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REASON FOR REFERRAL 
 
This application is referred to the Southern Planning Committee as it relates to a departure to the 
Crewe and Nantwich Borough Local Plan. 
 
1. DESCRIPTION OF SITE AND CONTEXT 
 

SMMARY RECOMMENDATION 
 
Refuse 
 
MAIN ISSUES 
 
Impact of the development on:- 
Principle of the Development 
Housing Land Supply 
Location of the Site 
Landscape 
Affordable Housing 
Highway Implications 
Amenity 
Trees and Hedgerows 
Design 
Ecology 
Public Open Space 
Agricultural Land 
Education 
Flood Risk and Drainage 
Health 
Other issues 
Planning Balance 
 



The site of the proposed development extends to 2.67 ha and is located to the northern side of 
Crewe Road, Winterley. The site is within Open Countryside. To the northern boundary of the site 
is a tree lined watercourse known as Fowle Brook with residential development fronting Newtons 
Crescent and Fishermans Close beyond. To the west of the site is Kents Green Lane with the 
existing farmhouse and barns located onto this boundary. To the south west corner of the site are 
a number of trees which are protected by a Tree Preservation Order. 
 
The land is currently in agricultural use and there are a number of trees and hedgerow to the 
boundaries of the site. 
 
The land levels drop to the northern boundary of the site. 
 

2. DETAILS OF PROPOSAL 
 
This is an outline planning application for the erection of up to 60 dwellings (this has been reduced 
from 70). Access is to be determined at this stage with all other matters reserved. 
 
The proposed development includes a single access point onto Crewe Road which would be 
located to the southern boundary of the site. 
 

3. RELEVANT HISTORY 
 
No planning history 
 
4. POLICIES 

 
National Policy 
National Planning Policy Framework 
 

Local Plan policy 
NE.2 (Open countryside) 
NE.5 (Nature Conservation and Habitats)  
NE.9: (Protected Species) 
NE.20 (Flood Prevention)  
BE.1 (Amenity)  
BE.2 (Design Standards) 
BE.3 (Access and Parking) 
BE.4 (Drainage, Utilities and Resources)  
RES.5 (Housing in the Open Countryside) 
RES.7 (Affordable Housing) 
RT.3 (Provision of Recreational Open Space and Children’s Playspace in New Housing 
Developments) 
RT.9 (Footpaths and Bridleways) 
TRAN.3 (Pedestrians)  
TRAN.5 (Cycling)  

 
Other Considerations 
The EC Habitats Directive 1992 
Conservation of Habitats & Species Regulations 2010 



Circular 6/2005 - Biodiversity and Geological Conservation - Statutory Obligations and Their 
Impact within the Planning System 
Interim Planning Statement Affordable Housing 
Interim Planning Statement Release of Housing Land 
Cheshire East Development Strategy 
Cheshire East SHLAA 
Cheshire East Local Plan Strategy – Submission Version 
 
Cheshire East Local Plan Strategy – Submission Version 
 

Paragraph 216 of the National Planning Policy Framework (NPPF) states that, 
unless other material considerations indicate otherwise, decision-takers may give 
weight to relevant policies in emerging plans according to: 
 

• the stage of preparation of the emerging plan (the more advanced the preparation, the 
greater the weight that may be given); 

• the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and 

• the degree of consistency of the relevant policies in the emerging plan to the policies in 
the NPPF (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
In view of the level of consultation already afforded to the plan-making process, 
together with the degree of consistency with national planning guidance, it is 
appropriate to attach enhanced weight to the Cheshire East Local Plan Strategy - 
Submission Version in the decision-making process. 
 
At its meeting on the 28th February 2014, the Council resolved to approve the Cheshire East 
Local Plan Strategy – Submission Version for publication and submission to the Secretary of 
State. It was also resolved that this document be given weight as a material consideration for 
Development Management purposes with immediate effect.  
 

 
5. CONSULTATIONS (External to Planning) 
 

United Utilities: No objection subject to the following condition: 
- Notwithstanding any indication on the approved plans, no development approved by this 

permission shall commence until a scheme for the disposal of foul and surface waters for the 
entire site has been submitted to and approved in writing by the Local Planning Authority. For 
the avoidance of doubt, surface water must drain separate from the foul and no surface water 
will be permitted to discharge directly or indirectly into existing sewerage systems. Surface 
water must drain to the watercourse The development shall be completed, maintained and 
managed in accordance with the approved details.  
 

Strategic Highways Manager: No objection Subject to the recommended conditions and s.38, 
s.278 and s.106 agreement requests indicated throughout this note. 
 



The proposed location of a highway access from Crewe Road is preferable to an access on Kents 
Green Lane, due to the narrow width and the lack of footway provision on Kents Green Lane.   
 
The Proposed Site Access Drawing SCP/13219/GA01, prepared by SCP indicates a simple 
priority junction with a 5.5m wide vehicular access; a 6m radius; and 2m footways. This is 
consistent with the typical geometries of a residential development of this scale, and is acceptable 
in principle. A junction capacity assessment undertaken in the 2018 future year suggests that the 
proposed layout would operate well within capacity. 
 
A speed survey has been undertaken which suggests 85th percentile dry weather speeds of 
39mph in the northbound direction and 36mph in the southbound direction. The Site Access 
Drawing SCP/13219/GA01 indicates that appropriate visibility is achievable in both directions from 
the access for these speeds.  
 
The speed limit on Crewe Road adjacent to the site is 30mph. The speed surveys undertaken as 
part of the TS indicate average speeds of 34mph and 32mph, and maximum speeds of 45mph 
and 43mph, in the northbound and the southbound directions respectively. Therefore, there is 
evidence of vehicles operating above the speed limit adjacent to the site. 
 
It is also noted that there are local concerns regarding vehicle speeds on Crewe Road. In light of 
this, it is recommended that Vehicle Activated Signs (VA signs) should be provided in the vicinity 
of the development access. These display the spot speed of a passing vehicle to the driver, and 
have been applied elsewhere in the borough as an effective way of encouraging drivers to 
consider and reduce their speeds in built-up areas. 
 
Crewe Road forms part of National Cycle Network Route 451 from Wheelock to Crewe town 
centre and onwards to Nantwich. The section of Crewe Road which bounds the site to the south 
has on-street mandatory cycle lanes, which are legally-enforceable for use by cyclists only. The 
site is therefore considered to be suitably accessible by cycle. 
 
Existing bus stops are located on the northern side and southern side of Crewe Road, 
approximately 150m to the south-west of the site, which is within the recommended walking 
distance. These stops are served by three bus services which provide hourly connections to 
Crewe, Sandbach, Winsford, Northwich and Macclesfield throughout the day. At present, only the 
northern bus stop is marked by a flag, while the southern bus stop is unmarked. There is no 
footway in place on the southern side of the carriageway and the southern bus stop exists within 
an unmarked lay-by. 
 
It is recommended that, as part of any planning permission, pedestrian kerbing should be provided 
on the southern side of the carriageway, with bus stop lining and a pedestrian refuge island 
located in the vicinity of the stops, providing a crossing point to the new southern kerbing. These 
works should be subject to the technical approval of the SHM as part of a s.278 agreement. 
 
It is also recommended that the cost of upgrading both bus stops to Quality Bus Corridor (QBC)–
level sheltered facilities should be secured by s.106 agreement.  
 
The trip rates derived from the TRICS database are broadly in line with what would be expected of 
a similar residential development, and indicate 29 trips leaving the site and 11 arriving during the 
AM peak hour, and 15 trips leaving the site and 28 arriving during the PM peak hour.  



