mix 
of small terraced and semi-detached houses would lend themselves to an 
elevational treatment reflecting these traditional properties.  On this basis it 
is considered that an appropriate design can be achieved, which will sit 
comfortably alongside the mix of existing development within the area.  
 
Amenity 
 
A distance of 21m between principal windows and 13m between a principal 
window and a flank elevation are generally regarded to be sufficient to 
maintain an adequate standard of privacy and amenity between residential 
properties. The layout and design of the site are reserved matters. However, 
the indicative layout demonstrates that 16 dwellings could be 
accommodated on the site, whilst maintaining these minimum distances 
between existing and proposed dwellings. It also illustrates that the same 
standards can be achieved between proposed dwellings within the new 
estate. A private amenity space of c.50-60sq.m is also usually considered to 
be acceptable for new family housing. The indicative layout indicates that 
this can be achieved in the majority of cases. It is therefore concluded that 
the proposed development would be acceptable in amenity terms and would 
comply with the requirements of Policy BE.1 of the Local Plan.  
 
Residents have also expressed concern about impact on amenity resulting 
from increased vehicle traffic to and from the site. The proposed access 
road runs between two houses and the able ends of those houses would be 
immediately adjacent the highway on either side. Consequently, it is agreed 
that there would be some loss of residential amenity as a result of engine 



noise / headlights etc. However, having regard to the established use of the 
site, this is considered to be of insufficient magnitude to warrant a refusal on 
amenity grounds. 
 
Ecology 
 
The EC Habitats Directive 1992 requires the UK to maintain a system of 
strict protection for protected species and their habitats. The Directive only 
allows disturbance, or deterioration or destruction of breeding sites or 
resting places,  
 
- in the interests of public health and public safety, or for other 

imperative reasons of overriding public interest, including those of a 
social or economic nature and beneficial consequences of primary 
importance for the environment 

 
and provided that there is 
 
- no satisfactory alternative and 
- no detriment to the maintenance of the species population at 

favourable conservation status in their natural range 
 
The UK implements the Directive in the Conservation of Habitats & Species 
Regulations 2010 which contain two layers of protection 
 
- a requirement on Local Planning Authorities (“LPAs”) to have regard 

to the Directive`s requirements above, and 
 
- a licensing system administered by Natural England. 

 
Circular 6/2005 advises LPAs to give due weight to the presence of 
protected species on a development site to reflect EC requirements.  “This 
may potentially justify a refusal of planning permission.” 
 
PPS9 (2005) advises LPAs to ensure that appropriate weight is attached to 
protected species “Where granting planning permission would result in 
significant harm …. [LPAs] will need to be satisfied that the development 
cannot reasonably be located on any alternative site that would result in less 
or no harm. In the absence of such alternatives [LPAs] should ensure that, 
before planning permission is granted, adequate mitigation measures are 
put in place. Where … significant harm … cannot be prevented or 
adequately mitigated against, appropriate compensation measures should 
be sought. If that significant harm cannot be prevented, adequately 
mitigated against, or compensated for, then planning permission should be 
refused.”  
 
PPS9 encourages the use of planning conditions or obligations where 
appropriate and again advises [LPAs] to “refuse permission where harm to 



the species or their habitats would result unless the need for, and benefits 
of, the development clearly outweigh that harm.” 
 
The converse of this advice is that if issues of detriment to the species, 
satisfactory alternatives and public interest seem likely to be satisfied, no 
impediment to planning permission arises under the Directive and 
Regulations. 
 
In this particular case, the applicant has undertaken an ecological survey. 
The Council’s Ecologist has examined the report and commented that the 
nature of the building on site places some constraints upon the bat survey 
undertaken.  However, considering the relatively low level of bat activity 
recorded he is satisfied that the building on site is not likely to support 
roosting bats. The survey has identified scrub vegetation in the SE corner of 
the site as being utilised by foraging bats. It is therefore recommended that 
this area of vegetation is retained as part of the proposed development. A 
condition may be appropriate to ensure this recommendation is incorporated 
into any future reserved matters application. 
 
