
   Application No: 18/3348N

   Location: FORMER BAE SITE, RADWAY GREEN ROAD, RADWAY GREEN, 
CHESHIRE, CW2 5PJ

   Proposal: Outline application for proposed commercial development (B1c, B2 & B8 
use, including ancillary B1 offices) comprising circa 32,980 sq.m floor 
space , vehicular access, service yards,car and cycle parking, drainage, 
external lighting, landscaping and associated works.

   Applicant: Corbally Holdings Limited

   Expiry Date: 05-Oct-2018

SUMMARY

This proposal would bring economic benefits through the delivery of new jobs on a brownfield 
site where the land is allocated in LPS 23 for such uses. The proposal is compatible with the 
surrounding development.

The impact on neighbouring residential amenity would not be significant. Satisfactory access 
and parking provision can be provided and the development would not result in ‘severe harm’ 
on the local highway network. An access into LPS 24, for future use is provided as part of the 
proposals. Any ecological impacts of the development can be satisfactorily mitigated.

Issues of air quality and contaminated land can be controlled by conditions.

The proposal is therefore found to be economically, socially and environmentally sustainable.

RECOMMENDATION: Approve subject to conditions.

PROPOSAL

This is an outline application for two commercial buildings with approximately 32,980sqm 
floorspace, for B1c (light industry), B2 (general industry) and B8 (storage & distribution uses). 
Access would be taken from Radway Green Road and there would be service yards, car and 
cycle parking, drainage, external lighting, landscaping and associated works.

It should be noted that at this stage, detailed approval is only sought for the access element, 
the matters of appearance, landscaping, layout and scale will form part of the reserved 
matters.
  
SITE DESCRIPTION:



The application site is situated to the south of Radway Green Road and formerly housed 2 
large industrial buildings belonging to BAE Systems, these have now all been demolished and 
all that now remains is the gatehouse at the head of the access road. The site area, including 
the access is approximately 9.33 hectares in size and the access is already in place.

To the south and east of the site are the remaining BAE Systems buildings and the existing 
Radway Green Business Park. To the north is the railway line, agricultural land and then 
Crewe Road.

The site is designated as being within Open Countryside in the adopted local plan and is also 
identified as LPS 23 (Radway Green Brownfield, Alsager) within the CELPS. To the south 
west of the site is LPS 24 (Radway Green Extension, Alsager).
 
RELEVANT HISTORY:

15/5412N - Demolition of redundant boiler house, F magazine, gauge test centre, effluent 
plant and indoor range area – Approved 18th December 2015

17/2421N – Notification of demolition of D Block – Approved 24th May 2017

Several historic applications relating to development for operations at BAE Systems, none 
relevant to this application.

NATIONAL & LOCAL POLICY

National Policy:
The National Planning Policy Framework establishes a presumption in favour of sustainable 
development.

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

The Development Plan for this area comprises the recently adopted Cheshire East Local Plan 
Strategy (CELP), and the saved policies from the Congleton Borough Local Plan First Review 
(2005).  

POLICIES

Development Plan

Cheshire East Local Plan Strategy (CELPS)
The following are considered relevant material considerations:

PG1 – Overall Development Strategy
PG6 - Open Countryside
PG7 – Spatial Distribution of Development
PG2 – Settlement Hierarchy



EG1 – Economic Prosperity
EG3 – Existing and Allocated Employment Sites
SD1 - Sustainable Development in Cheshire East 
SD2 - Sustainable Development Principles 
SE1 – Design
SE2 – Efficient Use of Land
SE3 – Biodiversity and Geodiversity 
SE4 – The Landscape 
SE5 – Trees, Hedgerows, Woodland 
SE12 – Pollution, Land Stability and Land Contamination
SE13 – Flood Risk and Water Management 
IN2 – Developer Contributions
Site LPS 23 – Radway Green Brownfield, Alsager

It should be noted that the Cheshire East Local Plan Strategy was formally adopted on 
27th July 2017. There are however policies within the legacy local plans that still apply 
and have not yet been replaced. These policies are set out below.

