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1.0 BACKGROUND 
 

1.1 INTRODUCTION 
 
A full planning application has been submitted for the ‘Land West of Manchester Road’ housing site. 
The development is promoted by Crown Estate and Igloo.  
 
Outline approval for this site had previously been granted (19/0032M) in 2020 with permission for up 
to 60 houses.  This outline permission expired. 
 

1.2 CHESHIRE EAST LOCAL PLAN SITE ALLOCATION 
 
The Cheshire East Local Plan Strategy Strategic Site 36 (LPS 36) consists of 3 sites which are adjacent 
to existing residential development on the northwest edge of Knutsford. The 3 sites present an 
opportunity for high quality, sympathetic low density residential development with community 
facilities and the creation of open space. Development should integrate with existing facilities and 
communities and provide links to the existing settlements to the south and east of the sites.  
 
The allocation for LPS 36 includes the phased provision of around 500 new dwellings and 7.5 hectares 
of Class B1 business park development and is split across the following three sites: 
 

• LPS 36 (A) Land North of Northwich Road (175 dwellings). 

• LPS 36 (B) Land West of Manchester Road (75 dwellings and the development of a new 7.5-

hectare high quality Class B1 business park. 

• LPS 36 (C) Land East of Manchester Road (250 dwellings). 

1.3 OUTLINE APPLICATION 
 
The Town Council’s submission on the previous outline application was as follows. 
 
The council considered the outline application was premature pending the agreement of the applicant 
and the landowner of planned development to the land on the East Side of Manchester Road 
particularly regarding the proposed shared access arrangement. The application was subsequently 
approved. 
 
In addition to raising concerns about the premature submission, the council requested the following: 
 

1. The commercial premises should not be higher than two stories in accordance with the CELPS 



 
 

 

LPS 36 Site Specific requirements and reflect the local materials palette in accordance with 
the Knutsford Neighbourhood Plan (KNP) Design Guide 

2. The residential properties of up to 2.5 stories are contained along the central boulevard of the 
site and not on the site edges given the edge of green belt location; 

3. The existing ponds should be retained and made a feature of the site landscaping as should 
the trees and hedgerow surrounding the site where possible to soften the transition between 
the buildings on site and the adjacent open space in accordance with the CELPS LPS 36 Site 
Specific requirements and the KNP Design Guide 4.5; 

4. The provision of a full Green Travel Plan for the Employment site given both the recognised 
increase on the AQMA site on Manchester Road, to help reduced likely traffic congestion and 
insufficient parking provision for the commercial premises.  

5. A requirement for s106 contributions to ensure a bus stop and layby close to the entrance of 
the site including a realtime travel information display. Funds should also be obtained to 
provide an improved bus service either by diverting and increasing the frequency of existing 
routes or towards the provision of a town wide service to link new developments with the 
Town Centre and amenities and enable access to the site for employees. 

6. The provision of an updated Ecology Survey given the current provided version is outdated 
and there is evidence of a badger sett on the site. 

7. To ensure a minimum distance of 20m between the residential and commercial premises on 
the both the site and with respect to residential properties surrounding the site. 

 
This permission for the outline application has since lapsed. 
 

2.0 APPLICATION ASSESSMENT  
 

2.1 KNUTSFORD NEIGHBOURHOOD PLAN 
 
An application for full planning permission has been submitted for the land parcel allocated for 
housing to the west of Manchester Road. 
 

• 26/1231/FUL - Land Off Manchester Road, Residential development of 75 low-carbon homes 

(pursuant to Cheshire East Local Plan allocation LPS 36B), access off Manchester Road 

facilitated by a roundabout, open space amenity including communal green and cluster 

gardens, on-site biodiversity net gain, integrated play space, car parking and facilities for 

pedestrians and cyclists, sustainable drainage measures and ancillary enabling works. 

The following table is an appraisal of the application against the policies of the Neighbourhood Plan. 
 

Ref Policy Notes 

C1 Cultural and 
Community 
Places 

The application proposes a community pavilion, shown to be an open 
fronted barn-style space, adjacent to open space. 

C4 Utilities This policy requires proposals to demonstrate at the application stage a 
strategy for public utilities infrastructure. 
 
Members may wish to consider the feasibility of connecting to essential 
services like water, electricity, gas, and telecommunications, and 
consider the proposed surface water drainage solutions.  

D1 Knutsford 
Design Guide 

This policy requires development of all types and scales should be of a 
high design quality and complement its surroundings. It sets out 

https://pa.cheshireeast.gov.uk/planning/index.html?fa=getApplication&id=404683


 
 

 

guidance to steer and not stifle design. 
 
Members should consider how the proposal complies with the design 
guide. 

D2 Local 
Distinctiveness 

This policy encourages the protection and enhancement of Knutsford’s 
character. Applicants should demonstrate how the proposal responds to 
the townscape and landscape set out in the Knutsford Character 
Assessment. 
 
The Nether Ward Community Group highlight that the application 
includes one plot with a 2.8m timber close-boarded acoustic fence 
fronting Manchester Road. 
 
Members should consider how the proposals meets this policy to 
reinforce the character of the town and the surrounding areas and 
establish a gateway to the site and town. 

D3 Landscape in 
New 
Development 

The policy requires design proposals include landscaping solutions which 
are sensitive to the surrounding areas and maintain and enhance the 
natural environment. 
 
Members should consider how the proposal and any landscaping plans 
comply with this policy. 

D4 Sustainable 
Residential 
Design 

This policy requires proposals to seek a reduction in carbon footprints 
and resource consumption through the use of renewable energies, 
construction techniques, and drainage schemes. 
 
Members should consider how the proposal for low carbon homes 
complies with this policy. 