If planning consent is granted conditions are also required to safeguard 
breeding birds. 
 
No evidence of a badger sett was recorded on site during the survey. 
Therefore the proposed development is unlikely to result in any significant 
adverse impact upon an active sett.  However, badgers are commuting 
across the site and may be using it for foraging.  In the absence of 
mitigation the proposed development could therefore potentially isolate a 
badger sett from surrounding foraging habitat. 
 
To mitigate the adverse impact of the development the submitted report 
recommends the installation of badger access gates and the provision of 
fenced badger corridors through the site to allow animals free movement 
post development.   
 
The ecologist advises that the proposed mitigation is acceptable to minimise 
the impacts of the proposed development upon badgers.  As the application 
is outline the proposed badger mitigation can also only be considered to be 
indicative at this stage.  He recommends that if planning consent is granted 
a condition be attached along the lines of the following to ensure that the 
badger mitigation is appropriate to any future site layout produced: Any 
future reserved matters application to be supported by an updated badger 
survey report.  The survey to be undertaken by a suitable experienced 
ecological consultant.  The survey report to include updated 
mitigation/compensation proposals to address any adverse impacts 
identified.  
 
Open Space 
 



The site falls below the threshold for public open space provision within the 
Local Plan which is set at 20 dwellings. However, the indicative layout 
demonstrates that there would be ancillary open space / landscaping along 
the northern boundary and in the south east corner, which, although 
primarily intended as ecological and noise / vibration mitigation areas, would 
also serve to create some areas of informal open space within the 
development.  
 
Landscape 
 
The site comprises predominantly grass and low growing weeds, although 
there are existing trees and hedgerows to the boundaries. The indicative 
layout demonstrates that a satisfactory degree of separation can be 
achieved between the proposed dwellings and the site boundaries to allow 
these to be retained and conditions can be applied to ensure their 
protection. Details of proposed landscaping of the site will form part of a 
reserved matters application. 

 
Noise Impact 
 
The site adjoins a main line railway and consequently, there is potential for 
the proposed dwellings to be adversely affected by noise and vibration. The 
indicative layout shows the dwellings sited on the opposite side of the site 
from the railway and an area of open space / landscaping and acoustic 
fencing on the boundary which would help to mitigate any impact. A noise 
assessment has been submitted with the application, which recommends a 
number of mitigation measures including ventilation and glazing 
requirements for north and south facing living rooms and bedrooms and an 
acoustic barrier around the perimeter of the garden areas.  However, it is 
noted that the acoustic barrier would need to be 4m high in places, which 
does raise some visual amenity concerns and careful consideration would 
need to be given to screen planting and landscaping to reduce its visual 
impact. Environmental Health have examined the report and agreed with its 
conclusions and have therefore have no objection subject to conditions 
requiring the proposed noise mitigation measures to be carried out. 
 
Contaminated land 
 
The site has formerly been used as a railway goods yard, timber yard and 
latterly a builder’s yard.  Both the Environment Agency and the Council’s 
Environmental Health department have commented that the site has 
potential for ground contamination. However, neither body has raised any 
objection subject to the imposition of appropriate conditions requiring full 
investigation and remediation to be carried out. On this basis it is not 
considered that a refusal on contamination grounds could be sustained.  
 
Drainage 
 



Local residents have expressed concern about the proposed foul and 
surface water disposal arrangements, as there are no main drainage 
connections and the development would need to rely on the use of septic 
tanks. The application has been examined by the Environment Agency and 
no objections have been raised. Comments from United Utilities were still 
awaited at the time of report preparation and a further update will be 
provided to members in due course.  
 