Crewe and Nantwich Replacement Local Plan (CNRLP)
BE.1 – Amenity
E6 – Employment in Open Countryside
NE.17 – Pollution Control

The Haslington Neighbourhood Plan has only reached Regulation 7 stage and therefore 
carries no weight.

CONSULTATIONS:

Highways: 
No objection subject to the provision of a link to LPS 24 (Radway Green Extension, Alsager).

Flood Risk Management: 
No objection.

Environmental Health: 
No objection subject to conditions/informatives relating to noise and disturbance, air quality 
and contaminated land.

Environment Agency: 
No objection.

Health and Safety Executive (Explosives): 
Set out the criteria for a ‘Vulnerable Building’. And state that they have no comment unless it 
meets the criteria.

Cadent:
Require an informative relating to easements or wayleaves.

United Utilities:



Require conditions relating to drainage.

Natural England:
No objection.

Alsager Town Council: 
Object to the proposal on the grounds of access and using the level crossing, poor 
landscaping, development in the blast zone, impact on wildlife, air pollution and lack of 
pedestrian and cycle access.

Haslington Parish Council: 
None received at the time of report writing.

REPRESENTATIONS:
At the time of report writing seven comments have been received, one in support of the 
proposal and the others expressing the following concerns:

 Access should be on the other side of the level crossing to avoid creating further 
congestion

 Combined traffic impact of this, the industrial site on Crewe Road and approved 
housing sites in the vicinity is unacceptable

 Should be major road improvements before any more development is allowed
 Transport Assessment is flawed
 Noise pollution
 Light pollution
 Drainage issues
 Poor design
 Out of character with the area
 Does not comply with HSE requirements for vulnerable buildings
 Lack of a Masterplan for the Alsager area
 Will not provide jobs for local people

APPRAISAL:

Principle of Development

The application is for outline planning permission with only the detail of the access to be 
determined at this point. However the submitted documentation puts forward that there would 
be 2 commercial units incorporating B1c, B2 and B8 uses, with ancillary office 
accommodation. It is anticipated that they would house manufacturing and assembly uses 
that would fit within the remit of LPS 23.

Policy EG1 of the CELPS states that proposals for employment development (use classes 
B1, B2, B8) will be supported in principle within key service centres (which includes Alsager) 
as well as on employment land allocations in the Development Plan.    

At a national level the NPPF also requires Local Planning Authorities to: “create the 
conditions in which businesses can invest, expand and adapt. Significant weight should be 



placed on the need to support economic growth and productivity, taking into account both 
local business needs and wider opportunities for development.” 

The proposal is therefore acceptable in principle subject to compliance with other relevant 
considerations.

Design and Landscape

Policy SE1 of the CELPS advises that proposals should make a positive contribution to their 
surroundings in terms of sense of place, design quality, sustainable architecture, 
liveability/workability and safety.  

The application does not seek consent for the design, layout or landscaping of the site. 
However indicative drawings included within the application show buildings in keeping with 
the nature of their use that would be considered appropriate in this location.

Landscaping proposals are shown on the submitted indicative drawings and there is an 
existing belt of planting adjacent to the railway line that will be retained. Detailed landscaping 
proposals will form part of any reserved matters application.

Proximity to a Licensed Explosive Facility

The proposed development falls within the vulnerable building consultation zone of the nearby 
licensed explosives facility (BAE Systems). It is advised by the Health and Safety Executive 
(HSE), that the term ‘Vulnerable Building’ means a building or structure of vulnerable 
construction as set out below:

a) a building of more than three storeys above ground or 12m in height constructed with 
continuous non-lad bearing curtain walling with individual glazed or frangible panels 
larger than 1.5sqm and extending over more than 50% or 120sqm of the surface of any 
elevation;

b) a building of more than three storeys above ground or 12m in height with solid walls 
and individual glass panes or frangible panels larger that 1.5sqm and extending over at 
least 50% of any elevation;

c) a building of more than 400sqm plan area with continuous or individual glazing panes 
larger than 1.5sqm extending over at least 50% or 120sqm of the plan area; or

d) any other structure that, in consequence of an event such as an explosion, may be 
susceptible to disproportionate damage such as progressive collapse.

In the case of these proposals the materials, design and scale of the buildings are reserved 
matters and not to be determined at this time, therefore a refusal on these grounds could not 
be sustained. 

