
 

 

 
 
 
 
 
 
Planning Policy 

Cheshire West and Chester Council 
The Portal 

Wellington Road 

Ellesmere Port 

CH65 0BA 

RB/01 

29th August 2025 

Dear Sirs 

 
RE: CHESHIRE WEST AND CHESTER LOCAL PLAN ISSUES AND OPTIONS (REGULATION 18) 
CONSULTATION 
ON BEHALF OF MR AND MRS BASFORD 
 
On behalf of our Client, Mr and Mrs Basford, we hereby write in response to the Council’s current Local Plan 

Issues and Options (Regulation 18) consultation. 

 

Our Client welcomes the opportunity to actively engage with the Council’s in its plan-making process to 
ensure that economic and housing growth across the Borough is proactively planned for to meet both current 

and future needs. 

 

This submission provides our Client’s comments in response to a number of the Questions set out within 

the Issues and Options (Regulation 18) consultation document (hereafter referred t  as the “I&O”), as well 

as details of their Land south of the A51 Tarporley Road in Duddon which are separately submitted as part 

of the Council’s Call for Sites. 
 

Issues and Options Consultation (Regulation 18) 
 
Question IN 1 - Do you agree that this is the right evidence that we need to inform the new Local 
Plan? Is there further evidence that you think will be required?  
 
The evidence base documents listed at paragraph 1.19 of the I&O, and within the evidence base section of 

the planning policy webpages, are considered to form a strong basis to inform and shape the new Local 
Plan. 



 

 

It is considered that a Settlement Hierarchy assessment should be undertaken with clear criteria established 
to determine where settlements sit within the hierarchy, based on access to services, education and public 

transport amongst others.  

 

A Settlement Limits Review should also be undertaken, demonstrating how settlement boundaries within 

each of the settlements identified for growth within the new Local Plan (to be confirmed as part of the Local 

Plan process) will be adjusted to accommodate new housing and (where appropriate) economic growth. This 

includes any existing housing commitments which remain extant and where a lawful material start has been 
made, and any new housing commitments that may be granted during the Local Plan preparation process. 

 
Question IN 3 - Do you have any comments or views on the proposed plan period for the new Local 
Plan?  
 
In accordance with paragraph 22 of the National Planning Policy Framework (NPPF) published in December 

2024, the strategic policies of the new Local Plan should cover a minimum 15-year period from adoption. It 

is not considered that the Council should consider new settlements as part of its development strategy such 
that it would warrant an extended, 30-year Local Plan period. 

 
Question IN 6 - Do you have any comments on what role Neighbourhood Plans should play in terms 
of meeting Cheshire West’s development needs and other suggested policy approaches for the new 
Local Plan? This could include things like meeting housing needs, local connection tests, or design 
etc.  
 

There are a significant number of ‘made’ Neighbourhood Plans across the Cheshire West and Chester 
Borough. Very few of these allocate any land for housing, and housing policies contained within largely 

repeat the guidance contained within the Local Plan. To this end, their purpose in relation to the principle of 

housing development is somewhat limited. 

 

Given that it is a requirement for Neighbourhood Plan policies to conform with the strategic policies of the 

Local Plan, it is not considered advisable that updated and new Neighbourhood Plans be progressed until 

such time that the strategic policies of the new Local Plan have been tested and found sound. This would 
ensure that Officer time and resource is not taken up assisting with the preparation of Neighbourhood Plans 

that might be viewed as premature to the new Local Plan. 

 

We would encourage Neighbourhood Plans to be streamlined, to avoid repeating existing Local Plan policies. 

Instead, the policies contained within should instead focus on specific local needs, offering guidance on 

potential house types and tenures that are required in a local area, any community needs and aspirations, 

and any important design considerations (for example, where there is a Conservation Area). 

 



 

 

Neighbourhood Plans should not include onerous policies aimed at restricting or frustrating development 
that would otherwise accord with the Local Plan; instead, they should carefully facilitate development which 

is in accordance with the justified policies contained within it and the Local Plan to ensure that the Council’s 

development and spatial strategy can be met. 

 

Question SS 1- Is there any reason for the Council not to plan for delivering a minimum of 1,914 new 
homes each year?  
 
No. The Council’s new Local Plan should plan positively for growth consistent with paragraph 36(a) of the 

NPPF. The latter is clear that Local Plans should provide a strategy which “as a minimum seeks to meet the 

area’s objectively assessed needs.” 