 
There are existing concerns on the local highway network, and at the Crewe Green roundabout in 
particular, the SHA has identified mitigation measures in the area. While this development will add 
some cumulative impact on the local highway network, this will only be in the order of 
approximately 1 vehicle per minute during the peak hours. It is therefore considered that the local 
footway, bus stop and VA signs identified are more appropriate highways and transport mitigation 
measures to be secured as part of this development. 
 
Natural England: The proposed development is unlikely to affect any statutory sites. No objection 
in relation to Bats subject to the imposition of a planning condition. 
 
For advice on all other protected species refer to the Natural England standing advice. 
 
Environment Agency: The Environment Agency has no objection in principle to the proposed 
development however we would like to make the following comments. 
 
The flood maps indicate that the northern boundary of the site is located in Flood Zone 3 and 
Flood Zone 2. Any lowering of existing ground levels on the proposed developable area of the site 
could increase the risk of river flooding to the proposed development. Any alteration of ground 
levels within Flood Zone 3 also has the potential to increase flood risk elsewhere through the loss 
of floodplain storage and conveyance.  
 
The discharge of surface water from the proposed development is to mimic that which discharges 
from the existing site. Infiltration tests should be undertaken in the first instance to determine 
whether this would be a feasible method for the disposal of surface water post development. If 
surface water is to be disposed of via watercourse, and a single rate of discharge is proposed, this 
is to be the mean annual runoff (Qbar) from the existing undeveloped greenfield site. This has 
been calculated as 5.14 litres/sec/hectare within the submitted Flood Risk Assessment (FRA) 
prepared by Enzygo (dated September 2013, ref: SHF.1087.001.R.001.A). For discharges above 
the allowable rate, attenuation will be required for up to the 1% annual probability event, including 
allowances for climate change. 
 
The discharge of surface water should, wherever practicable, be by Sustainable Drainage 
Systems (SuDS). SuDS, in the form of grassy swales, detention ponds, soakaways, permeable 
paving etc., can help to remove the harmful contaminants found in surface water and can help to 
reduce the discharge rate. Therefore the following conditions are suggested: 
- The development hereby permitted shall not be commenced until such time as; a scheme 

demonstrating that all built development is located in Flood Zone 1. 
- The development hereby permitted shall not be commenced until such time as; a scheme to 

ensure no alteration of existing ground levels across the site. 
- The development hereby permitted shall not be commenced until such time as; a scheme to 

limit the surface water runoff generated by the proposed development, has been submitted to 
and approved in writing by the local planning authority.   

- The development hereby permitted shall not be commenced until such time as; a scheme to 
manage the risk of flooding from overland flow of surface water has been submitted to and 
approved in writing by the local planning authority. 

- No development shall take place until a scheme for the provision and management of an 
undeveloped buffer zone alongside Fowle Brook has been submitted to and agreed in writing by 



the local planning authority. The Buffer zone should be as wide as possible but must be a 
minimum of 5 meters wide measured from bank top. 

- Contaminated land 
 
Environmental Health: Conditions suggested in relation to hours of operation, environmental 
management plan, external lighting, noise mitigation measures, travel plan, dust control and 
contaminated land. An informative is also suggested in relation to contaminated land. 
 
Public Open Space: There are no facilities for young persons in Winterley. I would like to see the 
attached on the open space area. 
 
The proposal should provide an equipped children’s play area. The equipped play area needs to 
cater for both young and older children - 6 pieces of equipment for young, plus 6 pieces for older 
children. A cantilever swing with basket seat would also be desirable, plus a ground-flush 
roundabout as these cater for less able-bodied children. All equipment needs to be predominantly 
of metal construction, as opposed to wood and plastic. 
 
All equipment must have wetpour safer surfacing underneath it, to comply with the critical fall 
height of the equipment. The surfacing between the wetpour needs to be bitmac, with some 
ground graphics. The play area needs to be surrounded with 16mm diameter bowtop railings, 
1.4m high hot dip galvanised, and polyester powder coated in green. Two self-closing pedestrian 
access gates need to be provided (these need to be a different colour to the railings). A double-
leaf vehicular access gate also needs to be provided with lockable drop-bolts. Bins, bicycle 
parking and appropriate signage should also be provided. 
 

Public Rights of Way: The application documents show a pedestrian link from the site to the 
existing estate road Newtons Crescent over Fowle Brook. The legal status, maintenance and 
specification of the proposed path and bridge would need the agreement of the Council as 
Highway Authority. 
 
The developer would be requested to supply new residents with information on local walking and 
cycling routes and public transport options, for both transport and leisure purposes. 
 

Sustrans: If this land use is approved by the council's planning committee Sustrans comments 
are as follows:  
- Sustrans would like to see pedestrian/cycle connections from the proposed estate to the 
adjacent local roads, away from traffic, for convenience. 
- The design of the estate should restrict vehicle speeds to 20mph.  
- Can a development of this scale make a contribution to further improvements on National Cycle 
Network route 451 between Crewe Green and Wheelock.  
- The design of any smaller properties without garages should include storage areas for residents' 
buggies/bikes.  
- Sustrans would like to see travel planning with targets and monitoring for the site. 
 

Education: The development of 60 dwellings will generate 11 primary and 8 secondary 
 
The Education Department is forecasting that the primary schools will be oversubscribed and 
also that secondary will be cumulatively oversubscribed based on other development which 
affects the same schools. 



 
Therefore the following contributions will be required: 
 
Primary = £119,309 
 
Secondary = £130,742 
 

6. VIEWS OF THE PARISH COUNCIL 
 
Haslington Parish Council: Haslington Parish Council objects to the proposed development with 
the following objections and concerns, it also supports residents objections to the development. 
This application is one of a number currently under consideration within the parish of Haslington, 
their potential impact on our rural communities needs to be considered as both individual 
applications and cumulatively. 
- The application is contrary to policy NE2 and pre submission core strategy PG5, Kent’s Green 

Farm falls outside of the settlement boundary of Haslington and Winterley, therefore should not 
be considered for development 

- It will increase the urbanised area of the village, changing its character to the detriment of the 
existing properties. 

- Re-use and adaptation of existing buildings have an important role to play in meeting the 
demand for workspace in preference to the construction of new buildings on green field sites. 
This appears not to have been considered by the applicant, who proposes demolition of the 
existing farm house and buildings. 

- The pre submission core strategy outlines that applicants need to demonstrate a location in 
open countryside is essential for agriculture etc. this is not the case for this application. 

- Safe route to schools have not been demonstrated within the application. The nearest school 
“The Dingle” would be via Kent’s Green Lane and Clay Lane, much of which is narrow, used by 
commuter vehicles and has no footpath or street lighting. 

- Scale of development in relation to the existing community. Winterley scores very poorly for 
sustainability, adding 70 house to the existing 600 in Winterley is a major increase that could be 
further exacerbated by the potential for a further initial 45 at Pool Lane. The proposal is out of 
scale and character with the existing developed environment in Winterley. 

- The site is in a very prominent location at the southern edge of Winterley, within the open 
countryside separating the village from Haslington. Development would be highly visible and 
undermine Winterley’s mature village character and its identity as a separate settlement from 
Haslington.  

- The length of Kent’s Green Lane adjacent to the site is a quiet, narrow rural lane without 
footways and defined by hedges, trees and some low key, old farm buildings. The development 
would irretrievably alter this character, with proposed houses located very close to the lane. In 
addition to the landscape and visual impacts of the new houses, there is a high risk of losing the 
existing hedges surrounding the site. 

- The proposed development should be restricted to single and two storey properties, there is an 
inconsistent reference to some three storey properties within the outline proposals. 

- Trees covered by the TPO that are retained within public open space will need to be supported 
by an ongoing management scheme funded by the developer. 

