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Cheshire West and Chester (LPA) Planning reference 17/01666/FUL 

Land At Knutsford Road - Erection of 15 Dwellings, Antrobus, Cheshire 

Date planning application received by Consultee: 12th May 2017 

ANTROBUS PARISH COUNCIL - STATUTORY CONSULTEE RESPONSE 

Introduction. Under the Town and Country Planning Act Antrobus Parish Council is a Statutory 

Consultee on planning applications and makes these representations in that capacity.   

Under the Localism Act 2011, Chapter 3, Assets of Community Value, section 87, The Parish Council, 

as a relevant body under section 81, Duty to Consider Expressions of Interest section 81(6)(c) will 

seek a community nomination under section 89(1)(a) as a body recognised under section 89(2)(b)(i) 

“by a parish council in respect of land in England in the parish council’s area”.  

Contents:  1. Summary 

2. Detailed comments - Affordability 

3. Detailed comments - Infrastructure 

4. Detailed comments - Design 

5. Planning Requirements if consent is granted 

1. Summary 

1.1. The submission is incomplete. For a development carrying significant impact on the 

community, an application should thoroughly describe each relevant aspect. The Parish Council 

considers this submission to be incomplete and objects to the granting of full planning consent in its 

present form. As submitted it is not a sound basis for granting consent.  

1.2. Affordability should be addressed. The Parish Council understands the issues of housing in 

rural communities, as demonstrated by itself instigating a ‘before its time’ affordable housing 

scheme at Manley Close Land opposite Barbers Lane, Antrobus CW9 6SA in 1993 (Planning ref 

4/26064 Vale Royal Borough Council). We are not objecting to this application as ‘NIMBY-ism’ but 

recognising that affordability must be addressed otherwise to grant consent would be in 

contravention of national and local planning policy for development in the Green belt.  See section 2. 

1.3. Cheshire West and Chester Local Plan Status.  A Local Plan has been adopted and a 5-year 

land supply for new housing to meet the Objectively Assessed Needs (OAN) for market and 

affordable housing in the housing market area is included. The Parish Council was consulted on the 

Local Plan and supported its contents. The Greenbelt policy in the plan is to be given significant 

weight as a policy with a presumption against development. The Local Plan is compliant with the 

National Planning Policy Framework (NPPF Paragraph 47 land supply, paragraph 49 site delivery and 

paragraph 159 OAN). No sites are identified in Antrobus. 

1.4. Degrading of current infrastructure. The Parish Council is particularly focused on the 

changing nature of agricultural practices, the need for diversified rural employment opportunities 

and the impact on established communities in terms of the provision of local services, transport and 

digital connectivity. In addition, the existing utility services such as roads, land drainage, water 

supply and foul drainage have had far less investment over the last 20 years as it is argued the cost 

per head of population served is much higher than in more urban locations and budget constraints 

make those urban areas a greater priority. It will be the existing local community that will most 

affected by any degrading of current infrastructure following the grant of planning consent.  
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1.5. Impact on the wider infrastructure not addressed. There are, however, benefits in 

development in rural communities to reinforce the viability of established communities and these 

considerations must form part of any planning application. It should serve its immediate needs and 

fully contribute to the impact of the development on the wider infrastructure. This application fails 

to adequately address these issues. See section 3. 

2. Detailed comments - affordability 

2.1. Key aspects are left for later definition. The applicant has not used the pre-application 

process before submitting the application. Key aspects are left for later definition post deciding the 

whether to grant planning consent. This is procedurally inappropriate and leaves insufficient detail 

for the public and decision maker to be able to weigh the impact on the community of a decision to 

grant consent. Early consultation with the LPA is recommended practice for applicants as part of the 

statutory public consultation process. Observations of the LPA were not available to the public at 

meetings convened by the applicant, but were verbally referred to by the applicant. It is only on 

receipt of the formal application that it came apparent that the views of Cheshire West and Chester 

were those of a Housing Officer and not an Officer from the LPA.  

2.2. Affordability test not clearly set out. A decision to grant consent for housing in the 

countryside and or designated Green belt has several key elements as set out in the National 

Planning Policy Framework (NPPF). Whilst not ranked in any order of priority, Sustainability is a very 

important consideration. Access to new housing provision in high value areas is part of that 

assessment. Affordability is the only reason that permits housing in the Green belt. Therefore, where 

a site is outside a settlement but otherwise sustainable it is only permitted if affordable or 

contributes to affordable provision on or off the application site. Preferably the affordable housing 

should be on the application site and developed at the same time. The application fails to clearly set 

out these working parameters of affordability, access to affordable housing and the maintenance of 

that affordability in perpetuity.  Experience in some parts of the country suggest this can be difficult 

to achieve. 

2.3. Affordability too imprecise in the context of local income. The application makes reference 

to the provision of affordable housing as being achieved by selling some of the houses at prices 

below market value. This is too imprecise to understand the level of affordability in the context of 

local incomes or how such properties will actually be available to persons in the locality or with 

connections with the locality. This cannot be fudged or left to be sorted out after consent is granted. 

It can and must be clear in writing before a decision to grant consent is issued. It must be a 

transparent process capable of comment by consultees and the public before consent is granted. 

The application fails to do this.  

     The applicant has verbally stated that this is a new model based on purchase rather than rental. 

That being the case, more detail should be provided to show that the new model would deliver the 

same ends, and whether there are any working examples elsewhere. 

     The application applies for 11 intermediate homes defined as homes for sale and rent provided at 

a cost above social rent (80% of market rent) but below market levels. The application is not for 

affordable housing as defined in the NPPF. 