The applicant is currently trying to engage in discussions with HSE to ensure that the 
reserved matters application proposes buildings that would be acceptable in this context.



Amenity

Policy GR6 of CBLP and Policy SE12 of CELP require development to ensure that there 
would be no unduly detrimental effects on amenity due to loss of privacy, loss of sunlight and 
daylight, visual intrusion, environmental disturbance or pollution, traffic generation, access 
and parking.  Policy SE12 also requires development to ensure that it is designed and located 
so as not to result in a harmful or cumulative impact upon air quality.  This is in accordance 
with paragraph 124 of the NPPF and the Government’s Air Quality Strategy.

The nearest residential properties to the site are on Radway Green Road. It is considered that 
there would be some impact on the residential amenity of these properties due to increased 
vehicle movements from the site. However it is not considered that this would be so severe as 
to warrant refusal of the application. 

An access point is provided on the western side of the site to allow access through LPS 24 as 
and when that site comes forward, thereby future proofing the development.

The applicant has submitted an acoustic report undertaken in support of the application. The 
impact of the noise from the proposed development has been assessed in accordance with 
BS4142:2014 (Methods for rating and assessing industrial and commercial sound).  This is an 
agreed methodology for assessing noise of this nature.

The report recommends mitigation designed to ensure that occupants of nearby properties 
are not adversely affected by noise from the proposed development.  The conclusions of the 
report and methodology used are acceptable.

As such, and in accordance with the acoustic report, a condition should be imposed requiring 
the implementation of the mitigation measures recommended in the report.

In terms of air quality impact, it is necessary for the Local Planning Authority to consider the 
cumulative impact of developments in the area, in particular, transport impacts. Poor air 
quality is detrimental to the health and wellbeing of the public and also has a negative impact 
on the quality of life for sensitive individuals.  It is therefore considered appropriate that 
mitigation should be sought in the form of direct measures to reduce the adverse air quality 
impact. These should include the provision of electric vehicle infrastructure and low emission 
boilers.

In terms of contaminated land issues, reports have been submitted with the application that 
identify a number of contaminant linkages at the site that require mitigation. As such 
conditions are required to ensure that the proposed remediation measures are carried out and 
verified.
 
Highways

Access



There is to be no change to the existing access at the site which is from Radway Green Road 
north of the level crossing. The existing layout of the junction has previously accommodated 
HGV vehicles and there are no design changes proposed to this access.

Development Impact

Although the site was previously developed, the traffic impact of the new proposals is 
assumed as being new to the road network and has been undertaken using a B2 use as this 
results in the highest trip generation from the site. It has been assumed that the vast majority 
of HGV trips will take place inbound and outbound towards J16 of the M6 motorway; this is 
accepted given the location of the site. The light vehicles accessing the site will route using 
the local road network, approximately split evenly between using Butterton Lane, Crewe Road 
or Radway Green Road. The overall trip generation based upon a B2 use results in 217 trips 
in the am peak and 119 in the pm peak.

Given the proximity to the White Moss Quarry site this development has been included as a 
committed scheme and although the adjacent employment sites LPS 24 and LPS25 have not 
currently been developed they have been included in the assessments.

The capacity of a number of junctions has been assessed by the applicant and these are as 
follows:

 Site Access off Radway Green Road
 Main BAE access off Radway Green Road (South of level crossing)
 Radway Green Road/Butterton Lane/Crewe Road signal junction
 Proposed Radway Green Road/Butterton Lane/Crewe Road roundabout

The results of the capacity assessment indicate that the site access junction and the main 
BAE access would operate well within their capacity as would be expected given the 
predicted level of traffic generation arising from the site.

The capacity assessment undertaken at the existing Radway Green Road signal junction 
show that it will be operating over capacity in 2023 with development added. The assessment 
of the capacity in 2023 of the proposed new roundabout at Radway Green Road/Butterton 
Lane/Crewe Road, with the same development added into the flows; indicate that the 
roundabout will operate within capacity with minimal queues and delay.    

The applicant has proposed an improvement to the traffic signals at Radway Green Road 
should the roundabout junction not be implemented, the improvement would reduce queues 
to just above capacity levels.