- Safe sewage disposal has not been fully considered. The sewers serving Winterley are known 
to have capacity and blockage issues resulting in contamination of farmland and watercourses 
including Fowle Brook. The contaminated watercourse passes through various high risk areas 
including the gardens of properties in Haslington, alongside The Dingle primary school and 



other public open space within the parish of Haslington. Any further development in Winterley 
will require a major upgrade to the existing sewage infrastructure which appears not to be 
included within this application. 

- The TRICS data used is not applicable for this location. The data used is for sites on the edge of 
town locations. This location is rural and would generate more trip movements due to being 
more remote from public transport, employment areas and other sustainability related issues 
such as lack of close local schools, medical facilities and shops. Rural locations have a higher 
dependency on car usage. 

- Transport Strategy 5.5 is a broad statement and is incorrect. The Transport Statement does not 
take into account the effects of the additional traffic on the most sensitive parts of the network 
namely the A534 Crewe Green Roundabout and the A534/A533 junction (Old Mill Road/The 
Hill). The A534 Crewe Green Roundabout is currently over capacity with extensive queues on 
both the A534 Haslington Bypass and Crewe Green Road during AM peak. The additional traffic 
generated may not give issues on the immediate network but the queues on the approaches to 
the roundabouts will effectively increase by a corresponding amount during the AM peak. This 
will be worse once any approved sites in Haslington are fully developed and considerably worse 
should the current application for 250 units off Crewe Road (Hazel Bank), Haslington be 
approved. The Statement should have considered an assessment of the effects of this proposal 
and other known proposals on the most sensitive nodes on the surrounding network. It is the 
Council's responsibility to consider these wider ranging issues and not solely the merits of this 
application in isolation.  

- Point 6.4 - The distribution of flows from and to the site is flawed, as it is based on existing tidal 
flow created by local residents in Haslington. This is not representative of the local trips 
generated by this development, and which are influenced by the local school runs and local 
employment areas. It should be considered that the main influence in the AM peak would be the 
local schools, the nearest employment location in Crewe and via M6 Junction 16; all of which 
will influence turns out of the site and will increase the number of vehicles on the Crewe Road 
Roundabout over that suggested in the Transport Statement 

- Appendix 3 – this is meaningless as it does not give any indication of the times that the speed 
readings were carried out 

- Overall the transport Strategy makes no reference whatsoever to the road network capabilities 
of either the 2 villages, or the surrounding infrastructure in relation to Crewe; Crewe Green 
roundabout or the Wheelock Heath to Sandbach and Waitrose roundabout leading to the 
motorway. A robust transport strategy should address all of these wider, and integrated issues, 
and all of which are already significantly challenged by the existing weight of traffic let alone the 
inclusion of further developments 

- There is no information of numbers and classification of vehicles to support the peak traffic flows 
- There is no information to support the existing and generated trips on Kent’s Green Lane. This 

lane is currently lightly trafficked. However it can be assumed that this site will be in the 
catchment area of The Dingle Primary School. Due to the distance, lack of footpaths and street 
lighting, it can be assumed that children will be driven to school and this will increase 
significantly the number of vehicles on Kent’s Green Lane which is a narrow country lane 
approximately 5.5m wide with no footways. Furthermore, it will increase the number of vehicles 
on Clay Lane which again has no footways but where noticeable numbers of current parents 
and children do use to walk and cycle to school. Additionally there will be an increase in 
vehicles outside the Dingle School, Maw Lane and Maw Lane/Remer Street junction. It can also 
be considered that the additional right turning out of the site and then into Kent’s Green Lane 
could increase the likelihood of collisions. 



- Although there have currently been no collisions recorded resulting in injury during the past 5 
years in the vicinity of the site, there have been numerous collisions; consideration should be 
given to the whole length of Crewe Road through Haslington and Winterley, as there are 
locations that such collisions do occur. Specifically, assessments of the roundabouts at Crewe 
Green Road and Wheelock should be undertaken as these do experience noticeable collisions 
that can be assumed to increase with the number of vehicles. 

- Impermeable soils and rocks such as clay or shale do not allow water to infiltrate, this forces 
water to run off reducing river lag times and increasing flood risk. The area is known as heavy 
clay base (given the naming of the road ‘Clay Lane’) and the adjacent properties have a heavy 
clay base within a matter of 2 feet under the surface. This brook has already seen a significant 
rise in levels, in particular during 2012 when the brook was full to capacity along the strip 
adjacent to Fishermans Close. The applicant’s assessment of the ground conditions in 
September 2013, following one of the driest and hottest summers on record is an unacceptable 
point in time to base the assessment of flood risk. 

- Flood risk also increases risk to damaged habitats for the wildlife, flora and fauna of the area, all 
of which are apparent in Fowle Brook 

- The current catchment secondary provision schools of Sandbach School and Sandbach High 
School are already oversubscribed, (through data provided from Cheshire East School 
Admissions department) and remain so for the foreseeable future . These too will be 
exacerbated by the current developments underway in Ettiley Heath and Wheelock, and the 
recent planning outcome for the Abbeyfields development, consequently these proposals would 
further exacerbate this situation, as no strategic plans are in place to provide for increased 
secondary educational growth on the current bus routes to the catchment schools. The solution 
of children attending out of area schools in unacceptable, unrealistic and unsustainable. 

- The primary admissions at both The Dingle and Haslington schools are currently 
oversubscribed by small numbers (3 and 1 respectively in 2012). However it is highly likely that 
the development of a wider selection of family sized properties will easily require primary 
education. With the recent approval alone of 44 properties in Vicarage Road, it can be assumed 
that the new occupants would easily fill any vacant local future spaces. No proposals have been 
put forward to resolve this position, and indeed the position requires far wider strategic, and long 
term consideration of need, as under consultation within the Local Plan Core Strategy process, 
and which outlines in its draft for no further development around the settlements of both 
Haslington and Winterley. 

- Winterley is deemed as an unsustainable village by its lack of infrastructure around shops, 
education and services, therefore a collective range of proposals to build both this development 
and any of the additional proposal submissions currently underway cannot be considered 
sustainable development. 

- The Pre-submission core strategy proposes a requirement for employment land allocated for 
“other settlements and rural areas” this application could accommodate employment either in 
offices or workshops based around the existing Kent’s Green farm buildings, utilising the 
existing access on Kents Green Lane. This would enhance one of the dimensions of 
sustainability of the proposed development. Any new residential housing is likely to require 
employment opportunities for the new occupiers. 
 

7. OTHER REPRESENTATIONS 
 
Letters of objection have been received from 570 local households raising the following points: 
 
Principal of development 



- The site is within the open countryside 
- Contrary to Local Plan Policies 
- The development will urbanise Winterley 
- The existing buildings should be retained on site 
- The farm house should be considered for listed status 
- The cumulative impact of developments in the village 
- The development is out of scale compared to Winterley 
- The size of the development is unsustainable 
- Erosion of the green gap between Haslington and Winterley 
- Impact upon the setting of Winterley Cottage a Grade II Listed Building 
- Winterley is an unsustainable village 
- All of the applications in Haslington/Winterley should be determined together 
- The development is contrary to the local plan 
- Speculative housing development 
- The development is contrary to Pre-submission Core Strategy as it does not retain the gaps 

between the settlements 
- There are no jobs in the village 
- Landscape impact  
- Loss of green land 
- There are many unsold homes in the area 
- The development is contrary to the NPPF 
- The three storey properties would be out of character 
- Lack of pre-app consultation 
- Brownfield sites should be developed first 
- Kents Green Farm should be listed 
- Members of the Strategic Planning Board should visit the site 
- Outside the settlement boundary for Winterley 
- The applicant did not obtain pre-application advice from the LPA 
 
