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2: Questions
Question 1
Do you have any comments to make about how we’ve worked out the need for new
homes and employment land in Warrington over the next 20 years?

Response: Please refer to supporting representation attached
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Question 2
Do you have any comments to make about how we’ve worked out the number of
homes and amount of employment land that can be accommodated within
Warrington’s existing built up areas?

Response: Please refer to supporting representation attached
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Question 3
Have we appropriately worked out the amount of land to be released from the Green
Belt, including the amount of land to be ‘safeguarded’?

Response: Please refer to supporting representation attached
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Question 4
Do you agree with the new Local Plan Objectives?

Response: Please refer to supporting representation attached
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Question 5
Do you have any comments to make about how we’ve assessed different ‘Spatial
Options’ for Warrington’s future development?

Response: Please refer to supporting representation attached
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Question 6
Do you have any comments to make about how we’ve assessed different options for
the main development locations?

Response: Please refer to supporting representation attached
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Question 7
Do you agree with our Preferred Development Option for meeting Warrington’s
future development needs?

Response: Please refer to supporting representation attached
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Question 8
Do you have any comments to make about our Preferred Development Option for the
City Centre?

Response: No comments
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Question 9
Do you have any comments to make about our Preferred Development Option for the
Wider Urban Area?

Response: No comments
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Question 10
Do you have any comments to make about our Preferred Development Option for
developing the Warrington Waterfront?

Response: No comments
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Question 11
Do you have any comments to make about our Preferred Development Option for
the Warrington Garden City Suburb?

Response: Please refer to supporting representation attached
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Question 12
Do you have any comments to make about our Preferred Development Option for the
South Western Urban Extension?

Response: Please refer to supporting representation attached
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Question 13
Do you have any comments to make about our Preferred Development Option for
development in the Outlying Settlements?

Response: Please refer to supporting representation attached
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Question 14
Do you agree with our approach to providing new employment land?

Response: No comments
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Question 15
Do you agree with our suggested approach for dealing with Gypsy and Travellers and
Travelling Showpeople sites?

Response: No comments
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Question 16
Do you agree with our suggested approach for dealing with Minerals and Waste?

Response: No comments

18

Question 17
Having read the Preferred Development Option Document, is there anything else you
feel we should include within the Local Plan?