As assessment of the operation of the level crossing has been undertaken and a summary of 
the queues are shown in the table below;



(PCU is Passenger Car Unit)

 It is recognised that there are substantial queues that form at the level crossing and the 
length of queue can vary considerably on a daily basis. It is clear that the level crossing does 
introduce delay to the road network and the Highway Authority would not wish to see the 
delay being made unduly worse by development.

Consideration has been given to possible mitigation measures that could be put in place to 
reduce the level of queues at the level crossing. The operation of the crossing is undertaken 
by Network Rail and as such the frequency and length of operation of the crossing is not 
within the control of the Council.  There is no scheme identified that can be implemented that 
would significantly reduce queues and as such an assessment of whether the development 
impact would result in significantly more delay at the crossing needs to made.

In respect of this development the site is adjacent to LPS 24 that is accessed from Radway 
Green Road but crucially is south of the level crossing.  This site will provide an infrastructure 
link that connects with LPS 24. This would allow development traffic in the future, to avoid the 
use of the level crossing when heading towards J16 of the M6 and would also not increase 
congestion levels further at the crossing. 

No capacity assessment at J16 has been undertaken as it is the applicant’s view that the 
impact is minimal at this junction with increases of just over one PCU per minute in the peak 
hours. There have been recent improvements, to provide two approach lanes to the junction 
on Radway Green Road that has reduced the extent of queues. Consideration has been 
given to providing additional mitigation measures to J16 that can reduce the level of 
congestion at the junction and also on Radway Green Road. The highway authority would 
wish to avoid adding cumulatively to the traffic demand using J16 but would have to accept 
that the development traffic does not result in a severe impact on the road network and there 
is no scheme within current highway boundaries that has been identified that can improve the 
capacity of the junction further. 

Accessibility

Providing safe and accessible walking and cycling routes to the site is important this will help 
reduce the traffic impact of the development. The site is linked to the footpath network on 
Radway Green Road north towards the traffic signals but there are no crossing facilities 
currently at the signal junction. As part of the proposed signal improvements, a pedestrian 



phase will be incorporated to provide safe crossing of Crewe Road. There are bus stops 
located on both sides of Crewe Road within walking distance of the site. 

Highways Summary

This site is a former brown field site used for industrial use, the traffic impact assessment 
have been undertaken assuming that it is new traffic to the network and no allowance has 
been made for previous uses. It is proposed to access the site using the existing access 
which is a priority junction with Radway Green Road; this junction is an acceptable design 
and has been used by HGV traffic for some time without causing road safety concerns.

As this is an employment site the vast majority of commercial trips will be towards J16 and as 
such the assessment of impact has been focused on Radway Green Road at the level 
crossing and also at the junction with J16 roundabout. There are congestion problems at both 
these locations in the peak hours and consideration has been given to providing mitigation 
measures that would reduce the level of congestion at these locations. The operation of the 
level crossing is undertaken by Network Rail and the Council has no control over the 
frequency of use and this is clearly  the source of the congestion issues. There have been no 
identified mitigation measures at the crossing and therefore is important that where it is 
possible to reduce the traffic impact at the level crossing that these measures are put in 
place.  A road link between this site and LPS 24 has now been shown.

There have been no mitigation measures identified to improve the operation of J16 that would 
lead to reducing the length of queues on Radway Green Road. The development will increase 
traffic flows using Radway Green Road by a small amount during the peak hours and in these 
circumstances it is not considered that a severe impact will result.

The application is acceptable in highway terms as the plans now show an acceptable 
safeguarded road link to LPS 24. 

Ecology 

Statutory Designated Sites

The proposed development is located within 1km of the Midlands Mere and Mosses Phase 2 
Ramsar.  
 
It is noted that Natural England advise that the proposed development is not likely to have an 
adverse impact upon the features for which the site was designated.

Under the Habitat Regulations the Council is required to undertake an ‘Assessment of Likely 
Significant effects’.  This assessment has been undertaken and is on the application file.  The 
assessment concludes that the proposed development is not likely to have a significant 
impact upon the features for which the statutory site was designated.  Consequently, a more 
detailed Appropriate Assessment is not required. 