Highways 
- Increased traffic 
- Pedestrian safety 
- There are no safe walking routes to local schools 
- Cumulative highways impact from other developments in the area 
- The proposed access in at a dangerous location on a bend in the road 
- The traffic survey was undertaken on 12th December 2012 and is not representative time of the 

year 
- TRICS data is not applicable for this rural location 
- The traffic statement does not consider the wider traffic impacts (Crewe Green Roundabout and 

Old Mill Road/The Hill) 
- The distribution flows from the development are flawed 
- The transport assessment makes no reference to the transport capabilities of the villages. A 

robust TA is required 
- Increased traffic on country lanes 
- There are a number of accidents along Crewe Road within Haslington and Winterley 
- There would be no increase in public transport 
- Traffic speed through the village 
- Insufficient visibility at the site access point 
- Increased rat running through country lanes 



- Footpaths and cycleways along Crewe road are inadequate 
- Increased traffic will make the traffic management measures through the village unmanageable 
- Pedestrian/cyclist/horse rider safety 

 
Green Issues 
- Impact upon wildlife 
- Impact upon protected species 
- Winterley Brook is a Grade C Nature Conservation site and the development will put tourists off 

from visiting this site 
- Increased flooding 
- Inadequate assessment of flood risk within the application 
- Flood risk also impacts upon wildlife, flora and fauna 
- Water pollution will affect the Fowle Brook 
- Increased water pollution 
- Impact upon TPO trees 
- Lack of detail about the maintenance of the open space 

 
Infrastructure 
- The local schools are full 
- There impact upon local schools will be exacerbated by the approved developments in the area 
- Lack of medical facilities in the village 
- Doctors surgeries are full 
- The local Primary School is already full 
- Insufficient capacity at the high schools in Sandbach 
- Sewage infrastructure is not adequate 
- Impact upon electricity infrastructure 
- No shops in the village 
- Insufficient medical services 
 
Amenity Issues 
- Visual impact 
- Loss of outlook 
- Noise and disruption from construction of the dwellings 
- Increased dust 
- Increased noise  
- Increased air pollution 
- There are existing foul drainage problems in this area 
 
Design issues 
- The development would be highly visible and would detract from the character of Winterley 
- The suburban nature of the development would be harmful to Kents Green Lane 
- The landscape strategy for the site is not acceptable 
- The site is elevated and the proposed three-storey dwellings would be out of character 
- Affordable Housing is squeezed onto the site 
- The indicative plans shows housing side onto Crewe Road which is not an acceptable design 

solution 
- The development would be harmful to the character of Winterley  
- Little details on the outline application 
- The layout of the open space is poor and not safe for children 



 
Other issues 
- Loss of agricultural land 
- Impact upon property value 

 
A letter of objection has been received from Edward Timpson MP raising the following points: 
- Local residents understand the need for more housing supply to meet the demand, but rightly 

want to prevent speculative developers from building in areas that are unsustainable and erode 
the sense of identity and community that are such a feature in Haslington and Winterley. 

- I fully support this view of the Members of Haslington and Winterley Action Groups. 
 

An objection has been received from Haslington and Winterley Action Groups raising the following: 
- The dispute between central government and Cheshire East Council over the delayed local plan 

and housing land supplies has left the door open for speculative developers to bombard this 
area with applications on agricultural land. 

- This application is outside the settlement boundary on agricultural land 
- The infrastructure and highways do not have the capacity to cope with an expansion on this 

scale 
- The development is too far away from key services to be classed as sustainable and is reliant 

on the private car 
- The development is to the detriment of the character of the villages, the erosion of green space 

between the villages and the loss of outlook from the roads, footpaths and surrounding 
dwellings 

- The Local Plan is in the final stages of consultation and being based on the NPPF will provide 
the best way forward for strategic sustainable development 

 
A representation has been received from CTC (The National Cycling Charity) raising the following 
points: 
- The highways response mentions ‘�on-street mandatory cycle lanes, which are legally-

enforceable for use by cyclists only. The site is therefore considered to be suitably accessible by 
cycle.’ This is not a cycle lane but a strip marked on the road, perhaps to discourage cyclists 
using it because of the poor surface (also, a ‘mandatory’ cycle lane would require a continuous 
white line, not a broken line). Those ‘side strips’ are also often excluded from highway 
maintenance, as happened for example during the recent resurfacing of the A534 Haslington 
bypass. This could be resurfaced to provide a safer escape area for cyclists. 

- As there is no ‘mandatory cycle lane’ it might be argued that cycle access is not as good as it 
could be and other ways to improve access for cyclists could be sought. The footbridge crossing 
Fowle Brook could be investigated also for cycle use.  

- For the same reason and to increase permeability an additional cycle access to Kents Green 
Lane should be provided. This would also provide a more direct route to Crewe and Sir William 
Stanier High School. Both options help avoiding Crewe Road and two right hand turns (which 
are more dangerous than left hand turns). 

- Pedestrian refuge island on Crewe Road - This is recommended in the report to reach the bus 
stop on the other side of the road.  The gaps for the carriageways should avoid a distance 
between 2.75 m and 4 m. At less than 2.75 m cars cannot overtake the cyclist, and at over 4 m 
overtaking is safely possible. 

- Highway Safety ‘P it is recommended that Vehicle Activated Signs (VA signs) should be 
provided in the vicinity of the development access �’ This is welcome. 
 



The full content of the objections is available to view on the Councils Website. 
 
8. APPLICANT’S SUPPORTING INFORMATION 
 
To support this application the application includes the following documents: 
- Flood Risk Assessment (Produced by Enzygo) 
- Design and Access Statement (Produced by Barrie Newcombe Associates) 
- Planning Statement (Produced by Richard Lee) 
- Phase 1 Geo-environmental Assessment (Produced by REC) 
- Transport Statement (Produced by SCP) 
- Ecological Scoping and Protected Species Survey (Produced by Solum Environmental Ltd) 
- Arboricultural Impact Assessment (Produced by Enzygo) 
- Outline Bat Mitigation Strategy (Produced by Solum Environmental Ltd) 
- Landscape and Urban Design Appraisal (Produced by PGLA and BPUD) 
 
These documents are available to view on the application file. 
 

9.  OFFICER APPRAISAL 
 
Main Issues 
 
Given that the application is submitted in outline, the main issues in the consideration of this 
application are the suitability of the site, for residential development having regard to matters of 
planning policy and housing land supply, affordable housing, highway safety and traffic 
generation, contaminated land, air quality, noise impact, landscape impact, hedge and tree 
matters, ecology, amenity, open space, drainage and flooding, sustainability and education.  
 
Housing Land Supply 
 
The National Planning Policy Framework (NPPF) confirms at paragraph 47 the requirement to 
maintain a 5 year rolling supply of housing and states that Local Planning Authorities should: 
 

“identify and update annually a supply of specific deliverable sites sufficient to provide 
five years worth of housing against their housing requirements with an additional 
buffer of 5% (moved forward from later in the plan period) to ensure choice and 
competition in the market for land. Where there has been a record of persistent under 
delivery of housing, local planning authorities should increase the buffer to 20% 
(moved forward from later in the plan period) to provide a realistic prospect of 
achieving the planned supply and to ensure choice and competition in the market for 
land”. 

 
The NPPF clearly states at paragraph 49 that:  
 

“housing applications should be considered in the context of the presumption in 
favour of sustainable development. Relevant policies for the supply of housing should 
not be considered up-to-date if the local planning authority cannot demonstrate a five-
year supply of deliverable housing sites.” 