Response: Please refer to supporting representation attached

19

Housing Requirement and Spatial Distribution
The Local Plan presents a total requirement of 24,220 new dwellings to be delivered over the plan
period. This equates to 1,113 new homes per annum over the 20 year period. The overall
employment land target for the borough over this period is 381 hectares. The Preferred Options
identifies a total urban capacity of 15,429 new homes based on the evidence in the 2017 SHLAA.
This leaves a further 8,791 homes to be provided from land that is currently in the green belt.
To cater for this identified need the Preferred Options endorses a strategic approach to land
release which predominately focuses on a Garden City suburb capable of accommodating 6,000
new homes and an urban extension to the south west of Warrington of up to 2,000 new homes.
The remaining requirement is then distributed within the outlying settlements. The settlement of
Lymm is identified as being capable of accommodating 500 new homes on land currently within
the green belt.
Stamford Property Holdings are supportive of the increase in the housing requirement from that
identified in the Issues and Options consultation but consider that the identified housing
requirement does not go far enough. The scale of economic growth identified is not aligned with
previous economic growth of the borough which would suggest that an increase in housing
provision is still desirable.
In terms of the spatial distribution of the required housing. The Preferred Option outlines a
capacity of 15,429 within the urban area, this would require the majority of the identified sites
within the 2017 Strategic Housing Land Availability Assessment coming forward during the plan
period. The assumption that this level of delivery will be achieved is problematic. To achieve a
100% implementation of all these sites is optimistic, some sites will inevitably stall and fail to come
forward. The government’s housing white paper (DCLG February 2017) comments that more than
a third of new homes that were granted planning permission between 2010/2011 and 2015/16
have yet to be built.
The Preferred Spatial Option also relies on a small number of large strategic sites to deliver a
significant proportion of the identified housing need. Such large strategic sites typically are
complex to deliver with significant infrastructure requirements which can slow down delivery rates.
The reliance of a small number of large strategic sites means it is unrealistic that the required levels
of growth will be delivered. The Council’s evidence base for the Local Plan in the 2017 SHLAA
examines that past delivery rates are significantly below the anticipated 1,113 new dwellings per
annum required. In fact, completions has only exceeded 700 dwellings per annum on one
occasion in the last ten years. A preferred approach to housing delivery which focuses on a few
complex large sites is therefore unrealistic if the Council are to achieve their strategic aims.
The Call for Sites exercise identified significant capacity within the green belt to deliver the
required amount of homes. Stamford Property Holdings would therefore urge the Council to
consider identifying a larger proportion of housing at sustainable settlements such as Lymm in
order to achieve flexibility within the delivery of the Plan. The sites at Crouchley Lane, Lonbutt
Lane and Stage Lane are all sustainable and accessible sites which can make a valued
contribution to housing delivery.
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Housing Delivery in the Outlying Settlements
As evidenced above, a preferred approach which allocates only 500 dwellings to the settlement
of Lymm is unlikely to support the long term housing needs of the borough. Furthermore in
considering the sites to come forward for development, it is strongly recommended that a spatial
focus on 3/4 + sites is employed rather that restricting growth by opting for one larger site. A
spatial focus on a larger number of sites will allow a greater variety in choice to the local housing
offer, create competition in the market and would assist with the Council achieving their five year
housing supply targets. An alternative approach which focused on delivery through one large site
represents a greater risk to housing delivery. As explained earlier in this representation, large sites
are intrinsically more complex to deliver and the Council would be tied to working with one
developer. Should development stall, this would curtail housing delivery and jeopardise the
strategic aims of the Local Plan. An approach which focuses on just one larger development site
will also offer little in terms of choice to the local housing market.
The sites presented by Stamford Property Holdings have an indicative capacity of 180 dwellings
(land at Crouchley Lane), 180 dwellings (land at Longbutt Lane) and 16 dwellings (Stage Lane).
The sites are within the ownership of one landowner and there are no technical constraints to
development coming forward. The sites therefore represent a suitable and deliverable location
for new development.
In terms of the consultation process, it is noted that the preferred options consultation does not
present any substantial option for the outlying settlement rather it seeks to reserve the allocation of
individual sites until the submission version of the Local Plan. This is typically the final version of the
Plan which a Local Planning Authority seeks to submit for examination in public. To withhold the
allocation of individual sites until this late in the consultation process allows limited scope for
effective consultation and review, therefore undermining the transparency and soundness of the
plan. We would therefore suggest that an additional stage of consultation is factored into the
process prior to the submission version.
Green Belt Review Assessment
Presently the settlement of Lymm is inset from the green belt with the village settlement boundary
following the line of the existing built form. The Local Plan Preferred Options is supported by a
green belt review (ARUP, 2016) which identifies the site at Crouchley Lane as forming part of
parcel LY23 and the site at Longbutt Lane forming part of parcel LY19. The Stage Lane site is
identified under parcel LY15.
Paul Butler Associates (representations, 2016) previously commented on the conclusions made
within the green belt review and offered a revised green belt assessment for the Crouchley Lane
and Longbutt Lane sites which more accurately reflected the status of the site.
Crouchley Lane
Our assessment highlights that the parcel is adjacent to the existing settlement and bounded by
strong physical features, including a main road and strong tree belt which provides a continual
containment around the perimeter of the site. This would prevent any development within the
parcel from encroaching beyond the parcel boundary into the open countryside in neighbouring
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parcels, and hence if developed would be likely to have a minimal impact on the overall
openness of the Green Belt. Since the previous representation, the land at Lymm rugby club has
received planning permission for a major redevelopment which includes the provision of new
homes in the green belt. This will have a significant impact on the assessment of this parcel
reducing the contribution made under purpose 3 (to assist in safeguarding the countryside from
encroachment). In terms of purpose 4 (to preserve the setting and special character of historic
towns) the green belt review assessment adopts a generic approach whereby a site within 250
metres of a Conservation Area is deemed to make a strong contribution against this criteria.
Defining ‘setting’ in heritage terms is much more complex than applying a figure and judging
everything within the buffer in the same manner. Historic England have provided specific
guidance on defining the setting of heritage assets (Planning Advice Note 3: The Setting of
Heritage Assets), we would recommend that the setting of each site is reviewed on a case by
case basis having regard to specialist advice. Paul Butler Associates (Planning and Heritage
Consultants) have reviewed the setting of the designated heritage assets in proximity to the site
and conclude that there would be no material impact on the setting of these assets.
We therefore conclude that the site makes a weak contribution to the purposes of including land
within the green belt. Further information in respect of the above can be found in the submitted
Development Brochure, the previous 2016 representation is included in Appendix 2.
Land off Longbutt Lane
The site at Longbutt Lane is surrounded by built form on its western, southern and eastern
boundaries. Our assessment (December, 2016) highlights that the surrounding built form results in
the parcel having a limited degree of openness. The settlement of Lymm adjoins the parcel to the
south and west and the built form of Lymm high School and residential properties on Oughtrington
Lane adjoin to the east. Development within this parcel would infill this element of the settlement
with negligible impact of the character and openness of the wider green belt and landscape.
The supporting development brochure demonstrates how the site could be developed sensitively
having regard to the surrounding context.
Land off Stage Lane
It is noted that the site is identified as making a weak contribution towards the purposes of
including land within the green belt. We support the observations made in the green belt review in
this respect.
Summary
Stamford Property Holdings submit that the sites at Crouchley Lane, Longbutt Lane and Stage
Lane are suitable for release from the green belt within the next phase of the Local Plan
consultation in order to meet the Councils objectively assessed housing need. This representation
and the supporting development brochure demonstrates the suitability of the sites for new
development concluding that there are no significant constraints to restrict development of the
type identified coming forward in this location.
This representation also examines the Local Plan Preferred Option and highlights areas where
further consideration is required in order to make the plan sound.
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APPENDIX 1: SITE LOCATIONS

