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1. These Representations are made on behalf of Mr C Stubbs, the owner of land o; 
Webbs Court, Northwich, also known as land at the rear of London Road, 
Northwich. 
 

2. The author of this document is Planning Consultant Susan Jones, BA (hons) BPL 
MEWI A;iliate member of the RIBA. Mrs Jones has a planning career spanning 
more than 40 years and has operated throughout Cheshire for a large part of her 
career as well as other parts of the UK. She has been involved with this site on 
behalf of Mr Stubbs since 1992 and is familiar therefore with its planning history 
including during the time of the former Vale Royal Borough Council. She lives 
within the administrative boundary of Cheshire West and Chester Council 
(CWAC), is very familiar with the geography of the area as well as current planning 
policy restrictions including the location of the subject site beyond the settlement 
boundary but in very close proximity to it.  She is also very familiar with up-to-date 
national policy and guidance (NPPF and associated NPPG) as well as the council’s 
deliverable housing supply position at 1/04/2025 of 1.89 years. She understands 
therefore that there is currently a significant shortfall of housing land supply for 
the borough with a 5 year supply requirement of 10,038 dwellings which equates 
to an annual housing requirement of 1,912 dwellings. The need to make provision 
for significant housing growth within the borough through this updated plan is 
therefore critical.  
 

3. These representations take the form of a stand-alone document rather than 
through the council’s online consultation portal. Nevertheless, throughout this 
document specific topics of interest to Mr Stubbs will be referred to so it should 
be a straightforward exercise for planning o;icers to interpret what is being 
conveyed.  In broad terms Mr Stubbs is concerned that policy o;icers, in 
identifying potential growth areas for Northwich within its Regulation 18 
document, have overlooked the area within which this site is located and perhaps 
is unaware of the planning history of the subject land. 
 

4. It is noted at para 1.19 of the Issues and Options document that certain additional 
evidence is needed to support the local plan. This includes a housing needs 
assessment, Green Belt study, infrastructure delivery plan and transport 
assessment. All of these have yet to be prepared. However, it is confirmed that a 
Strategic flood Risk Assessment is currently under preparation. Mrs Jones has 
therefore advised Mr Stubbs of her concern that at this stage significant areas of 
work have still to be carried out/ completed.  Therefore, without that evidence 
base in place the value of identifying potential growth areas at this stage for 
members of the public to comment on is very limited, maybe misleading and 
could change significantly as this plan evolves. Furthermore, later on in the 



Regulation 18 document at paragraph 5.12 it is confirmed that the exercise of 
identifying potential growth areas has excluded areas of land which are subject to 
constraints including areas of flood risk. Flood risk is a material consideration but 
as demonstrated below, there are significant parts of the subject site which have 
a low risk to flooding when last reviewed and therefore the development of the site 
is feasible. 

Planning History 

5. The existing development immediately adjoining the subject site was approved on 
appeal (see Inspector’s decision letter – Appendix A) in relation to planning 
application APP/2001/0033. Susan Jones was involved in that scheme and at the 
time Mr Stubbs owned both sites. As is evident from the application documents 
on the council’s website part of the subject site originally included a building 
which was subsequently demolished.  
 

6. The subject site was the subject of a planning application in 2004 (LPA ref: 
APP/2004/0313). That application was refused consent on 17/05/2004. The 
application proposed the erection of 12 one- and two-bedroom apartments, and 
the proposed scheme included appropriate flood risk measures (see Appendix B). 
The reasons for refusal as a result did not include any objection on the basis of 
flood risk. At that time the former council were well placed with respect to housing 
land provision on brown field sites within the urban area. The situation now is quite 
di;erent. 

Flooding  

7. The most recent flooding assessment of the subject site was in 2014 and was 
carried out by Enzygo. A copy of the Flood risk notes at the time recommended a 
proposed scheme involving sequential development would be appropriate (see 
Appendix C). Therefore, on the basis of what has occurred previously and the 
position the council finds itself in now concerning housing land supply Mrs Jones 
can see no reason why this site should not now be considered for future growth. 