 



This must be read in conjunction with the presumption in favour of sustainable development as set 
out in paragraph 14 of the NPPF which for decision taking means: 
 

“where the development plan is absent, silent or relevant policies are out-of-date, 
granting permission unless: 
-   any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in the Framework taken as a whole; 
or 
-   specific policies in the Framework indicate development should be restricted.” 

 
A number of recent appeal decisions have concluded that the Council has not conclusively 
demonstrated a five year supply of deliverable housing land, founded on information with a base 
date of 31 March 2012 selectively updated to 31 March 2013. However, the Council has recently 
published a 5 Year Supply Position Statement which seeks to bring evidence up to date to 31 
December 2013. The approach taken to the Statement has been informed by policy requirements 
and by consultation with the Housing Market Partnership. 
 
The Borough’s five year housing land requirement is 8,311. This is calculated using the 
‘Sedgefield’ method of apportioning the past shortfall in housing supply across the first five years. 
It includes a 5% buffer, which is considered appropriate in light of the Borough’s past housing 
delivery performance and the historic imposition of a moratorium.  
 
A standard formula of build rates and lead-in times has been applied to most housing sites, unless 
more detailed site-specific information is available. Those considered deliverable within the five 
year supply have been ‘sense-checked’ and assumptions altered to reflect the circumstances of 
the particular site. The Criticisms made of the yields from certain sites in the recent appeals, 
particularly those in the merging Local Plan, have also been taken on board. 
 
Sources of supply include sites under construction; sites with full and outline planning permission; 
sites awaiting Section 106 Agreements; selected Strategic Sites which are included in the 
emerging Local Plan; sites in adopted Local Plans; and small sites. This approach accords with 
the National Planning Policy Framework, existing guidance and the emerging National Planning 
Policy Guidance.  
 
A discount has been applied to small sites, and a windfall allowance included reflecting the 
applications which will come forward for delivery of small sites in years four and five.  
 
A number of sites without planning permission have been identified and could contribute to the 
supply if required. However, these sites are not relied upon for the five year supply at present. 
 
The current deliverable supply of housing is assessed as being some 9,757 homes. With a total 
annual requirement of 1,662 based on the ‘Sedgefield’ methodology and a 5% ‘buffer’, the Five 
Year Housing Land Supply Position Statement demonstrates that the Council has a 5.87 year 
housing land supply. If a 20% ‘buffer’ is applied, this reduces to 5.14 years supply.  
 
In the light of the above the Council will demonstrate the objective of the framework to significantly 
boost the supply of housing is currently being met and accordingly there is no justification for a 
departure from Local Plan policies and policies within the Framework relating to housing land 
supply, settlement zone lines and open countryside in this area.  



 
Additionally, the adverse impacts in terms of conflict of this proposal with the emerging draft 
strategy of releasing this site for housing development would, in the planning balance, outweigh 
the benefits of the proposal in terms of housing land supply, since the site is not relied upon with 
the emerging Core Strategy or the Assessed Housing land supply.  
 
Therefore, the site is not required for the 5 year housing land supply plus buffer. 
 
Open Countryside Policy 
 
As well as assessing housing supply, the recent Appeal decisions at Sandbach Road North 
Congleton Road Sandbach, the Moorings Congleton and Crewe Road, Gresty Green are also 
significant for clarifying the status and intent of settlement zone line and countryside policies. 
 
Some have sought to argue that as settlement boundaries effectively contain the built area of a 
town or village – and so define the area in which development is usually concentrated – that 
accordingly they should be viewed as housing supply policies. This subsequently could mean that 
those policies, along with normal countryside policies, should be considered “out of date” if there is 
no five year supply of housing land. This view is derived from paragraph 49 of the framework 
which states that:  
 

“Relevant policies for the supply of housing should not be considered up-to-date if the 
local planning authority cannot demonstrate a five-year supply of deliverable housing 
sites”.  

 
There are appeal decisions that appear to support this perspective, although those in Cheshire 
East have generally taken a different approach. 
 
The recent appeal decisions consider this matter in some detail. It was noted by the Inspector that 
the settlement zone lines serve a variety of purposes – and take account of land allocated for 
development up to a particular point (in this case 2011). However, the Inspector considered that 
settlement zones lines were not driven by the need to identify land for development, but rather are 
based on the objective of protecting countryside once development land is identified. 
Consequently, he concluded that the related policy (Policy PS4 of the Congleton Local Plan) was 
“not sufficient directly related to housing land supply that it can be considered time expired for that 
purpose.” Instead the Policy is "primarily aimed at countryside & green belt protection”. These 
objectives are largely in conformity with the NPPF and attract “significant weight”. In both appeals 
conflict with countryside policies were acknowledged. 
 
This means that these policies remain important in the planning balance – but are not necessarily 
determinative. The two decisions pinpoint that much depends on the nature and character of the 
site and the individual circumstances pertaining to the application. At Congleton Road, the 
Inspector considered that the objective to boost significantly the supply of housing outweighed the 
“relatively moderate” landscape harm. In contrast, at Sandbach Road North the provision of 
housing was viewed as an “important and substantial” material consideration, but there would also 
be serious harm resulting from the impact on the character and appearance of the countryside. On 
this occasion that identified harm, combined with the significant weight attributed to countryside 
policies, outweighed the benefits in terms of housing supply. 
 



In reaching this conclusion, the Inspector memorably noted that: 
 

“the lack of a 5 year supply of housing land does not provide an automatic ‘green 
light’ to planning permission”. 

 
Therefore, countryside policies in existing local plans can be considered as consistent with NPPF 
and are not housing land supply policies – and thus not of date, even if a 5 year supply is not in 
evidence. They accordingly need to be played into the planning balance when decisions are 
made. Where appropriate, as at Sandbach Road North, conflict with countryside protection 
objectives may properly outweigh the benefit of boosting housing supply. Therefore, the proposal 
remains contrary to Open Countryside policy regardless of the 5 year housing land supply position 
in evidence at any particular time.  

 
 

Landscape 
 
Housing development on this site would have a significant impact in terms of the loss of open 
countryside as discussed in the principle of development section.  

 
In terms of the impact upon the landscape character and with regard to the indicative layout there 
are the following issues: 

- The wooded stream, mature trees, hedgerows and the existing farmstead provide scope to 
create an attractive housing development but the indicative layout is cramped and doesn’t 
make the most of these assets/opportunities.  

- The farmhouse and some barns/outbuilding are now to be retained but the layout should 
ideally provide them with a better setting/curtilage with appropriate boundary features and 
again this issue will be dealt with at the reserved matters stage. 

- It is important to retain the rural character of Kent’s Lane by retaining the existing walls, 
trees and hedges (where feasible) and by planting new hedges. Close board fencing along 
the lane should be avoided.  

 
The above issues could be considered at the reserved matters stage. 
 
If the application is approved a number of conditions will be attached to protect/enhance the 
landscape on this site. 
 

Location of the site 
 
To aid this assessment, there is a toolkit which was developed by the former North West 
Development Agency. With respect to accessibility, the toolkit advises on the desired distances to 
local amenities which developments should aspire to achieve. The performance against these 
measures is used as a “Rule of Thumb” as to whether the development is addressing sustainability 
issues pertinent to a particular type of site and issue. It is NOT expected that this will be 
interrogated in order to provide the answer to all questions. 
 