6

Land at Crouchley Lane

Land at Longbutt Lane

Land at Stage Lane

APPENDIX 2: PREVIOUS REPRESENTATIONS, DECEMBER 2016.
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Our clients interest at land adjacent to Lymm Rugby Club is included in General Area 8 and part
of parcel LY23.
General Area Results and Parcel Identification
The identification of the general area parcels within the report is considered inadequate. The area
of Lymm and Rush Green should be subdivided into further parcels in order to reflect recognisable
and permanent boundaries. Parcel 7 for instance covers an area between Lymm and Rush
Green which is divided by the Bridgewater Canal. It is submitted that this is a permanent and
distinguishable boundary which separates two distinctly different areas.
Similarly, Parcel 8 extends from the south eastern edge of Lymm west towards the M6 with the A56
as the northern boundary. This area is vast and is divided by the local wildlife site of Lymm Damm
which runs north – south from the centre of Lymm. This is a permanent and recognisable feature
within the landscape. The land east of the wildlife site displays greater attachment to Lymm and is
not appreciated as part of the same parcel as land to the west towards the M6.
The process of parcel identification is therefore not considered to be an appropriate basis for
analysis and therefore undermines the subsequent assessment from the outset.
Performance of Parcel LY23 against green belt purposes
The Green Belt Assessment at Appendix G examines the contribution of smaller parcels of land
against the five purposes of including land within the green belt. Parcel LY23 is identified within
this assessment as having a moderate contribution.
We have reviewed this assessment and provide our own judgement, please refer to Appendix B.
Our assessment highlights that the parcel is adjacent to the existing settlement and bounded by
strong physical features, including a main road and strong tree belt which provides a continual
containment around the perimeter of the site. This would prevent any development within the
parcel from encroaching beyond the parcel boundary into the open countryside in neighbouring
parcels, and hence if developed would be likely to have a minimal impact on the overall
openness of the Green Belt. We therefore conclude that the site makes a weak contribution to
the purposes of including land within the green belt.
The site is also within a sustainable location in close proximity to local services and facilities in the
town of Lymm.
Performance of the Site against Sustainability Appraisal Objectives
The Local Plan Scope and Content consultation establishes that the removal of land from the
green belt will be required in order for the Council to deliver their objectively assessed housing
requirement. Appendix 2 of the consultation document sets out WBC’s site selection
methodology. The green belt assessment is one part of this process, potential development sites
will also need to be considered in terms of their performance against certain Sustainability
Appraisal / Strategic Environmental Assessment objectives. These objectives are outlined in the SA
Scoping Report which forms part of the consultation evidence base. The Scoping Report at
2
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Paul Butler Associates
Planning, Development & Heritage Consultants

Appendix A:

29 November 2016

Land adjacent to Lymm Rugby Club: Site Location Plan

FH Cookson & Sons
Call for Sites Nomination: appendices

Paul Butler Associates
Planning, Development & Heritage Consultants

Appendix B:

29 November 2016

Land adjacent to Lymm Rugby Club: Green Belt Assessment

FH Cookson & Sons
Call for Sites Nomination: appendices

LY23 Parcel Assessment

Ref

Purpose 1: to
check the
unrestricted
sprawl of large
built up areas

Purpose 2: to
prevent
neighbouring
towns merging
into one
another.

Purpose 3: to assist in
safeguarding the countryside
from encroachment

Purpose 4: to
preserve the setting
and special
character of
historic towns

LY23

No contribution:
The parcel is not
adjacent to the
Warrington
urban area and
therefore does
not contribute to
this purpose.

No contribution:
The parcel does
not contribute to
preventing towns
from merging.

Weak contribution: The parcel is
connected to the settlement on
its eastern boundary and is well
contained on the western and
southern perimeters by a
substantial tree belt which limits
the degree of openness
experienced. The durable
boundaries of this parcel would
ensure no encroachment into the
countryside should this parcel be
developed.

Moderate
contribution: Lymm
is a historic town.
Whilst the site is not
within the
conservation area it
is adjacent to it.
Development on this
site however could
be brought forward
without any material
harm on the
character and
appearance of the
conservation area.

Purpose 5: to assist
in urban
regeneration, by
encouraging the
recycling of
derelict and other
urban land
Moderate
contribution: The
Mid Mersey
Housing Market
Area has 2.08%
brownfield urban
capacity for
potential
development,
therefore the parcel
makes a moderate
contribution to this
purpose.

Justification for
Assessment

Overall
Assessment

The parcel makes a
weak contribution to
one purpose, a
moderate
contribution to two
and no contribution
to two. Development
within this parcel
would be well
contained having a
minimal impact on
the overall openness
of the green belt.

Weak
contribution

Paul Butler Associates
Planning, Development & Heritage Consultants

Appendix C:

29 November 2016

Land adjacent to Lymm Rugby Club: SA Objectives
Appraisal

FH Cookson & Sons
Call for Sites Nomination: appendices

Land adjacent to Lymm Rugby Club, Lymm: SA Site Appraisal Framework
The appraisal utilising the following desk top data sources: Magic map; EA flood maps and ground water protection maps; Historic England list, Warrington
Borough Council SA Scoping Reports (figure 3.6, 3.7, 3.9, 3.11).
A neutral effect option has been introduced into the assessment in order to realise the role that mitigation can play in the assessment process.
SA Objectives

Economy and Regeneration
Strengthen the local economy and
ensure sustainable economic
growth
Reduce poverty, deprivation and
social exclusion and secure
economic inclusion
Health and Wellbeing
Enable groups to contribute to
decision making and encourage a
sense of community identity and
welfare.
Provide, protect or enhance
leisure opportunities, recreation
facilities, green infrastructure and
access to the countryside.

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

EC1: Would site development lead to
the loss of employment land?
EC2: Distance to Principal Road
Network by vehicle
EC3: How close is the site to key
employment sites?

Positive

The site is not allocated for employment use at present.

Significant Positive

The site is less than 1 mile from the principal road network.

Positive

Significant employment opportunities within 1.2km – 3km from
the site.

HW2: Is the area supported by
community facilities? (Village halls,
places of worship, community centre)

Positive

Facilities in Lymm town centre are within 1200m.

HW3: Access to local natural green
space (ANGST). To what extent do the
sites meet the following ANGST
standards?
1. Natural greenspace at least 2
hectares in size, no more than 300
metres from home.
2. At least one accessible 20 hectare
greenspace site within two kilometre
of home.
HW4: Access to formal play

Positive

Standard met. Natural greenspace at Lymm Damm is adjacent to
the site and easily accessible on foot.