 

Regulation 18 local Plan Version 

Spatial Strategy  

NO1, NO2 

 

8. YES, in principle the suggested approach for Northwich is agreed and recognising 
the importance of reuse/ redevelopment of redundant sites is welcomed. The 



subject site was formally part of the abattoir use on the larger site (including the 
land which was the subject of aforementioned application APP/2001/0033). Its 
former use therefore expired now many years ago and it has since become vacant 
and currently appears to be used as a dumping ground for local residents’ waste 
and as a dog’s toilet. The land plays no part in the attractive landscape of the wider 
Dane Valley and has a closer a;inity with adjoining residential development. 
Although it is accepted that it is a relatively small site and therefore may not fall 
within the council’s definition of “key allocations/ sites”, it is considered that it 
should still be looked at favourably for development and the contribution it would 
make to the council’s housing  land supply shortfall, particular given its close 
proximity to the town centre of Northwich and local footpath network.  
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tn nn laelaxttltvc-rlerllealaesIlll aaase
neaeraarapean Ltlttlng

5.Illaartealtapsalll llhere speallleaand
sarelaanea h‘laneerptayen tar ralalnp
a praanalsalt (lrllorn an as Zll?€=
t . anahe rreerranraets laaer hllaln
alaneterl, rarerele. Fqalsa lrare aral
l.l(l(lt. analhave less than greater than
all (laya hen soil shall he tultillnled
as set aaat ?hl)V!l llepresentatlye
sarples shall rarsl he apnayeahy
the :orlgst:rll-azghilemglhe tried!-bl’supp ae a V

anpare sa.
shallansa ta slle nathaat a
IPHIPA Ins rtl l?n

E) Plnrtlirlg

I. All planlangnlasttx-uaaraeaaaal lll
llC£01‘lhn[E to the suecllicatlrrlllllttl
seheaala at anaratallesltcctrpnrlylvlg
these atrana s laerer la the
spetarlealaan ml’U‘the larellarataanar
exlstlnnlapsoal lam reallllrelldepths
tar planta , tlarla . that slanaarll
trrrs. all |l|Sl) nr llllllltenllnclz
retplrzrlrnls.

2 up sahstllatlaras «all he aeeeptaal
nalhaat the praar agreenentor the
lnspeellng larltseape ltrtlrltletln lne

tantraalllr shall replace at arlae at has
pan msl any staolsaze speeaesar
yarlely or plant whichlaasnatheen
Spetlfled an the plant.np plan ant
seheatale, anless rlar lzryrmmi la a
saaslltatlan ay t lanasaapeanrhateet
has heen rhcelvrlt All plan s shall he
traae ta sale sparrltaea an the srheatale
al plants anal assaxlateal nates. <1

I5 urn |9Ln I$llIrt|('r and lint ck-l.-pl.
ll snralas taller than raanacoat-rt,

slall taetlJn—allllrlllnelphanaspreaa,
ar atleraaasesperlraeal tr the pat slze
laytlrn llln llallanal PlurttS {illtntllm

analae hashy, healthy,lslase tree
slrttltl rnatnathalaral, l.-ggytlrsplnlill
there slaaalahe a rllnlltlnt at 5 areas
perslarala lhasspeelcleatlan as the
ltlrllrurl slaraaara reqlllrmllmli any sklltk
Fnlllrlg halal lhls stanallrlt tn the
sale aplnllln of the lVl5[El’tl
lanasrape ar:hlt2(l,sMlI he tar eata
replaaeal at the rantraelo/s expense

1 MI slwl?s. hrrhlteolls plants, Ihlps
nlldlrurtspllxlllsShltll be It?vred lll trt

plllrlllrl?alth m lataes per square
ht-tre rL>P5 Shllll be ultlerali in lllh

tatres per tree pasalaan llatar
therearter alararpthe rantraet parlaa
ntclearltlylrllarvltlsIllh J0 lltres til‘
an ar.

la Pr asea lnrl lealhnreal ars?lznmrgplrelts(ofhe trlae ta the
Spt-(IE5. laarlety uni slze as speelraexl
an the lantlny tan. ta lnallaae tan
ch.-stna slalart rnallaye ralana ana
luounnlaelal gmtrd) anal tle lalth

splltzln?atealee pasataanealzsnnmlllltltl
Fmrl t e lap of the past.