 

Based on the Local Housing Needs Figures published by the Government in December 2024, the Council 

should therefore plan for the Local Plan’s development and spatial strategy to deliver 1,914 dwellings per 

year across at least a 15-year period, as a minimum (and any subsequent adjustments to this figure). Given 

that the adopted Local Plan covers a period of 20 years, there is no reason why a new 20-year Local Plan 
period could not be advanced. 

 
Question SS 2 - Do you think the Council should consider a stepped housing requirement that plans 
for a lower level of housing delivery earlier in the plan period?  
 
No. The Council’s development and spatial strategy should ensure that there is a sufficient supply of 

deliverable housing land across the Borough to meet its minimum housing requirement from Year One of 

the new Local Plan period. This can be achieved by ensuring that land is allocated for housing across the 
Borough, in all of the Main Towns, larger villages and smaller villages as a minimum approach. There is no 

reason not to adopt this positive approach to housing delivery. 

 
Question SS 5 - Do you agree with the suggested policy approach towards the settlement hierarchy, 
as set out in SS 4 'Settlement hierarchy' above? If not please suggest how it could be amended?  
 

It is noted that reference is made to smaller settlements with a lower level of services and access to public 
transport possibly being suitable for infill development and brownfield development. This approach is far too 

restrictive. There are a number of smaller settlements which are capable of accommodating smaller, major 

housing schemes (10-50 dwellings for example), rather than simply being restricted to infill or brownfield 

development. There are some smaller settlements, some of which are identified as Local Service Centres 

in the Part Two Local Plan, which can accommodate such growth and have access to public transport, 

primary school and other services; there is no need to restrict growth in these villages. This includes the 

settlement of Duddon. 

 



 

 

Paragraph 83 of the NPPF is clear that housing should be located in rural areas where it will “enhance or 

maintain the vitality of rural communities.” There are many rural communities across the Borough where 

services have closed (i.e. shops, post offices), and public transport services have ceased (i.e. bus services) 

owing to a lack of customers; these rural communities need more housing (including affordable housing) 

and more people living within them to support and sustain them. The new Local Plan should ensure that this 

is the case, rather than continuing to adopt the stance that they are only suitable for limited growth; that 

very approach in the currently adopted Local Plan has contributed to some of the issues now facing the 

smaller villages and communities across the Borough.  
 
Question SS 6 - Should all settlements have some level of development, regardless of whether they 
are identified in the settlement hierarchy? 
 
Yes. There is the need for a balanced distribution of housing across the Borough over the next Local Plan 

period. Housing land should be allocated on deliverable and developable brownfield and greenfield land 

(Green Belt and Open Countryside) across the Borough in the Main Towns, larger villages, smaller villages, 

and on lawful previously developed sites in the Green Belt and open countryside which have a degree of 
locational sustainability that would make them suitable for a residential land-use (consistent with paragraph 

148 of the NPPF). This approach will ensure that new housing is not just directed towards the Main Towns 

and larger villages, adding pressure to existing infrastructure and services; it will also mean that smaller 

villages and rural areas/communities are much better supported than they have been since the current Part 

One Local Plan was adopted in 2015.  

 
Question SS 8 - Do you agree that in smaller settlements, the character should be protected and 
development should not exceed the capacity of existing services and infrastructure?   
 
As outlined above, it is considered that new housing over the duration of the new Local Plan period should 

firstly be directed towards the Main Town, larger village and smaller villages, with smaller levels of 

sustainable growth elsewhere within the Rural Area. The character of a smaller village requires no further 

protection than that in a larger village; ultimately, delivering new housing will inevitably have some degree 

of impact on the character of a settlement, regardless of its scale. The focus should instead be on ensuring 

that the new Local Plan provides for a balanced distribution of housing directed primarily towards the Main 
Towns, larger villages and smaller villages (but not excluding other parts of the Rural Area). 

 
Question SS 11- Please select the option which is the most appropriate spatial strategy for Cheshire 
West and Chester: 
 
a. Option A - Retain the Green Belt 
b. Option B - Follow current Local Plan level and distribution of development 
c. Option C - Sustainable transport corridors 



 

 

d. None of these 
 
Please refer to comments in response to questions SS14, SS15 and SS17 below. 