Impact on the Railway 
 
Network Rail has raised a number of issues in their consultation response. 
They comment that the proposed acoustic fence is not sufficient to prevent 
trespassing on the railway and recommend a 1.8m high steel palisade 
fence. This could be installed alongside the acoustic fence and could be 
conditioned as part of a scheme of boundary treatment and landscaping 
scheme.  Similarly their concerns about unauthorised access to station 
platforms could also be addressed through boundary treatment conditions. 
Concern has been raised about the position of the visitor parking and the 
danger of vehicles rolling on to the line. However, as stated in the highways 
section of this report, , the amount of visitor parking will need to be reduced 
and repositioned as part of a final design submitted for reserved matters 
approval. Appropriate boundary treatment, which can be secured by 
condition, would eliminate the risk of vehicles rolling onto the railway.  
 
The point raised in respect of visitor parking for the station has been 
addressed in the highways section of this report. The issue about danger of 
vehicles rolling on to the railway, could also be dealt with through 
conditions.  

 
Network Rail has expressed a desire to be consulted on details of 
landscaping and drainage. This can be undertaken as part of the discharge 
of conditions process. They have also pointed out that contrary to the 
Design and Access Statement the railway is a main line, which may be used 
more intensively in the future and therefore potential noise and vibration 
may generate issues for property occupiers. This matter has been 
considered in detail elsewhere in this report.  

 
The proximity to the railway of the houses situated along the turning head of 
the cul-de-sac has generated some concern from Network Rail. However, 
as stated previously, the application is in outline and the submitted layout is 
indicative only. The final scheme can make provision for adequate 
separation from the railway boundary. The indicative layout shows an area 
of open space in the south eastern corner of the site and the row of 
properties in question could easily be moved a number of metres towards 
this area in order to achieve the required separation.  
 
The issue of impact on the level crossing of additional traffic has also been 
raised and the need for additional consultations with other departments of 
Network Rail and HM Railway Inspectorate has been highlighted. These 



consultations have been put in hand and the responses will be reported to 
Members at their meeting.  
 
Network Rail has raised a number of concerns in respect of encroachment 
on to their property and rights of way. As stated above, private rights of way 
are not a material planning consideration and are a private legal matter 
between the adjoining landowners. Notwithstanding this point, the fact that 
the application is in outline and that layout is reserved means that the 
opportunity exists to accommodate these rights of way within the final 
development.  
 
The consultation response also makes reference to various approvals which 
would need to be gained from the Network Rail Asset Protection Engineer. 
However, these are not material planning considerations, although the 
applicant has been made aware of the need to liaise directly with Network 
Rail in order to gain the necessary approvals. 
 
Highways  
 
Access to the site is to be taken from Wrenbury Road and would run 
between two existing residential properties on the road frontage. Initially the 
highways engineer raised some concerns that the visibility splays would 
cross over third party land and therefore there was the potential for these to 
be obstructed. However, following submission of a plan to demonstrate the 
available visibility, he has commented that the visibility splay in the critical 
direction is very close to the boundary wall of the adjacent property. 
However this is acceptable given the size of the development and previous 
use of this site. 
 
The Highway Authority would not wish to adopt the new road but it should 
be constructed to adoptable standard and in accordance a plan to be 
approved prior to commencement. This can be secured by condition. A 
section 278 agreement will be required for the proposed access.  
 
The indicative layout shows that 2 parking spaces per dwelling and 24 
visitor spaces can be provided within the site. The number of visitor spaces 
is considered to be excessive for this type of development, and, as stated 
above, raises design and street scene concerns. The highways engineer 
has commented that he would expect parking provision for this site to be 
200% plus 5 visitor spaces. This would be sufficient to avoid any on-street 
parking that could become a danger to highway safety and can be secured 
by condition. The design and access statement implies that some of the 
proposed visitor spaces could be made available for the railway station 
passengers. However, the highways engineer has commented that this 
would raise traffic generation concerns and that the access is inadequate to 
serve the proposed residential development and railway station traffic. 
Whilst they have not objected to the provision of station parking, Network 
Rail has also raised queries and concerns about how this would operate. 
Before railway station parking on this site could be permitted additional 



highways supporting information and access improvements would be 
required. Therefore a condition is recommended requiring 200% residents 
parking and only 5 visitor spaces to be provided.  