Significant positive

Site will be capable of supporting the provision of onsite facilities.

SA Objectives

Accessibility
Reduce the need to travel,
especially by car, improve choice
and the use of more sustainable
modes.
Protect and enhance accessibility
for all the essential services and
facilities.

Ensure access to good quality,
sustainable affordable housing.

Natural Resources
Ensure the sustainable and
prudent use and management of
natural resources including the
promotion of natural resources
including the promotion of
sustainable drainage and water
conservation.
Protect, manage and improve local
environmental quality including
land, air and controlled waters and
reduce the risk of flooding.

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

ACC1: How accessible is the site to
the nearest primary school on foot?
ACC2: How accessible is the site to
the nearest secondary school?
ACC3: How well served is the site by a
bus service?
ACC4: How accessible is the site to
the nearest train station?

Positive

Ravenbank Community Primary School is 1000 metres from the
site.
Lymm High School is 1400 metres from the site.

ACC5: What is the overall distance to
a GP service or health centre?
HO1: To what extent will
development help to meet housing
needs?
Deliverability and scale

Significant positive

NR1: What are the potential impacts
on air quality?
NR2: Could development of the site
lead to the remediation of land
potentially affected by
contamination?
NR3: Would allocation of the site
result in the loss of High Quality
Agricultural Land?
NR4: Does the site fall within a
Groundwater Source Protection Zone,
as identified by the environment
agency?

Positive

Positive
Significant positive
Significant negative

Significant positive

Significant positive

Positive

Neutral

Regular bus services frequent the A56 which is less than 400
metres from the site.
Nearest train stations are over 5 km from the site however the
accessibility of the site to local education facilities, bus services
and services and facilities within Lymm town centre compensates
for this likely effect.
The Brookfield Surgery is approximately 1100 metres from the
site.
Site is available for development within the next 5 years.

The development is more than 1km from the AQMA associated
with the M6.
Whilst residential use would comprise a sensitive end use. The
site is not thought to be contaminated given the limited historic
use of the site, any contaminants present on site could be
successfully mitigated through a remediation scheme.
Site contains less than 10 hectares of agricultural land 1-3.

Part of the site falls within the outer zone 2. Whilst the appraisal
indicators state this to be a negative effect this is in fact neutral.
Protection measures can be incorporated into the scheme design

SA Objectives

Built and natural heritage
Protect and enhance places and
buildings of historic cultural and
archaeological value.

Protect and improve the quality
and character of places,
landscapes, townscapes, and
wider countryside whilst
maintaining and strengthening
local distinctiveness and sense of
place.

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

to control surface water runoff into the ground. PBA have
experience of this type of mitigation in other schemes.
Site is within flood zone 1.

NR5: Is the site (or part of) within an
identified flood zone?
RU3: Is there potential for
safeguarded or identified mineral
reserves to be sterilised?

Positive
Positive

No effects anticipated - the site is not known to be within an
identified area.

BNH1: Proximity to designated
heritage assets:
Conservation Areas
Nationally listed buildings
Scheduled Ancient Monuments
Registered Park or Garden

Neutral

BNH2: Effects upon the significance
and setting of heritage assets / the
historic environment

Neutral

BNH4: Capacity of the landscape to
accommodate development, while
respecting its character

Positive

There are two grade II listed buildings immediately north of the
site: Rivington cottage and the Church of St Mary the Virgin. A
qualitative assessment such as a heritage statement will be
submitted with any planning application submitted for the site.
Identification and consideration of heritage issues from the
outset of the masterplanning process in tandem with early and
effective consultation with statutory and non-statutory bodies
will ensure that no material harm to designated heritage assets
will arise from development of the site.
Through a sensitive design and materplanning process which
considers the impact on heritage assets from the outset it is
considered that the historic environment is unlikely to change
from its baseline position.
Medium capacity. To be confirmed through landscape character
assessment.

SA Objectives

Biodiversity and Geodiversity
Protect and enhance biodiversity
and geodiversity

Climate change and resource use
Minimise waste and maximise
reuse, recovery and recycling

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

BG1: Could allocation of the site have
a potential impact on a European Site
SSSI, SPA or SAC
BG1: Could allocation of the site have
a potential impact on a SSSI
BG2: Could allocation of the site have
a potential adverse impact on
designated Local Wildlife Sites, Local
Nature Reserve, RIGs, Potential
Wildlife Sites or any other site of
wildlife or geodiversity value such as
Ancient Woodland (including where
BAP species have been recorded.
BG3: What is the potential impact on
TPOs.

Positive

Outside catchment areas.

Positive

Over 400 metres from a SSSI.

Neutral

Adjacent to a local wildlife site (Lymm Damm). Phase 1 Extended
Habitat Survey will inform masterplanning process and process of
mitigation / offsetting (where relevant).

Positive

Higher quality trees will be retained where possible. Significant
new tree planting would be included within the scheme design.

RU1: Would allocation of the site
result in the use of previously
developed land?

Neutral

RU2: Is there good access to a
Household Waste Recycling Centre
(HWRC)?

Positive

Site is predominantly greenfield. The objectively assessed need
for Warrington states that the release of greenfield land will be
necessary in order for Warrington to deliver the levels of housing
required.
Woolston Recycling Centre and Stockton Heath Recycling Centre
are both less than 10km from the site.