The accessibility of the site shows that following facilities meet the minimum standard: 
 

- Amenity Open Space (500m) – would be provided on site 
- Children’s Play Space (500m) – would be provided on site 



- Bus Stop (500m) – 250m 
- Public House (1000m) – 805m 
- Public Right of Way (500m) – 300m 
- Child Care Facility (nursery or crèche) (1000m) - 640m 
- Community Centre/Meeting Place (1000m) – 640m 

 
Where the proposal fails to meet the standards, the facilities / amenities in question are still within a 
reasonable distance of those specified and are therefore accessible to the proposed development. 
Those amenities are: 
 

- Outdoor Sports Facility (500m) – 960m 
 

The following amenities/facilities fail the standard: 
 

- Supermarket (1000m) – 4300m 
- Convenience Store (500m) – 1280m 
- Primary School (1000m) – 1450m 
- Pharmacy (1000m) – 1900m 
- Post office (1000m) – 1900m 
- Secondary School (1000m) – 5400m 
- Medical Centre (1000m) - 1900m 

 
In summary, the site does not comply with all of the standards advised by the NWDA toolkit. 
However as stated previously, these are guidelines and are not part of the development plan. 
Owing to its position on the edge of Winterley, there are some amenities that are not within the 
ideal standards set within the toolkit and will not be as close to the development as existing 
dwellings which are more centrally positioned. Nevertheless this is not untypical for suburban 
dwellings and will be the same distances for the residential development in Winterley from the 
application site. However, the majority of the services and amenities listed are accommodated 
within Haslington and are accessible to the proposed development on foot or via a short bus 
journey (the site is located on the main bus route between Crewe and Sandbach). It should also be 
noted that the site is located on National Cycle Network Route 451 and is easily accessible for 
cyclists. Accordingly, it is considered that this small scale site is a sustainable site. 
 
This view is considered to be consistent with two recent appeal decisions which were refused on 
sustainability grounds but allowed at appeal: 
 

- At 4 Audlem Road, Hankelow an application for 10 dwellings (12/2309N) was refused by 
Southern Planning Committee on 29th August 2012 for sustainability reasons. In allowing 
the appeal the Inspector found that ‘The Council has used the North West Sustainability 
Checklist as a guide to assessing accessibility, albeit that this relates to policies in the now 
defunct RSS. Nevertheless, this gives a number of useful guidelines, many of which are 
met. The village has a pub, a church, a village green and a post box and there is a golf club 
close to the appeal site open to both members and nonmembers. However, the village has 
no shop or school. Audlem, which has a greater range of facilities, is only a short distance 
away. The appeal site has good access to 2 bus routes, which serve a number of local 
destinations. There are footways on both sides of the road linking the site to the village 
centre and other public rights of way close by. Audlem Road here forms part of the national 
cycle network. Therefore, whilst the use of the car is likely to predominate, there are viable 



alternative modes of transport. In locational terms, the appeal site appears to me to be 
reasonably accessible for a rural settlement’. 
 

- At land adjacent to Rose Cottages, Holmes Chapel Road, Somerford an application for 25 
dwellings (12/3807C) was refused by Southern Planning Committee on 12th December 
2012 for sustainability reasons. In allowing the appeal the Inspector found that ‘it is 
inevitable that many trips would be undertaken by car as happens in most rural areas. 
However in this case many such trips for leisure, employment, shopping, medical services 
and education have the potential to be relatively short. A survey of the existing population 
undertaken by the Parish Council confirmed that the majority use the car for most journeys. 
Its results should though be treated with some caution in view of the response rate of only 
44%. The survey does not seem to have asked questions about car sharing or linked trips, 
both of which can reduce the overall mileage travelled. It is interesting to note that use of 
the school bus was a relatively popular choice for respondents. A few also used the bus 
and train for work journeys. It also should not be forgotten that more people are now 
working from home at least for part of the week, which reduces the number of employment 
related journeys. Shopping trips are also curtailed by the popularity of internet purchasing 
and most major supermarkets offer a delivery service. The evidence also suggests that the 
locality is well served by home deliveries from smaller enterprises of various kinds’ 

 
Affordable Housing 
 
The site is located in Winterley which is within the Haslington and Englesea sub-area for the 
SHMA Update 2013. In this SHMA area there is an identified a requirement for 44 new affordable 
homes per year between 2013/14 – 2017/18 made up of a need for 1 x 1 beds, 11 x 2 beds, 19 x 3 
beds, 10 x 4/5 beds and 1 x 1 & 1 x 2 bed older person dwellings (total of 220 dwellings over 5 
years). 
 
In addition to this information taken from the SHMA Update 2013, Cheshire Homechoice is used 
as the choice based lettings method of allocating social and affordable rented accommodation 
across Cheshire East. There are currently 126 active applicants on Cheshire Homechoice who 
have selected Haslington (which includes Winterley) as their first choice, these applicants require 
46 x 1 beds, 44 x 2 beds, 25 x 3 beds and 7 x 4/5 beds (4 applicants haven’t specified how many 
beds they require). 
 
The Affordable Housing Interim Planning Statement (IPS) states that on all sites of 3 units or over 
in settlements with a population of 3,000 or less will be required to provide 30% of the total units as 
affordable housing on the site with the tenure split as 65% social rent, 35% intermediate tenure. 
This equates to a requirement of up to 18 affordable units in total on this site, split as 12 for social 
(or affordable rent) and 6 for intermediate tenure. 
 
The Affordable Housing IPS also requires that the affordable units should be tenure blind and 
pepper-potted within the development, the external design, comprising elevation, detail and 
materials should be compatible with the open market homes on the development thus achieving 
full visual integration.  The IPS also states that the affordable housing should be provided no later 
than occupation of 50% of the open market dwellings unless there is a high degree of pepper-
potting in which case it would be 80%. 
 
Affordable homes should be constructed in accordance with the Homes and Communities Agency 



Design and Quality Standards (2007) and should achieve at least Level 3 of the Code for 
Sustainable Homes (2007).  
 
The proposal in this application is for 12 rented units and 6 intermediate units which is line with the 
IPS and as such acceptable.  However, in the Design and Access Statement, section 05 it says “a 
block of mews cottages to address affordable housing needs”. This would not be acceptable, it 
suggests that all the affordable units will be in one location and as such would be contrary to the 
IPS in that the affordable units would not be pepper-potted. 
 
As this is an outline application the information about the affordable housing offer by the applicant 
is limited, if the application was approved the affordable housing details would be secured in an 
affordable housing scheme (including type of intermediate tenure to be provided) to be submitted 
at reserved matters stage and confirming that the scheme meets the affordable housing 
requirements detailed above and in the IPS. 
 
Highways Implications 
 
Access 
 
The proposed development is in outline form with access to be determined at this stage. The 
proposed development would be accessed via a simple priority junction with a 5.5m wide access 
and 2m wide footways. The highways officer has commented that this design is typical of a 
residential development of this scale. 
 
Crewe Road has a 30mph speed limit at this point. The surveys undertaken in support of this 
application indicate average speeds of 34mph and 32mph with maximum speeds of 45mph in the 
northbound direction and 43mph in the southbound direction. In this case the submitted plans 
indicate that visibility splays of at least 2.4m x 56m can be achieved in both directions. These 
visibility splays would comply with guidance contained within Manual for Streets. Due to the issue 
of speeding vehicles it is considered to secure Vehicle Activated Signs within the vicinity of the site 
in an attempt to reduce vehicle speeds. This will be secured through the use of a planning 
condition. 
 
The submitted Transport Assessment (TA) identifies that the proposed site access would operate 
with significant spare capacity and the traffic associated with this development can be 
accommodated onto the local network. 
 
Traffic impact 
 
The proposed development would generate 40 two-way trips during the AM peak hour and 43 two-
way trips during the PM peak hour. This traffic generation will be distributed across the highway 
network in both directions. 
 
There are local concerns over the impact upon the highway network and Crewe Green roundabout 
and there is a scheme of CEC improvements in this location. In this case the Highways Officer 
considers that whilst the development would not have a severe impact upon this junction and as 
such no mitigation will be required from this development. 
 