 

2.4. There is no comment on the impact on future affordability from home extensions. 

 

2.5. The report states that names have been put forward against the properties. Can the LA 

confirm that once approved, the allocation would re-start at that point, thereby being on a fair basis 

for everybody? 
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3. Detailed comments – infrastructure. 

 

Whilst affordable housing is the central question that needs to be considered before a decision is 

made, there are other matters that need to be noted as unresolved in the application.  

 

3.1. No commitment to maintain the future of the LSC. The Site is acknowledged to lie outside 

the settlement area of Antrobus, but in close proximity to it and its designation as a Local Service 

Centre (LSC) under the Local Plan make it suitable to be consider as an exception to the policy of 

development not being acceptable outside the designated settlement area. The Parish Council 

considers the real question here is not the location, which is indeed contiguous with the LSC but the 

future of the LSC. At the present time, the building occupied by the community shop (a shop 

operated successfully for 14 years on a not for profit basis with sub-post office) is up for sale. The 

vendor of the shop is one of the landowners of the application site. It is very uncertain at present 

that the shop and post office will remain and the applicant cannot therefore imply the LSC status will 

remain a functioning designation. It would be reasonable if the application gave some clear 

commitment to maintaining the property as a shop and post office to give weight to the fact the 

development site is located next to a LSC. 

 

3.2. Unclear how the application will assist the LSC. The local school also forms part of the LSC 

and its future is uncertain. It is not the policy to continue to maintain the present number of rural 

schools although initiatives such as schools sharing the same Headteacher may assist as has 

happened at St Marks, School Lane, Antrobus. There have also been reductions in staffing and future 

closure is always a possibility. The applicant should know of this situation, but again makes no 

comment on whether the proposed development will assist the viability of the LSC in what way it 

will assist.   

 

3.3. No contribution to rural transport. Rural transport continues to be a national issue as bus 

services are cut being deemed unprofitable for operators. With selective subsidy services are 

maintained to varying degrees. It is a lottery in the allocation of resources. As far as Antrobus is 

concerned the Parish Council has made and continues to make representations to maintain its 

minimal service if only to provide transport for children attending senior schools and other without 

access to cars. The application makes no reference to any contribution to rural transport. 

 

3.4. Drainage and flash flooding not adequately addressed. Serious flash flooding occurred as 

recently as 2013, flooding the neighbouring bungalow, so the council is anxious to see a study that 

shows the impact on the flood risk for this type, not a high-level analysis based on river flooding. The 

Drainage Plan/Strategy referred to in the application documents was not supplied. (Photographs of 

flooding will be provided to the Local Authority.) There are also continuing problems in the public 

sewer system in parts of The Old Orchard, Barbers Lane and without investigation, the same 

problems may impact this development because it intends to connect to existing foul and surface 

water sewers in Barbers Lane. This is not addressed in the application as submitted. 

 

4. Detailed comments – Design 

 

4.1. Missing justification for gate to the field. As submitted the application shows a single access 

off Knutsford Road in a fairly straight line to the rear (Northern Boundary) at which point a gate is 

shown giving access to the adjacent field in the same ownership as the landowners of the 
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application site. This is argued by the applicant as necessary for access to the fields for agricultural 

purposes. At present, there is an existing access further along Knutsford Road for this purpose and it 

is not stated why the proposed access through the proposed housing is necessary. There is also 

another boundary to the public highway off Barbers Lane through the landowner’s retained land 

where the new foul and surface water sewers will connect to the public sewer in Barbers Lane. This 

gives two points of access to the retained agricultural land.  

 

4.2. Alternative layout would have more rural aesthetic. By eliminating the access through the 

development site affords the opportunity to consider an alternative layout to the development site 

that could produce a more rural aesthetic to the design than that which is shown in the application. 

The layout and design shown in the application is a suburban cul-de-sac with short stub shared 

surface access way to create a suburban frontage to Knutsford Road where none currently exists.  

 

4.3. Viability/design report. We question whether there is enough appropriately sized housing in 

the mix. There is no viability/design report to outline costings in a transparent way, to justify the 

numbers of open market and affordable (intermediate) housing proposed, nor to justify the density 

of development and the size of the individual units.  

 

5. Planning Requirements if consent is granted 

 

If having given due weight to the Local Plan and the presumption against development in the Green 

belt, the LPA is nevertheless minded to grant consent for the application as submitted, then the 

following is requested to be requirements of the consent by condition and S106 Agreement. 

 

5.1. Allocation mechanism to be defined. The affordable housing element of the development 

should be identified in a document designating the individual houses and the mechanism for initial 

qualification to occupy related to existing connections to Antrobus. This can be done as a cascade 

criteria which the Parish Council also used in promoting the development at Manley Close under a 

s106 Agreement.  The agreement is not to held privately and is to be available to the public and 

registered at the Land Registry. 

 

5.2. The s106 agreement to be signed first. The tenure of the affordable housing must be set out 

in the planning consent by reference to the s106 Agreement which is to be signed before issuing the 

consent notice.  

 

5.3. Improvements to drainage and flood prevention. Conditions should be attached to the 

consent to ensure current drainage problems in the area are investigated and solutions incorporated 

in the development to cope with flash floods or improvements made to the public sewer system.  

 

5.4. Reasonable contribution to future local services. Conditions should be attached to require a 

reasonable contribution to the future maintenance of local services deemed to make up the facilities 

of the LSC in particular the security of use of the community shop and sub post office.    

 

5.5. No access to the retained land. No access to retained agricultural holding is to be permitted 

through the proposed development.  

 

5.6. All conditions satisfied first. All conditions to be satisfied before commencement of any 

development. 