General Area Results and Parcel Identification
The identification of the general area parcels within the report is considered inadequate. The area
of Lymm and Rush Green should be subdivided into further parcels in order to reflect recognisable
and permanent boundaries. Parcel 7 for instance covers an area between Lymm and Rush
Green which is divided by the Bridgewater Canal. It is submitted that this is a permanent and
distinguishable boundary which separates two distinctly different areas.
Similarly, Parcel 8 extends from the south eastern edge of Lymm west towards the M6 with the A56
as the northern boundary. This area is vast and is divided by the local wildlife site of Lymm Damm
which runs north – south from the centre of Lymm. This is a permanent and recognisable feature
within the landscape. The land east of the wildlife site displays greater attachment to Lymm and is
not appreciated as part of the same parcel as land to the east towards the M6.
The process of parcel identification is therefore not considered to be an appropriate basis for
analysis and therefore undermines the subsequent assessment from the outset.
Performance of Parcel LY19 against green belt purposes
The Green Belt Assessment at Appendix G examines the contribution of smaller parcels of land
against the five purposes of including land within the green belt. Parcel LY19 is identified within
this assessment as having a strong contribution.
We have reviewed this assessment and provide our own judgement below. Firstly we consider that
this parcel boundary should be updated to reflect the call for sites submission which promotes the
southern part of this land only. Please see attached location plan at Appendix A. Straight away it
is evident that this new parcel is joined to surrounding built form on its western, southern and
eastern boundaries. We have provided a revised assessment of this parcel in Appendix B, this
concludes that the parcel makes a weak contribution to the purposes of including land within the
green belt as defined by the NPPF.
The assessment highlights that the surrounding built form results in the parcel having a limited
degree of openness. The settlement of Lymm adjoins the parcel to the south and west and the
built form of Lymm High School and residential properties on Oughtrington Lane adjoins to the
east. It is submitted that development within this parcel would effectively amount to infill
development with negligible impact on the character and openness of the wider green belt. The
masterplanning and design process would also allow for the durability of the northern boundary to
be strengthened through the provision (for example) of a public footpath to complement the
existing PROW and new tree and hedgerow planting.
As will be explored further in the following section, the location of the site adjacent to an existing
High School and within 100 metres (on the north western boundary) of Ravenbank Primary School
offers a highly accessible location for new development. This accessibility could be enhanced by
the provision of a footpath on the northern boundary to strengthen connections with the existing
settlement, linking through to Sutch Lane.
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Performance of the Site against Sustainability Appraisal Objectives
The Local Plan Scope and Content consultation establishes that the removal of land from the
green belt will be required in order for the Council to deliver their objectively assessed housing
requirement. Appendix 2 of the consultation document sets out WBC’s site selection
methodology. The green belt assessment is one part of this process, potential development sites
will also need to be considered in terms of their performance against certain Sustainability
Appraisal / Strategic Environmental Assessment objectives. These objectives are outlined in the SA
Scoping Report which forms part of the consultation evidence base. The Scoping Report at
Appendix A provides a draft Site Appraisal Framework which the Council will use to consider the
site’s performance against key sustainability indicators.
Utilising this site appraisal framework, we provide an assessment of the site’s performance against
these key indicators. This is included at Appendix C to this letter.
The appraisal demonstrates that the site offers a sustainable and highly accessible location for
new housing development. The site occupies a unique position between Lymm High School and
Ravenbank Primary School, furthermore the site is approximately 1000metres from the centre of
Lymm and benefits from good access to public transport infrastructure.
Where the appraisal identifies potential environmental effects it is considered that these can be
mitigated as part of the design process and are not considered to be significant in terms of their
magnitude. Our client would be happy to work with the Council and undertake further
assessment work in relation to certain environmental issues if this is of assistance to the Council as
part of the plan making process. Our client also recognises the valuable role this site could play in
supporting local school expansion alongside new, much needed residential development and
would be willing to discuss such a development option further with the Council.
Delivery
The National Planning Policy Framework requires that to be considered deliverable, sites should be
available now, offer a suitable location for development now, and be achievable with a realistic
prospect that housing will be delivered on the site within five years and in particular that
development of the site is viable (NPPF para 47, footnote 11).
As evidenced in this submission, the site is available now offering a suitable location for new
development. The site is considered to be a viable and realistic proposition that will make a
significant contribution to housing delivery over the plan period. There are also no known
constraints that would affect delivery of housing commencing on site within 5 years.
Summary
In order for WBC to meet its objectively assessed housing need it is evident that sites will need to
be removed from the green belt. The site at Longbutt Lane offers an attractive site for green belt
removal due to its containment by built form on the west, south and east. Development here
would amount to infill development rounding off the settlement of Lymm. The site is also highly
sustainable and accessible and will allow direct access on foot for new residents to local schools
and the town centre. Should the expansion of the primary school be desirable on our clients land
3
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Land north of Longbutt Lane: Site Location Plan

FH Cookson & Sons
Call for Sites Nomination: appendices
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Land north of Longbutt Lane: Green Belt Assessment

FH Cookson & Sons
Call for Sites Nomination: appendices

Revised LY19 Parcel Assessment

Ref

Purpose 1: to
check the
unrestricted
sprawl of large
built up areas

Purpose 2: to
prevent
neighbouring
towns merging
into one
another.

Purpose 3: to assist in
safeguarding the countryside
from encroachment

Purpose 4: to
preserve the setting
and special
character of
historic towns

LY19
(revised)

No contribution:
The parcel is not
adjacent to the
Warrington
urban area and
therefore does
not contribute to
this purpose.

No contribution:
The parcel does
not contribute to
preventing towns
from merging.