5. llxf In e at aulllyateal gatle Su(|'\
ns Rntllltl ' rlittllurl', or MM!‘ nF
sllli tr lrlllly andstatue, nwrtwed
lay the analsanpa llrchatrct the
eantraalar shltllrt1.tta(t- at arl? any
tlarr reyeetea hy Illl lanaslape
?FU\l\E(I at has aarn(tlst

htelr etanawgl_llrhlnashnlhstr Inll
stlrms, r. '3 dmln arter the
ellrlaar Mae, shall lae traara-ll la t
natl/rnaee Illlh he-any aaaty.plastae
aaalell paraenaalre. lmlrlltg tlres
shall he atlaeheal vl>r|i(nll la the
aaall/reree lay reans at legnnlanp
stalnless steel % sarea VlUlm]5a
Pasltlaanma.at? n frunuraurld.anal
llh i‘?DnIlrel». tapal the ltllll/ltmtu,
anal strlnplh aalre tagnllyhelneerl the
raxlnps. man the elanlaer la the nlre

ralh plaslae aaatealgttrdma.re taps

7 llllnlrtgyaalntalasattllnher, lrlth
‘l‘ alrlatnalter lax‘(|l(rhPr'snane t lflls Elrt r are pas ar neraswlehheals?Shallbe lraaneat ta»§alls/
FencesllynlllulllllgVmllrrllldftrellis

Ball:-lsl n x l nngenera ly (bul 1.9 x
.(m For tom-rs nr Ilttrru spam as

reslrarteall lnelaaae rar aaapla any
nels tar laeallans late-re vtll 5 ar

(*n[t=s urn loler than 1.Bit.Villlrellls
panels la the tlnlls/ reau-slasanprt
rlastlng sereaas l?5m lung ( a he
ayrprlnledl, lnaarpomtanp5|]m eaaheelaad
smrlng hlaxkt ta P1lSll‘l’ that the panel
ls raaanleaslarttclently tar Iran the
tram renaeta nlllnl hint at steals

leaala nrlorl aaxe
[rlsuru ‘hat llrher SMeV€ES1l:‘€
p¢22a?Calanrtntl then nnl?tlldwithrl
alarh hrann nan phyta~taxlx trtlsrrvnllve
mat staan sash n5Sl:rlt1lln'Classl(‘
nalnllatar sanllar arlll Illilrvv?li[nslare
Mullthe trellis ls ml lrl nlrtlutl lllh
the lyalaanalaaln the ellnhlnpsnrlahtn
the treltls laathplastla (01! ea garden
Illrn tags

ll [tarbrrs speclraea aatslale prapaseal
slrlll beds shall have slwcllllly
prcmrnd ctlnlaer lts tllrlner pats
shall he lllllran x t anal enrlnn ale
tnlnlnlan SiZP)a and he hrtl:ltt"r|llId laa
tapspll llran sate — aanlessatherlalse
a 226) lnsare the base ul the plt lstalaraaphlylaraltenlg allalFree dlnlnlrtg
llelarp bntkfllllrlauttilhlupsollaitlsllra
no llaanapeta Faln tlans arrl serylars.
rtnd na e papal all slraattres anlt
sllfutes lllshlrbeli Ft-rlllist Iltll h?g
lzl‘fisam 'Nt'Illrt)(Dle' sltn rclullm
rertllazer vatrr llllh 15 lltres at
later per elaraa-rpll

ll) ltaalch

l. vhenspecmaea lay the altaallanal
speaarlralaran nales an lh.s plan,
s ly ana spread ayall-xta e
'eellsteplahrl:' sheet raalrh ayar

lllantanataeats,preylalasly. alallatalea,
graaeaanarerlallzeal lapsalllaetare
planta anapeaannnlt Wredslumgscmllrus (3
at s) aral laras less ||1nrl 1n aaaae.
veg ln tnlsalensaly as essentlal lopreyen?rlaaps ar naterlal heeanlng
expaserl.llerer la the spealrleatlan fur
'lleeaslap Vnbrl(' sheet nalahan plan

El rallanan planllng slpyllyans

9%?“eyen y Imllrt naantrles
' tlanlmlalrh taaalepthal sllnn,
man at np sheetruldl slleclllel?almlr
all yalantealareas rlnlshna nnlen
levels shalllaena hapher than tern
helaaanaaenentar gnss lean-lsta aaala
an sllallltge anla paxerents an lannsall na sldaslilllllm ar raalrhtypelaall
laearreplaale 1| as essenlaal alnre
a ntrfirtt-5, laepe parlaelea, lrana araaal

ta areallaaeleellgrlallth,relllalerant
blallrtntlpreventrapnt larealalaaan

U n:males

1 talltarlananshlp and nalealals slaall
raralnrn la the rallaalnp (0dl’S=‘
ll) laeneral lanalseape aeaatxarls
l exalnrllng lam saar ales) —