The site specific Habitat Regulations Screening report produced for this site to inform the 
CELPS examination concludes that no significant effects are anticipated from the 
development of this site.



Priority Woodland

An area of priority woodland habitat is present on site to the south of the railway line. Habitats 
of this type are a material consideration for planning applications. The woodland is to be 
retained as part of the proposals. Protection should be provided to this area during the course 
of development.

Bats and Barn Owls

The applicant’s ecologist has confirmed that most of the buildings on site have now been 
demolished. The small buildings that remain on site have been assessed as having negligible 
potential to support protected species. It is considered that no further action in respect of 
these protected species is required.

Lighting

If planning permission is granted a condition is required to ensure a suitable lighting strategy 
is developed for the site to protect wildlife, in particular bats.

Nesting Birds

A condition is required to safeguard nesting birds during the breeding/nesting season.

Flood Risk

The Council’s Flood Risk Manager has assessed the application and is satisfied that, subject 
to conditions, the proposal is acceptable in flood risk terms.

CONCLUSIONS

This proposal would bring economic benefits through the delivery of new jobs on a brownfield 
site where the land is allocated in LPS 23 for such uses. The proposal is compatible with the 
surrounding development. 

The impact on neighbouring residential amenity would not be significant. Satisfactory access 
and parking provision can be provided and the development would not result in ‘severe harm’ 
on the local highway network. An access into LPS 24, for future use is provided as part of the 
proposals. Any ecological impacts of the development can be satisfactorily mitigated.

Issues of air quality and contaminated land can be controlled by conditions.

The proposal is therefore found to be economically, socially and environmentally sustainable.

RECOMMENDATION:

Approve subject to the following conditions:

1. Outline time limit. 



2. Reserved matters submission time limit.
3. Reserved matters to include layout, scale, landscape and appearance.
4. Approved plans.
5. Parking provided prior to first use.
6. Survey for nesting birds.
7. Submission of a lighting scheme in relation to impact on bats.
8. Submission of a strategy for the incorporation of features to enhance 

biodiversity. 
9. Submission of a Construction Environmental Management Plan (including 

piling).
10.Submission of Travel Plans for occupiers of the buildings.
11.Provision of fast electric vehicle charging points. 
12.Provision of low emission boilers.
13.Remediation Strategy for contaminated land.
14.Verification Report in accordance with the Remediation Strategy.
15. Implementation and continued maintenance of the mitigation measures as 

recommended in the submitted acoustic report.
16.Compliance with the Flood Risk Assessment.
17.The reserved matters shall include full drainage details.
18.The reserved matters shall include a comprehensive package of arboricultural 

information relevant to the final layout, including a tree survey, arboricultural 
impact assessment and details of protective measures for retained vegetation.

19.The reserved matters shall include details of existing and proposed ground 
levels and proposed floor slab levels.

Informatives:

1. Hours of noise generative works

2. Duty to adhere to the regulations of Part 2 of the Environmental Protection Act 
1990

3. Cadent have identified operational gas apparatus within the application site 
boundary. This may include a legal interest (easements or wayleaves) in the land 
which restricts activity in proximity to Cadent assets in private land. The 
Applicant must ensure that proposed works do not infringe on Cadent’s legal 
rights and any details of such restrictions should be obtained from the 
landowner in the first instance.

4. If buildings or structures are proposed directly above the gas apparatus then 
development should only take place following a diversion of this apparatus. The 
Applicant should contact Cadent’s Plant Protection Team at the earliest 
opportunity to discuss proposed diversions of apparatus to avoid any 
unnecessary delays. If any construction traffic is likely to cross a Cadent 
pipeline then the Applicant must contact Cadent’s Plant Protection Team to see 
if any protection measures are required. All developers are required to contact 
Cadent’s Plant Protection Team for approval before carrying out any works on 
site and ensuring requirements are adhered to.



In order to give proper effect to the Committee’s intentions and without changing the 
substance of the decision, authority is delegated to the Head of Planning (Regulation), 
in consultation with the Chair (or in her absence the Vice Chair) of Strategic Planning 
Board, to correct any technical slip or omission in the wording of the resolution, 
between approval of the minutes and issue of the decision notice.