The only other committed development within the Parish of Haslington is at Vicarage Road (44 
dwellings). Given the scale of the developments there is not considered to be a cumulative 
highways impact associated with this development. 
 
Public Transport 
 
The application site is site is within easy reach of bus stops in both directions with hourly 
connections to Crewe, Sandbach, Winsford, Northwich and Macclesfield throughout the day. In 
this case it is considered appropriate to secure improvements to the bus stops from this 
development as well as accessibility improvements to the bus stop on the opposite side of Crewe 
Road. These improvements will be secured through the use of a planning condition. 
 
Highways Conclusion 
 
In conclusion the proposed development would have an access of an acceptable design with 
adequate visibility. The traffic impact upon the local highway network would be limited and 
improvements would be secured to the bus stops in the locality. It is therefore considered that 
the development complies with the local plan policy BE.3 and the test contained within the 
NPPF which states that: 
 
‘Development should only be prevented or refused on transport grounds where then 
residual cumulative impacts of development are severe’ 
 

Amenity 
 
In terms of the surrounding residential properties, these are mainly to the north of the site. 
Between the nearby residential properties to the north are a linear area of public open space, 
Fowle brook and a belt of trees. Due to these intervening features and the separation distances 
involved there would be minimal impact upon residential amenity. 
 
Due to the separation distances involved to the properties to the south there would not be a 
significant impact to the south. 

 
The Environmental Health Officer has requested conditions in relation to hours of operation, 
environmental management plan, external lighting, noise mitigation and contaminated land. These 
conditions will be attached to any planning permission. 

 
Air Quality 
 
The proposed development is not close to any air quality management areas (AQMAs) and an air 
quality assessment was not deemed necessary. However, it is likely that some small impact would 
be made in the Nantwich Road AQMA and that when combined with the cumulative impacts of 
other committed and proposed developments in the Crewe area the significance is increased. 
There is also no assessment of the dust impacts and details of dust control would need to be 
submitted should planning approval be granted. Conditions would be attached in relation to dust 
control and to secure a travel plan. 
 

Trees and Hedgerows 
 



Trees 
 
The application is supported by an Arboricultural Impact Assessment (AIS). The AIS incorporates 
a tree survey covering 19 individual trees and 20 groups of trees. The survey grades 7 individual 
trees and 14 groups of trees as grade A (high quality and value), 5 individual tree and 5 groups 
Grade B (moderate quality and value) and 7 individual trees and 1 group Grade C (low quality and 
value). The AIS  indicates that the indicative layout would result in the removal of 7 individual trees 
and one group of trees afforded low grade and recommends that retained trees are afforded 
protection in accordance with BS 5837:2012 Trees in Relation to design, demolition and 
construction - Recommendations.  
 
As the application is outline with only the vehicular access from Crewe Road included, the full 
implications of development of the site would only be realised at Reserved Matters stage. The 
elements of the indicative proposals showing the prominent TPO trees retained in POS to the 
south west of the site and the green corridor adjoining Fowle Brook are welcomed. In this case 
there were concerns raised over whether the application site can accommodate the proposed 
development without impacting upon the trees on the site but this has now been addressed 
through the submission of the amended plan. 

 
Hedgerows 
 
The consultation response from Cheshire Archives and Local Studies indicates ‘both of the 
hedgerows appear to form part of a field system pre-dating the Enclosure  Acts’.  On the Tythe 
map it is clear boundaries where hedges affected by the development were present.  
 
In this case the indicative plan shows that the historic hedgerows would be retained as part of this 
development. 
 

Design 
 

The importance of securing high quality design is specified within the NPPF and paragraph 61 
states that: 

 
“Although visual appearance and the architecture of individual buildings are very 
important factors, securing high quality and inclusive design goes beyond aesthetic 
considerations. Therefore, planning policies and decisions should address the 
connections between people and places and the integration of new development into 
the natural, built and historic environment.” 
 

In this case the density of the development is considered to be acceptable at 22.47 dwellings per 
hectare and would be consistent with the surrounding area of Winterley. 
 
As part of the negotiations with this application the applicant has agreed to retain two of the 
existing barns and the farmhouse on the site.  
 
There is a Grade II Listed Building opposite the site on Crewe Road. Given the intervening road 
and separation distance it is not considered that the proposed development would have a 
detrimental impact upon the setting of this Listed Building. 
 



In this case an indicative layout has been provided in support of this application and this shows 
that an acceptable layout can be achieved and that the areas of open space and all highways 
would be well overlooked. It is considered that an acceptable design/layout that would comply with 
Policy BE.2 (Design Standards) and the NPPF could be negotiated at the reserved matters stage. 
 

Ecology 
 
Bats 
 
The bat surveys undertaken to inform the determination of the application were constrained by the 
unsafe nature of some of the buildings on site, the lateness in the season when the activity 
surveys were undertaken and cold weather during some of the survey visits.  Despite these 
constraints bat roosts have been recorded within a number of buildings on site.   
 
The available survey results suggest roosts of two relatively common bat species being present on 
site.  On balance considering the constraints of the survey the Councils Ecologist advises that the 
usage of the building by bats is likely to be limited to small-medium numbers of animals and there 
is no evidence to suggest a significant maternity roost is present.  The loss of the buildings on this 
site in the absence of mitigation is likely to have a low-medium impact upon on bats at the local 
level and a low impact upon the conservation status of the species as a whole.   

 
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 
 
(a) 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  

 
(b) no satisfactory alternative and  
 
(c) no detriment to the maintenance of the species population at favourable conservation status in 

their natural range 
 
The UK has implemented the Directive in the Conservation (Natural Habitats etc) Regulations 
2010 (as amended) which contain two layers of protection (i) a requirement on Local Planning 
Authorities (“LPAs”) to have regard to the Directive`s requirements above, and (ii) a licensing 
system administered by Natural England and supported by criminal sanctions. 
 
Local Plan Policy NE.9 states that development will not be permitted which would have an adverse 
impact upon protected species. 
 
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.” 
 
The NPPF advises LPAs to conserve and enhance biodiversity: if significant harm resulting from a 
development cannot be avoided (through locating on an alternative site with less harmful impacts) 



or adequately mitigated, or as a last resort, compensated for, planning permission should be 
refused.  
 
Natural England`s standing advice is that, if a (conditioned) development appears to fail the three 
tests in the Habitats Directive, then LPAs should consider whether Natural England is likely to 
grant a licence: if unlikely, then the LPA should refuse permission: if likely, then the LPA can 
conclude that no impediment to planning permission arises under the Directive and Regulations. 

 
In this case the tests would be met as follows: 

- If the development was approved it would be because the LPA cannot demonstrate a 5 
year housing land supply and there would be reasons of overriding public interest, including 
those of a social or economic nature with no satisfactory alternative 

- There is only a small bat roost on this site (with no evidence of a maternity roost) and there 
would be no detriment to the maintenance of the species population at favourable 
conservation status in their natural range. The proposed mitigation/compensation would be 
adequate to maintain the favourable conservation status of bats. 

 
Other Protected Species 
 
An outlying sett has been recorded just outside proposed development site.  The submitted 
ecological assessment recommends that a 30m undeveloped buffer be maintained around the 
sett. Based on the revised plan and the submitted method statement the Councils Ecologist is 
satisfied that the outlying set which is located off-site can be retained.   

 
Fowle Brook 
 
Fowle Brook is located to the north of the application site.  The submitted illustrative layout plan 
shows a retained area of open space between the development and the brook.  A condition will be 
attached to secure a buffer along this water course.  
 