Weak contribution: The parcel is
connected to the settlement on
its southern and western
boundaries. The parcel is
connected to built form on its
eastern boundaries (in addition
to the southern and western
boundaries). The parcel is
therefore relatively contained.
Development in this parcel
would help ‘round off’ the
settlement. It is considered that
the parcel has a limited/ weak
degree of openness – whereby
the removal of the parcel from
the green belt would not impact
upon the overall openness of the
green belt.

No contribution:
Lymm is a historic
town however the
parcel is not within
250 metre of its
Conservation Area.
The parcel does not
cross an important
viewpoint of the
Parish Council.

Purpose 5: to assist
in urban
regeneration, by
encouraging the
recycling of
derelict and other
urban land
Moderate
contribution: The
Mid Mersey
Housing Market
Area has 2.08%
brownfield urban
capacity for
potential
development,
therefore the parcel
makes a moderate
contribution to this
purpose.

Justification for
Assessment

Overall
Assessment

The parcel makes a
weak contribution to
one purpose, a
moderate
contribution to one
and no contribution
to three.
Development within
this parcel would
effectively be infill
development which
would be well
contained by the
existing landscape.

Weak
contribution

Paul Butler Associates
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Land north of Longbutt Lane: SA Objectives Appraisal
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Land north of Longbutt Lane, Lymm:SA Site Appraisal Framework
The appraisal utilising the following desk top data sources: Magic map; EA flood maps and ground water protection maps; Historic England list, Warrington
Borough Council SA Scoping Reports (figure 3.6, 3.7, 3.9, 3.11).
A neutral effect option has been introduced into the assessment in order to realise the role that mitigation can play in the assessment process.
SA Objectives

Economy and Regeneration
Strengthen the local economy and
ensure sustainable economic
growth
Reduce poverty, deprivation and
social exclusion and secure
economic inclusion
Health and Wellbeing
Enable groups to contribute to
decision making and encourage a
sense of community identity and
welfare.
Provide, protect or enhance
leisure opportunities, recreation
facilities, green infrastructure and
access to the countryside.

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

EC1: Would site development lead to
the loss of employment land?
EC2: Distance to Principal Road
Network by vehicle
EC3: How close is the site to key
employment sites?

Positive

The site is not allocated for employment use at present.

Significant Positive

The site is less than 1 mile from the principal road network.

Positive

Significant employment opportunities within 1.2km – 3km from
the site.

HW2: Is the area supported by
community facilities? (Village halls,
places of worship, community centre)

Positive

Community facilities can be found adjacent to the site (place of
worship, schools). Facilities within Lymm town centre are also
within 1200m.

HW3: Access to local natural green
space (ANGST). To what extent do the
sites meet the following ANGST
standards?
1. Natural greenspace at least 2
hectares in size, no more than 300
metres from home.
2. At least one accessible 20 hectare
greenspace site within two kilometre
of home.
HW4: Access to formal play

Positive

Standard met. Natural greenspace at Spud Wood is within 300
metres. Lymm Damm is slightly further (400 metre approx).

Significant positive

Site will be capable of supporting the provision of onsite facilities.

SA Objectives

Accessibility
Reduce the need to travel,
especially by car, improve choice
and the use of more sustainable
modes.
Protect and enhance accessibility
for all the essential services and
facilities.

Ensure access to good quality,
sustainable affordable housing.

Natural Resources
Ensure the sustainable and
prudent use and management of
natural resources including the
promotion of natural resources
including the promotion of
sustainable drainage and water
conservation.

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

ACC1: How accessible is the site to
the nearest primary school on foot?

Significant positive

ACC2: How accessible is the site to
the nearest secondary school?
ACC3: How well served is the site by a
bus service?
ACC4: How accessible is the site to
the nearest train station?

Significant positive

Site is within 400metres of Ravenbank Community Primary
School. Opportunities exist to increase connectivity to this
school.
Lymm High School is adjacent to the site to the east.

ACC5: What is the overall distance to
a GP service or health centre?

Significant positive

HO1: To what extent will
development help to meet housing
needs?
Deliverability and scale

Significant positive

NR1: What are the potential impacts
on air quality?
NR2: Could development of the site
lead to the remediation of land
potentially affected by
contamination?
NR3: Would allocation of the site
result in the loss of High Quality
Agricultural Land?

Positive

Significant positive
Significant negative

Significant positive

Positive

Regular bus services frequent the A56 which is less than 400
metres from the site.
Nearest train stations are over 5 km from the site however the
excellent accessibility of the site to local education facilities, bus
services and services and facilities within Lymm town centre
compensates for this likely effect.
The Brookfield Surgery is approximately 1100 metres from the
site. Connectivity to the town centre could also be increased as
part of the proposals this would be informed by an accessibility
audit.
Site is available for development within the next 5 years.

The development is more than 1km from the AQMA associated
with the M6.
Whilst residential use would comprise a sensitive end use. The
site is not thought to be contaminated given the limited historic
use of the site, any contaminants present on site could be
successfully mitigated through a remediation scheme.
Site contains less than 10 hectares of agricultural land 1-3.

SA Objectives

Criteria

Protect, manage and improve local
environmental quality including
land, air and controlled waters and
reduce the risk of flooding.

NR4: Does the site fall within a
Groundwater Source Protection Zone,
as identified by the environment
agency?

Built and natural heritage
Protect and enhance places and
buildings of historic cultural and
archaeological value.

Protect and improve the quality
and character of places,
landscapes, townscapes, and
wider countryside whilst
maintaining and strengthening
local distinctiveness and sense of
place.