 
Question SS 13 - Aside from those settlements identified in the spatial strategy options, should new 
housing or other development be allowed in other settlements? If so, please specify what type of 
development? For example, infill etc? 
 
Yes. The new Local Plan should support and facilitate lower levels of growth in rural parts of the Borough 

(i.e those parts of the rural area that sit below the existing Local Service Centre tier of the adopted Local 

Plan), something which the policies of the adopted Local Plan do not currently support and facilitate (with 

the exception of some conversion schemes and rural workers dwellings).  

 

The new Local Plan should recognise and support opportunities for infill development, self-build dwellings, 

and the redevelopment of lawful, previously developed land which can otherwise make a valuable 

contribution towards the Borough’s housing and/or employment needs.  
 
Question SS 14 - Do you feel that Option A is an appropriate spatial strategy for the new Local Plan? 
 
For the reasons outlined in response to earlier questions, Option A is not considered to be an appropriate 

strategy to meet the Borough’s housing and economic requirements over a 15-20 year Local Plan period. 

 
Question SS 16 - Do you feel that Option B is an appropriate spatial strategy for the new Local Plan? 
 
Option B would underplay the role of the larger and smaller villages, with the suggestion that they would 

cumulatively deliver 5,500 new homes. If the requirement over a 20-year Local Plan period is 38,280 new 

homes, this equates to just 14% of the overall housing growth in the most sustainable settlements of the 

Borough (and 19.15% over a 15-year Local Plan period). This is not considered to be representative of a 

sustainable spatial strategy. 

 
Question SS 18 - Do you feel that Option C is an appropriate spatial strategy for the new Local Plan? 
 
Option C is predicated on directing new development towards locations which benefit from access to public 

transport, be it access to the rail network or a regular bus service. This should, in theory, ensure that a large 

proportion of new development is directed towards the most sustainable parts of the Borough. The benefit 

of this Option is that it should enable a more balanced distribution of housing across the Borough, in line 

with a settlement hierarchy approach (i.e. Main Towns, Larger Villages, Smaller Villages, Rural Area).  

 



 

 

Question SS 19 - If you do not feel that Option C is an appropriate spatial strategy option, are there 
any changes that you could suggest? 
 
It is considered that the strategy should provide an indicative, minimum, housing target for the Main Towns, 

Larger Villages and Smaller Villages, and the remainder of the rural area.  These should only be indicative, 

and not treated as a ‘cap.’ 

 

In respect of remainder of the rural area, it is considered that Option C should be amended to support and 
facilitate lower levels of growth in the rural parts of the Borough (i.e those parts of the rural area that sit 

below the existing Local Service Centre tier of the adopted Local Plan), something which the policies of the 

adopted Local Plan do not currently support and facilitate (save for conversion schemes and rural workers 

dwellings). This aligns with our response to Question SS 13. 

 
Question HO 1 - Do you agree with the suggested policy approach towards mix and type and specialist 
housing in new developments, as set out in HO 1 'Mix and type of housing in new developments and 
specialist housing' above? If not please suggest how it could be amended? 
 
It is accepted that a mix of house types and tenures are needed over the next Local Plan period to meet the 

needs of all age groups; be it Affordable Homes, including First Homes, family housing, and accommodation 

for the Over 55’s in the form of apartments and smaller homes (i.e bungalows). However, there are site-

specific and locational considerations to be taken into account as to whether all house types and tenures 

would be appropriate on all sites, as part of a “one size fits all” strategy. 

 
Question HO 2 - Should the housing mix and type and specialist housing be delivered through a 
percentage policy approach that sets requirements for each category of housing? 
 
No. This approach is too prescriptive and would fail to take account of the site-specific and locational 

considerations referred to below. For example, a site in a more rural location would not necessarily be 

appropriate for first time buyers of older people, who would likely want more closer access to jobs and 

services (i.e. healthcare) respectively. Furthermore, an overly prescriptive housing mix requirement can 

impact on the viability of sites coming forward for development, which now have to consider Biodiversity Net 
Gain and the Council’s longstanding (and ever increasing) Community Infrastructure Levy costs. 

 

If percentage policy requirements are going to be imposed, these should clearly presented as an “indicative” 

target to afford maximum flexibility to landowners and developers. 

 
Question HO 4 - Do you agree with the suggested policy approach towards delivering affordable 
housing, as set out in HO 2 'Delivering affordable housing' above? If not please suggest how it could 
be amended? 