IISMEI] l‘3l}‘3,
ll) trees an ralalaan la cmstrlntaaar
BS5l3Il7=|‘73| MdBS6549Will
BS |9?‘7 Llvrlavdntlllrlsfur lree
<a-as . t '

flrbnrlull Illl
Em?lllms D? Cnrllrlllil
§ (lFl(llll?rI'; BF IND ltwlti [WEcharserystlltlt in aeaaraante llalh
KMESCht1rCl(lAl(?‘Il| WIMPll?s?tlnlltlll
nursery shrill Spuclflmtlm Elllillzll
’llntauMI rlanl xpeell.satlln ?t]Dl'

Plants shall turlfnrrlla.
-lat 39la9—ll weelllarsnay lzuell—
5 rarleatanr. tar trees anashralas

1‘X79‘2l WW Nllsffy §lKIl-

eelrxeatxan rar rasestlltlasllalt
—sa-new wet ltlarserystark-
X KWIKLIHDVIVG‘ WFP5 “PS5
-Sm-5: I‘Jl? ttrsn-y stmk-
Sgezlfltllklnrlfur warsana allllaas
-lml- 9 I‘? lllrst>ry sttt(lt-

Xgftlfltnklmfnvhll|bE.,(D’PlSand QUNFS
~SJ‘7Jta-ll)l l-lav Nmsvry staela»
xpeearlealaanflar gtzlmd eater srraaas

—cP&t'.-calrnltteeFor Plant [s\nhtlshnen|,
tlanllll and estalallshlnay landscape
glgnls9%, Fail 3, paragraphs£2 0

ll) atassaryFor taraaseape llorles
M T375 \ M19“

[7 ml ~ ll: 106%late» recmtrtetldlllilzlls
For turl tar general gllluasvsU KEEN ' EECRt‘ulnlluns I 74. UV’
hlllP |l:h£ I?d LPI‘H iPl1VllVlL'Cl|‘S IO U:

rlly ana mllmlllzn rtplllnllms.
EH l'Pl'FA?§|('. Slhllll M1 07 ltllll SEEN

lasting latlan Cerlllltnte at
ernarlatlan,plarlt llna rarpasltlanE) lapsaal —ll§aellal I930

N} PE5|lCld95 Ell?lrlll Dr PESNIIUES

RFWWUUVIS1'” he ltmllh IIM Safely
at nflt/K119 a «VP l3DSllltRElllllklm
eml ‘hf Dm?lll “Km SHE!‘ VICE?
xaapplylllaler lhaalltylll alatlalls
anerrlealml. Emlrula Fllllllam All
1974] HQ_ Val A” IW7l Vlldlir! AM
cal-llrysl e llcl twl,

[l[l[|1N. IIJTESVD?DI lIV£l|l|‘ER

A) tree prateataan

l rn exastlng trees ta he retaaneal,
are therespnrlslblllty of the naan
cantraalnr an slte alhashall tahe all
recessar paratecllveneaslares set aaat
ln BX535a ml ta ensaare na aaannpela
S1El’l5Bl’ W?lir ID pf‘l‘VErlI(D7l|Wl($l|7l
lran vt-ltlttns pr starape at ralerlals,
eantanlnatlanat sall rrunspllapes,
searehan?rranlares anal lnslala. laty tr
stress ran cfnrltflsar sall leynl.

lha lantsm wntnaetaa as hllaleaer
aespanslhle aarenslrtnly that nelther
plant, nateraals pr lalaalrare rmaseat
anydamagetn existang trees. and lllte
the earpla er, the lundsm l:l.lrtlrl:t:llt
shall rt-plateat nrl(t> any linellanaaea
an sate, sanplyangand p a a tree
at the sanespeeaesaaltl srze, at hls
lmt cost :u.lalale praleetayn neastres
shall be the-strtatmlir?laxellrarally
ta a rlpaa tlnher pr ml rolallnprrane,
pasataaraellna elaser la the trlanla than
the alrlp llne at the heels (nrlupy.