 
In the absence of any objection from the Highways Engineer it is not 
considered that  a refusal on traffic generation, access or parking grounds 
could be sustained.  

 
Other matters 
 
The site includes a vacant building which appears to be a former railway 
goods shed. Residents have queried whether this building is of any historic 
interest. Whilst it does form a small part of the history of the station, it is not 
especially unusual or of any great historic or architectrual merit. It is not 
therefore considered to be a worthy candidate for listing or inclusion within 
the local list. 
 
Concerns have been raised about electricity supply. It would be a matter for 
the developer to negotiate with the Electricity Company with regard to the 
provision of an adequate supply and any associated new infrastructure that 
would be required. 
 
Residents have also raised concerns about bin collection, given that this is a 
private road. However, the Council’s waste collection team have confirmed 
that they would collect the bins from the properties in question and would 
not require residents to move their bins onto the main road. Nevertheless a 
condition requiring details of bin storage at each property to be provided is 
recommended.  

 
9. CONCLUSIONS 
 
According to local plan policy affordable housing is an acceptable form of 
development in the open countryside provided that a need for the 
development can be established, the proposal is sustainably located and 
the design and layout are appropriate. It is considered that in this case a 
need has been demonstrated, and although the site does not immediately 
adjoin the settlement boundary, it remains sustainably located.  
 
Furthermore, although the proposal does not entirely meet the tests within 
policy E7 for the redevelopment of an existing employment site, it is 
considered that the public benefits arising from the provision of the 
additional affordable housing would outweigh the disbenefits in terms of 
loss of the employment site.  
 
The development is also considered to be acceptable in terms of amenity, 
landscape, ecology, highways, drainage, contaminated land, impact on the 
railway, noise and vibration and open space and complies with the relevant 
local plan policies in this respect.  Although the application is submitted in 
outline, and the submitted layout is only indicative, it is considered that  a 



suitable design, and layout can be achieved which will be in keeping with 
the character and appearance of the area. Therefore subject to the 
outstanding consultation responses from United Utilities, Network Rail and 
HM Railways Inspectorate not raising any new issues or objections, the 
application is recommended for approval.  
 
 

10. RECOMMENDATION:  
 

APPROVE subject to:  
 

- No objection from United Utilities, Network Rail and HM 
Railways Inspectorate  

- The completion of a legal agreement to secure the development 
as affordable housing in perpetuity 

- The imposition of the following conditions:   
 

1. Standard outline time limit 
2. Submission of reserved matters 
3. Approved Plans 
4. No approval of indicative layout 
5. Implementation of noise mitigation measures 
6. Submission / approval and implementation of external 

lighting 
7. Construction hours limited to Monday – Friday

 08:00hrs – 18:00hrs Saturday 09:00hrs – 14:00hrs 
With no Sunday or Bank Holiday working 

8. Piling restricted to Monday – Friday 08:30hrs – 
17:30hrsSaturday 09:30hrs – 14:00hrs, Sunday Nil 

9.  “Floor floating” restricted to Monday – Friday
 07:30hrs – 20:00hrs, Saturday 08:30hrs – 14:00hrs, 
Sunday Nil 

10. Submission / approval and implementation of 
contamination report / mitigation.  

11. Materials 
12. Remove permitted   development rights – extensions 

and ancillary buildings  
13. Submission / approval and implementation of access 

construction details 
14. Provision of parking to be 200% plus 5 visitor spaces 
15. Submission of Landscaping scheme 
16. Implementation / maintenance of landscaping 
17. Submission / approval and implementation of 

boundary treatment to include, inter alia, 1.8m 
palisade fencing to railway and acoustic fencing 

18. Submission / approval and implementation of 
drainage scheme 

19. Submission / approval and implementation of bat 
foraging area in the South East corner of the site 



20. No works within bird nesting season unless survey / 
mitigation submitted and approved 

21. Any future reserved matters application to be 
supported by an updated badger survey report to 
include updated mitigation/compensation proposals  
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