 

 

 
The Council’s affordable housing policy should be informed by an Economic Viability Assessment to 

understand what proportion of affordable housing can be provided to ensure that development proposals 

remain viable, particularly taking into account other development costs now associated with residential 

proposals on more than 0.5 hectares of land. 

 

The threshold of affordable housing being provided on sites of 10 or more dwellings is supported. However, 

we do not support the threshold of three or more dwellings in the rural area; this is not consistent with the 
Planning Practice Guidance which sets the threshold at residential schemes of 10 or more dwellings, and it 

has been found that this approach does not work in practice (with evidence of schemes either failing to come 

forward as a result of the affordable housing requirement, or affordable homes subsequently being changed 

to market homes (and S106 Deed of Variations being required) as there are no Housing Associations 

interested in acquiring and assuming the management of 1 or 2 affordable homes on small sites in the rural 

area).  

 

The threshold for affordable housing across all part of the Borough should therefore be set at schemes of 
10 or more dwellings, regardless of a site’s location.  

 
Question HO 5 - Do you have any views on thresholds for affordable housing in relation to applying 
a lower threshold for designated rural areas and what approach could be taken to parts of the borough 
not subject to the designation? 
 
Please refer to comments in response to Question HO 4 above.  

 
Question HO 6 - Do you agree with the suggested policy approach for residential development 
proposals, as set out in HO 3 'Proposals for residential development' above? If not, please suggest 
how it could be amended? 
 
No. It is considered that Policy DM19 needs revising and amending accordingly, as per comments set out 

in response to Question HO 7 below. 

 
Amendments to Policy DM21 and DM22 are also considered to be warranted, for the reasons set out in 

response to Question HO 7 below. 

 
Call for Sites Submission 

 
In light of the above, our Client makes the following site submission to the Council for consideration as a 

potential housing allocation as part of the Council’s next Local Plan: 

 







 

 

Access to Shops and Services 
 
Local services available within Duddon include the Primary School, village hall and 
a place of worship. 
 
The nearest locations for residents to access (and purchase) everyday supplies are 
found in Tarvin (c. 3km from the Site), and Tarporley (c. 5km from the Site). As Key 
Service Centres in the Cheshire West and Chester Part One Local Plan, these two 
settlements provide access to convenience stores, public houses, 
cafes/restaurants, hair salons, petrol filling station, and post offices. A public house 
is also accessible in nearby Clotton. 
 
Access to Public Transport and Cycle Routes 
 
The nearest bus stops are located immediately adjacent to the Site on the A51 
Tarporley Road. These are served by the Number 84 service route, operating 
between Chester, Nantwich and Crewe and operated by Stagecoach.  
 
The first service to Nantwich and Crewe on a Monday to Friday is at 06:14, followed 
by 06:57 and 07:28 after which the service operates hourly up to 20:28. On a 
Saturday, the first service is at 07:04 and the last service at 23:04. A reduced 
service operates on a Sunday, between 08:35 and 17:35. 
 
The first service to Chester on a Monday to Friday is at 07:20, followed by 08:19 
and 09:41 after which the service operates hourly up to 22;14. On a Saturday, the 
first service is at 07:28 and the last service at 22:14. A reduced service operates on 
a Sunday, between 10:34 and 19:31. 
 
The nearest Train Station to the Site can be found in Mouldsworth c. 9km from the 
Site. This provides regular daily services (7 days a week) to destinations including 
Chester, Northwich, Altrincham, Stockport and Manchester Piccadilly (with 
connections to onward services available at Chester, Stockport and Manchester 
Piccadilly). 
 
Overall, it is reasonable to conclude that the Site, and any future occupants of the 
proposed development, will benefit from the same level of excellent access to public 
transport (bus service) Monday-Sunday as existing residents within the village.  
 
Paragraph 110 of the National Planning Policy Framework recognises that 
opportunities to maximise sustainable transport solutions will vary between urban 
and rural areas, and this should be taken into account in both plan-making and 
decision-taking. 
 
Access to Healthcare 
 
The nearest Medical Centres/General Practice Surgeries and Dental Surgeries to 
the Site can be found in the nearby Key Service Centres of Tarvin, Tarporley and 
Kelsall. 
 
Access to Leisure/Recreation Facilities 
 









 

 

 
Enc:    Site Location Plan 

  

 

                

 