B) (lrnmll Io?t

l. salt leyels: stall levels rar strlla
heats anal ass areas stlaaala nayn any
rarpaeleal s araaetharal¢ly hraaen lp
tay naahlrae heaarn lnslrlarllnn the

pralanaIwlter ta spreaatapsall ar the
nrttlsrnlgzearllaaetar ta colvrwtte bark

or the ds aalll bl-Elmanaterlannealln

Iehl?olllorana the plants anattaarl
na .e.

a lullaaalapreaafromm sale smllld
be to the lat lllarangnlnlanln depths.-

xrrlalaheatsl aatlnn
Brass areas lstlrn

altar laar L-xcnvlntimar tlarn M the
allhgnllv Var smll hm; In ll‘|lVEbells
55711lwlml flrllslled uttvernerllaw lass

areas ln llaaer ta reeelre shee and
bark mldl, (9lhll helm Ilterr shtlel
rltllch ls nut tn he useall.
tree plts ltlll he an hy the lnnlixltlx
tantraetur lap sol shall he spreaa
tar grass areas rlaashlalzh any areas at
pal/lngand alter seltlernnl, the stall

evt-l sholala he rel greater than Itlrn
taelaa payeal areas to allay rar tlnl.
Fur areas ta he grassseeata-ls, the soil
level shall he t lashalalh any rlnlshea
payeaslarlaa_es,artersettlenenl lar_ta
ll mxlmrl t)! In beltvll v.\ nllull llr
raln nater ta alraan anla sart slarraces
St-tllttrelll shall be nu grtlltler than the
taleranres glllen ar prahlens alall he
entaantereltvilll Mnllhg llhe hlllales an
dangerAFlulzlllllgtnrltrelaudqlngsltr
she-resaall ls praull at aln-na-n s. then
ttraanapeprahlens tall s enraanterea.

1 Exaslanp tapsall anallnpartellsalt
shall earararnta asJava am anal he
tree rrlln lanpactaan. rarlns/larlrhs
prealer than sllalnaaaneter, eararaetr.
nlre, araats aelarls, all, eenenl ant
haalaers VllbhllélSoil shallhale a clay
cantentat less than EDA

C) lhrdlnrks

I llnrd norhs, ualess other-lse llgreeat,
shall taecart-lea aal try the aeaelaper
or marl eanlrartar, am all nataraals
andsarllnanshap shall he an ucaratanae
laalhthe ranstrtaetaanaetalls anal the
layout plan

2 All paths anal altgarlgsshall he set
aatpr ly to tanesam raatll, with
all alaryes scarlhea an Ih: Vnllrllilaslnaptllrlledpathslandstring at site lllrlle

lnl, nahEvin?tlaalng nataral ares
ttlng that she l he aeyeeaalath the

laraaseapemltractor ant salrsetyaarnlly
the landscape arshlteet.

J ltara sarraeesshallhe eanstraaelea
alter saltalaln hase ralnses hate heen
laaa, Inlting hall ltrmuvll of lnral sate
canaltaans. salt s?lllsanasllhslrala
lrn lnalaallae alet s pr taasn aalrsa-s
are nlnlrltll ts assunnp saaatatale
suastrale Lmdl llana.

4 All rlt-lalmdl shall he Flltisllrli hnl

dw?glllll??ll?dan na((m‘l5urll:r Illh N
E S?l the gltlvlnrllzzr shltllha
r?spovlslhleIn!‘ tho tlnrmghIEVlD‘Itl| nl

lyanllanpsnals (rel lan l la ml
(umete salts aallan at the anaseapa
llvhmiletl.llil;dttgwntirlatnnérlttlgys prepare gn van re sar are
lnshl Itllll deter ant llrl? lnlllr M1scdmngnllh a Sngtrltlgpanantll all
dart, grease, aanlleraasl l salplatl-s
“I'veh(‘l'flIV‘El\1lS/Pl‘Ellheynlltlnsrll‘H?r

araa . a n (?5l

aaatr mlSlltnfgclyttel llllllzzllltla
appllell path a t tarlashslrlclly
ln urazttr?nrlm
lnstraetlaas culttllregalatlaansanallha
praatactEnlhllsheet" ‘/lw|l_Elllz.Eullls
of paprltIllrl n tiny rrl llrltrltwn :5
I0!) naerllns per (ml hxply pa.nt nnly
ntlen glllvnrlil?dsllaralce ts tharatnylly
aar a lenperaaares alaave rlxe angerscelsalasanal an any event alllne the
elarrent alellpannt tenperyltaare l>a.nt
stark will he sully‘:-LlIn lrlsputllutby
experts anlt .r ralanal ltnrlllngy shalll he
strlyapeaarr ragllnnrttdanaapplaea
enllrelyat lhe tlwatanpaanlractars
aan ms
5 nlt aaaavurlt la use realraater hasna
aaaaalyxreseryatllaewheathy Vllttlm
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APPENDIX C
FLOOD RISK FILE NOTES






