Hedgerows 
 
Hedgerows are a Biodiversity Action Plan priority habitat and hence a material consideration.  
Based upon the submitted indicative layout it appears feasible that the much of the existing 
hedgerows on site can be retained as part of the development.  There are however likely to be 
losses of hedgerows to form the site access.  Any losses of hedgerow must be compensated for 
through additional hedgerow planting as part of any detailed landscaping scheme produced for the 
site. Based on the submitted illustrative master plan it appears feasible that this could be achieved. 

 
Bluebells 
 
Native bluebells have been recorded on site however it appears that they would be retained within 
the open space on the site. This would be secured through the use of a planning condition. 
 
Breeding Birds 
 
Conditions will be attached to safeguard breeding birds. 

 
Public Open Space 



 
Policy RT.3 states that where a development exceeds 20 dwellings the Local Planning Authority 
will seek POS on site. In this case the level would be 2,450sq.m and the indicative plan shows that 
the developer will provide 6,200sq.m of public open space. This would exceed the requirement for 
Policy RT.3 by a considerable margin and is considered to be acceptable.  
 
In terms of children’s play space this would be provided on site and the applicant has indicated 
that they are willing to provide a LEAP with 6 pieces of equipment. This would be an acceptable 
level given the number of dwellings on the site and would comply with Policy RT.3. 

 
Agricultural Land Quality 
 
Policy NE.12 of the Local Plan states that development on the best and most versatile agricultural 
land (Grades 1, 2 and 3A) will not be permitted unless: 

- The need for the development is supported by the Local Plan 
- It can be demonstrated that the development proposed cannot be accommodated on land 

of lower agricultural quality, derelict or non-agricultural land 
- Other sustainability considerations suggest that the use of higher quality land is preferrable 

 
The National Planning Policy Framework highlights that the use of such land should be taken into 
account when determining planning applications. It advises local planning authorities that, 
‘significant developments’ should utilise areas of poorer quality land (grades 3b, 4 & 5) in 
preference to higher quality land. 
 
In this case the supporting planning statement identifies that this site is grade 3b. 
 

Education 
 
The proposed development would generate 11 primary school pupils and 8 secondary school 
pupils. 
 
In terms of primary school education, the proposed development would generate 13 new primary 
places. As there are capacity issues at the local primary schools, the education department has 
requested a contribution of £119,309. This would be secured via a S106 Agreement. 

 
In terms of secondary school education, the proposed development would generate 9 new 
secondary places. As there are capacity issues at the local secondary schools, the education 
department has requested a contribution of £130,742. This would be secured via a S106 
Agreement. 
 

Flood Risk and Drainage 
 
The vast majority of the application site is located within Flood Zone 1 according to the 
Environment Agency Flood Maps although a small strip along Fowle Brook is located within Flood 
Zones 2 & 3. Flood Zone 1 defines that the land has less than 1 in 1000 annual probability of 
flooding and all uses of land are appropriate in this location. As the application site is more than 1 
hectare, a Flood Risk Assessment (FRA) has been submitted in support of the application. The 
submitted plan shows that the area identified as Flood Zones 2 & 3 would not be developed as 
part of this development. 



 
The submitted FRA identifies that a precautionary approach of raising floor levels of any building 
on the site by 150mm would mitigate any secondary flooding sources (in this case overland flow). 
The risk from all other types of flooding is considered to be negligible or low. 

 
The proposed drainage system will be designed to accommodate the potential impact of this 
development and further details will be provided at the detailed design stage. 
 
The Environment Agency and United Utilities have been consulted as part of this application and 
have both raised no objection to the proposed development. As a result, the development is 
considered to be acceptable in terms of its flood risk/drainage implications. 

 
Health 
 
A number of the letters of objection raise concerns about the impact upon health provision in this 
area. In response to this issue there are 3 medical practices within 2.5 miles of the site and 
according to the NHS choices website all are currently accepting patients indicating that they 
have capacity. Furthermore no practices have closed their list and they are not being forced to 
accept new patients. 
 

 
LEVY (CIL) REGULATIONS 
 
In order to comply with the Community Infrastructure Levy (CIL) Regulations 2010 it is now 
necessary for planning applications with legal agreements to consider the issue of whether the 
requirements within the S106 satisfy the following: 
 
(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. 

 
As explained within the main report, POS and children’s play space is a requirement of the Local 
Plan Policy RT.3. It is necessary to secure these works and a scheme of management for the 
open space and children’s play space. This contribution is directly related to the development 
and is fair and reasonable. 
 
The development would result in increased demand for primary and secondary school places in 
the area and there is very limited spare capacity. In order to increase capacity of the primary  
and secondary schools which would support the proposed development,  contribution towards 
primary and secondary school education is required. This is considered to be necessary and fair 
and reasonable in relation to the development. 
 

 
On this basis the S106 recommendation is compliant with the CIL Regulations 2010.  

 
10. CONCLUSIONS 
 
The site is within the Open Countryside where under Policy NE.2 there is a presumption against 
new residential development. The NPPF states that where authorities cannot demonstrate a 5 



year supply of housing land, relevant local plan policies are out of date and there is a 
presumption in favour of development. The Council can now demonstrate a 5 year housing land 
supply and as a result the principle of development is not considered to be acceptable and the 
development would be contrary to Policy NE.2. 
 
The proposed development would not adversely affect the visual character of the landscape, or 
result in a significant erosion of the physical gaps between built up areas. 
 
The proposed development would provide a safe access and the development would not have a 
detrimental impact upon highway safety or cause a severe traffic impact.  
 
In terms of Ecology it is not considered that the development would have a significant impact upon 
ecology or protected species subject to the necessary contribution to off-set the impact. 
 
The proposed development would provide an over provision of open space on site and the 
necessary affordable housing requirements. 
 
The education department has confirmed that there is no capacity within local schools and those 
education contributions will be secured. 
 
The proposal is considered to be acceptable in terms of its impact upon residential amenity and 
drainage/flooding and it therefore complies with the relevant local plan policy requirements for 
residential environments. 
 
However, it is considered that the harm caused  by virtue of the loss of open countryside outweighs 
any benefits of the scheme that might accrue by virtue of the delivery of housing supply including 
affordable housing, at 30%, of the total housing numbers and the economic benefits that the 
development and new residents would bring. 
 

11.  RECOMMENDATIONS 
 
REFUSE for the following reasons: 
 
1.  The proposed residential development is unsustainable because it is located 

within the Open Countryside, contrary to Policies NE.2 and RES.5 of the Crewe 
and Nantwich Replacement Local Plan 2011 and the principles of the National 
Planning Policy Framework which seek to ensure development is directed to 
the right location and open countryside is protected from inappropriate 
development and maintained for future generations enjoyment and use. As 
such it and creates harm to interests of acknowledged importance. The Local 
Planning Authority can demonstrate a 5 year supply of housing land supply in 
accordance with the National Planning Policy Framework, consequently the 
application is premature to the emerging Development Strategy since there are 
no material circumstances to indicate that permission should be granted 
contrary to the development plan. 

 
In the event of any changes being needed to the wording of the Committee’s decision 
(such as to delete, vary or add conditions/informatives/planning obligations or reasons 
for approval/refusal) prior to the decision being issued, the Planning and Place Shaping 



Manager has delegated authority to do so in consultation with the Chairman of the 
Southern Planning Committee, provided that the changes do not exceed the substantive 
nature of the Committee’s decision. 
 
Should this application be the subject of an appeal, authority be delegated to the 
Planning and Place Shaping Manager in consultation with the Chairman of the Southern 
Planning Committee, to enter into a planning agreement in accordance with the S106 
Town and Country Planning Act to secure the Heads of Terms for a S106 Agreement. 
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