E2 Green and Blue 
Corridors 

The policy seeks to maintain/improve green and blue corridors through 
incorporation of appropriate landscaping.  
 
Members should consider how the proposal provides open spaces and 
integrates with the town whilst incorporating landscaping features. 

E3 Habitat 
Protection and 
Biodiversity 

This policy supports development which will not adversely affect wildlife 
habitat and favours the creation of new habitats.  
 
Members should consider the present biodiversity metric and how the 
proposal meets the remainder of the policy.   

H1 Housing Mix This policy considers the range of housing included within a proposal. 
 
75 homes are proposed with differing sizes. There are 20 apartments, 55 
houses.  23 of the homes will be affordable. 
 
Members should consider the offer from the development and how it 
aligns with the needs of Knutsford. 

SL2 Existing Sports 
and Leisure 
Facilities  

The policy requires that where development does not deliver the 
required open space for sports and leisure it makes a contribution to 
offsite delivery, including providing land and funds for capital works.  
 
Members should consider this policy when considering s106 requests. 
 



 
 

 

T1 Walking in 
Knutsford 

The policy requires development to contribute to creating a network of 
safe and well-surfaced footpaths, and that new paths meet needs of a 
range of users. Developments of 50+ units must ensure continuous 
pedestrian routes are provided to local shops, services and facilities. 
 
The application does not include a pedestrian link to Freshfields.  
 
Members may wish to consider the connectivity of the site to the 
surrounding areas and existing active travel routes.  

T2 Cycling in 
Knutsford 

The policy requires development of this scale to contribute to enhancing 
the cycling network. It is proposed that every dwelling will include 
storage for bicycles. 
 
Members may wish to consider the connectivity of the site to the 
surrounding areas and existing active travel routes.  

T3 Public Transport The policy requires development to demonstrate how it can be accessed 
easily and safely by public transport through cycling and walking. It 
requires an application of this scale to connect to public transport; the 
transport plan notes the nearest bus stop is 1.2km from the site. 
 
Members should consider if the transport plan meets this requirement. 

T4 Parking This policy sets out the parking provision for dwellings dependant on the 
number of bedrooms. The policy aligns with Appendic C of the Cheshire 
East Local Plan Strategy. 
 
The application provides 126 parking spaces, 74 below the parking 
standard of the local plan. There are nine visitor spaces across the 
estate. The application provides a one-car car club scheme. 
 
Members should consider proposed car parking. Currently Appendix C 
of the Cheshire East Local Plan Strategy maintains 2 parking spaces for a 
dwelling with 2 or more bedrooms. 

 

2.2 DEVELOPER CONTRIBUTIONS 
 
If approved, the developer will enter into an s106 agreement with Cheshire East Council to secure 
specific planning obligations. S106 agreements can only be made to secure planning gain that is 
specifically required due to the development. 
 
In respect of the outline application, it is suggested that the committee considers seeking the 
following: 
 

CONTRIBUTION TO EXPANSION OF KNUTSFORD CEMETERY 
 
Knutsford Cemetery is currently forecast to be full to new graves by c. 2050. Increased housing will 
permanently increase current and future demand for burial space. The council is looking to deliver 
expanded capacity through an extension to the cemetery. It is suggested that a sum be sought for the 
delivery of future burial provision.  
 
Based on average household occupancy, the borough mortality rate and preferences for 
burial/cremation, it is estimated that the development would generate approximately 16 burials and 



 
 

 

18 cremation interments over a 120 year period. With the assumed set up costs for an extension, a 
contribution of c. £1,500 would be commensurate.  
 

PROVISION OF LAND FOR ALLOTMENTS 
 
There is a shortfall in allotment provision in Knutsford. Based on existing (local plan) housing growth, 
there is a shortfall of 20-50 plots, and waiting lists are currently c. 6 years. 
  
To mitigate this, it is suggested that the council seeks an s106 requirement to provide and set out a 
new area for allotment gardens of c. 1,000 sqm of plots (providing 8 standard sized plots) including an 
area for parking and provision of water and fencing and that this site be transferred to the Town 
Council to manage alongside other sites within the town. This could be provided outside the red line 
boundary of the application site, i.e. elsewhere on Crown Estate land. It should be noted the main 
obstacle to increased provision is the provision of land which the Estate could best provide for. 
  
Alternatively, a commuted sum calculated in line with that secured for the Manchester Road West site 
(£586.701 per family dwelling, £293.35 per apartment) – c. £38,000 - towards the improvement of 
existing allotment sites or provision of additional allotment sites within Knutsford.   
 

CONTRIBUTION TOWARDS ACTIVE TRAVEL IMPROVEMENTS 
 
The Knutsford Cycle Plan identifies several components which should receive investment to contribute 
towards a cohesive Knutsford cycle network and identifies aspirational routes which link allocated 
housing and employment development into the wider cycle network. 
 
It is suggested that the council requests that a contribution towards active travel for this development 
be included through the provision of: 
 

A) s106 or s278 funding to upgrade the junction at Tabley Road and Garden Road to make it 

easier and safer to for pedestrians and cyclists. 

B) A contribution towards measures which support walking and cycling from the site to key 

infrastructure. 

CONTRIBUTION TOWARDS A TOWN CIRCULAR BUS SERVICE 
 
Since the 300 bus service was withdrawn in 2018, there has been no circular bus service that supports 
those without access to a car to travel around the town.  
 
The council could seek a financial contribution towards the reestablishment of such a service to reduce 
the highway impact of the development.  
 

3.0 DECISIONS REQUIRED  
 
The committee should determine a response to the planning application.  
 
It should also consider requests for s106 contributions. 