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)
Neutral

Comments

The site falls within the zone 3 catchment area. Whilst the
appraisal indicators state this to be a negative effect this is in fact
neutral. Protection measures can be incorporated into the
scheme design to control surface water runoff into the ground.
PBA have experience of this type of mitigation in other schemes.
Site is within flood zone 1.

NR5: Is the site (or part of) within an
identified flood zone?
RU3: Is there potential for
safeguarded or identified mineral
reserves to be sterilised?

Positive
Positive

No effects anticipated - the site is not known to be within an
identified area.

BNH1: Proximity to designated
heritage assets:
Conservation Areas
Nationally listed buildings
Scheduled Ancient Monuments
Registered Park or Garden

Neutral

BNH2: Effects upon the significance
and setting of heritage assets / the
historic environment

Neutral

BNH4: Capacity of the landscape to
accommodate development, while
respecting its character

Positive

There are three grade II listed buildings associated with the
church and school, east of the site. A qualitative assessment such
as a heritage statement will be submitted with any planning
application submitted for the site. Identification and
consideration of heritage issues from the outset of the
masterplanning process in tandem with early and effective
consultation with statutory and non-statutory bodies will ensure
that no material harm to designated heritage assets will arise
from development of the site.
Through a sensitive design and materplanning process which
considers the impact on heritage assets from the outset it is
considered that the historic environment is unlikely to change
from its baseline position.
Medium capacity. To be confirmed through landscape character
assessment.

SA Objectives

Biodiversity and Geodiversity
Protect and enhance biodiversity
and geodiversity

Climate change and resource use
Minimise waste and maximise
reuse, recovery and recycling

Criteria

Likely Effect
(Significant Positive /
Positive / Neutral/
Negative /
Significant Negative)

Comments

BG1: Could allocation of the site have
a potential impact on a European Site
SSSI, SPA or SAC
BG1: Could allocation of the site have
a potential impact on a SSSI
BG2: Could allocation of the site have
a potential adverse impact on
designated Local Wildlife Sites, Local
Nature Reserve, RIGs, Potential
Wildlife Sites or any other site of
wildlife or geodiversity value such as
Ancient Woodland (including where
BAP species have been recorded.
BG3: What is the potential impact on
TPOs.

Positive

Outside catchment areas.

Positive

Over 400 metres from a SSSI.

Positive

Sufficient distance from designated sites. Phase 1 Extended
Habitat Survey will inform masterplanning process and process of
mitigation / offsetting (where relevant).

Positive

Minimal amount of trees within site, higher quality trees will be
retained where possible. Significant new tree planting would be
included within the scheme design.

RU1: Would allocation of the site
result in the use of previously
developed land?

Neutral

RU2: Is there good access to a
Household Waste Recycling Centre
(HWRC)?

Positive

Site is predominantly greenfield. The objectively assessed need
for Warrington states that the release of greenfield land will be
necessary in order for Warrington to deliver the levels of housing
required.
Woolston Recycling Centre and Stockton Heath Recycling Centre
are both less than 10km from the site.
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STAMFORD PROPERTY HOLDINGS

INTRODUCTION &
CONTENTS
The land at Longbutt Lane was submitted to Warrington Borough Council (WBC) in
December 2016 in response to WBC’s call for sites exercise. The submission by Paul
Butler Associates �����
the site at Longbutt Lane as suitable for release from the
green belt and a highly sustainable location for new housing.
This document (produced on behalf of Stamford Property Holdings) demonstrates
its suitability through meeting each of the requirements as outlined within Warrington
Borough Council Local Plan “Preferred Development Option Regulation 18” for the green
belt release of the land at Longbutt Lane to accommodate a new state of the art primary
care facility, new pedestrian links, open recreational space and the delivery of new high
quality family housing all in support of WBC strategic aims for “Outlying Settlements”
green belt release.
The content supports Warrington Borough Council Local Plan, Preferred Development
Option 18 consultation July 2017 Publication. With reference to, Preferred Development
Option 2, Local Plan Strategic Objectives, High Level Spatial Options Assessment, Overall
Approach, Outlying Settlements – Indicative Green Belt Capacity, Preferred Development
Option & Next Steps. It sets out a vision for a new, sustainable neighbourhood of choice
supporting the long term development needs of Lymm in line with WBC Preferred
Development Options and has been informed by a suite of technical studies & reports
carried out by the professional team noted. Each study/report can be found at appendices
1-5.
The document has been produced in collaboration with:
• Paul Butler Associates Planning and Heritage Consultants
• Ollier Smurthwaite Architects
• Curtins Transport Planning
• Civic Engineers
• Urban Green Environmental Consultants
• Watt Consulting Engineers
2
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HOUSING NEED
POLICY REVIEW
National Policy
The National Planning Policy Framework (NPPF) sets out the purpose of the planning
system is to contribute to the achievement of sustainable development. At the heart of the
NPPF is the presumption in favour of sustainable development and it sets out how local
authorities should seek to �������
boost the supply of housing by identifying a supply
���������������
Warrington Borough Council Local Plan Review – Preferred Development Option
Regulation 18 Consultation July 2017
The draft Local Plan review contains strategic policies to guide the development of
the Borough up to 2037. It sets out a spatial vision and objectives as well as strategic
development targets, including a total requirement to deliver 24,220 dwellings over the
plan period.
The existing urban area has the capacity to accommodate 15,429 new dwellings. In
order to deliver the shortfall of housing it is necessary for Warrington to review its green
belt boundaries to accommodate projected future housing growth. The preferred options
include an �����
need for 8,791 new homes to be built within the green belt over the
plan period.
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The preferred development option focusses on three strategic areas of growth: Waterfront
(4,032), SW Extension (1,831 dwellings) and Garden City Suburb (7,274 dwellings).
The village of Lymm is ����
as an outlying settlement within the Preferred Development
Option. Under the incremental growth scenario a potential capacity of 500 new dwellings
������������������������

The site at Longbutt Lane represents a deliverable and viable option for green belt release.
This development brochure demonstrates in accordance with paragraph 47 of the NPPF
that the site is available now, offers a suitable location for development and is achievable
�����������������������������������������

SUITABILITY OF
THE SITE FOR
DEVELOPMENT
Site Analysis
A number of technical studies have been undertaken to assess the site and its immediate
surroundings in order to demonstrate that the site is capable of being developed and
providing a valued contribution to Warrington’s housing land supply. Our key ����are
as follows and are supported by the technical reports in appendices 1-5.
Flood Risk and Drainage
The site is located within ���
zone 1 and is therefore not at risk of �����The small
watercourse to the south west of the boundary has a medium risk of ����from surface
water, however the extent of ����does not extend into or affect the development site.
Initial feasibility studies suggest that surface water can discharge to the watercourse south
west of the boundary subject to agreement with the Environment Agency. The remaining
run off will discharge into the combined sewer crossing the site, or below Longbutt Lane.
This connection will be subject to agreement with United Utilities. The foul drainage will
be discharged to the combined sewer crossing the site or within Longbutt Lane south of
the development site.
Ecology
The site is predominantly comprised of arable ���with semi improved grassland to the
north east. Broadleaved trees with understory scrub occupy the eastern and western
boundaries, while a species poor hedgerow forms the southern boundary.
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The predominant habitats described above represent a poor diversity of habitats, the
fringe areas are also common and widespread in the area.
A licensed ecologist (Urban Green) has undertaken a site walkover. A full suite of surveys
for protected species will need to accompany any planning application in the future.
However, it is not anticipated that there are any issues which cannot be adequately
mitigated for through the design process and relevant legislation. Overall the site itself
was not considered to be of high ecological value with agricultural monoculture limiting
species and habitat diversity.
Trees (refer to Appendix 06)
A Preliminary Arboricultural Assessment has been undertaken to examine the potential for
������������������������������
This survey ���
that the majority of trees are situated on the site boundaries allowing
������
potential for development on the site with a limited arboricultural impact. The
proposed development also provides the opportunity to provide new tree planting to
assimilate the development within the surrounding landscape.
The choice in access options proposed for the site provides ������
in terms of minimising
tree loss. The access options are discussed in further detail elsewhere in this brochure.

Ground Conditions (refer to Appendix 03)
An assessment of the underlying geology of the site has revealed that shallow foundations
are likely to be suitable across of the majority of the site. Small areas of potential soft
spots may require deeper foundations which will be �����through detailed sited
investigations however this does not pose any kind of ������
constraint to development.
Utilities
The presence of the United Utilities public sewers and HV electric mains crossing the
site will require easements of up to 8m (4m either side of centre line of asset) to be
provided for maintenance access to the buried service, will need to be considered when
devising the proposed plot layouts. Alternatively the public sewers could be diverted
within the development layout subject to agreement with united utilities. The master plan
accommodates all existing utilities.
Access and Highways (refer to Appendix 02)
Curtins Transport Consultants have prepared and Access and Transport Appraisal to
support the consideration of land at Longbutt Lane for release from the green belt. The
appraisal recognises that the site represents a highly sustainable and suitable location
for new development owing to its proximity to Lymm village centre and local education
establishments.

The appraisal concludes that there are no highway related constraints that would preclude
safe and suitable access being achieved to the site, and indeed there are a range of
access options available for a scheme on the site. The development of the site also
presents an opportunity to enhance local transport infrastructure and mitigate some of the
pre-existing issues that can currently occur around Lymm High School through parking for
the school or a drop off area on the site.
Landscape
Urban Green environmental consultants have considered the landscape and visual impact
of the potential redevelopment of the site. The visual impact of the scheme would be
localised in nature, the impact over longer range views are unlikely to be ������
due
to the undulating topography and intervening vegetation. Residential development on this
site can be comfortably accommodated within a high quality landscape framework which
will ensure no ������
degradation of the character of the scenic qualities of the wider
countryside setting.
Heritage
In heritage terms, the main issue to consider with a residential development on the site
is the Church of St Peter on Oughtrington Lane which is grade II listed. The proposed
development outlined in this document responds to the setting of this building allowing the
church to remain an integral part of the village character.
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PROPOSED INDICATIVE
DEVELOPMENT
Following the publication of the Preferred Development Option Regulation 18 Consultation
July 2017 and site analysis work, a concept masterplan has been developed incorporating
all key points outlined within the Preferred Development Option.

�������������

The proposals will deliver the following:
• A new state of the art primary care facility.
• Public open space.
• Enhanced pedestrian links from Longbutt Lane to Oughtrington Lane.
• Land to allow the much needed widening of Longbutt Lane with the inclusion of a foot
���������������������������������������
• Up to 140 new homes.
• A mix of dwelling types to include detached, semi-detached and terraced houses.
• A range of dwelling sizes from 1 to 4+ bedrooms.
• Provision of affordable housing to include a mix of different sizes in response to local
needs.
• A high quality development that will have regard to local character.
• Investment into new and existing community infrastructure with improved local
pedestrian and cycle links.
• Provide parking and turning for St. Peters Church and Lymm High School, reducing
congestion.
• Improving public open space, facilities, new pedestrian & cycle links.
• Improved transport connectivity.

•
•
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•

•
•
•
•
•
•
•
•

Contributing to the Council’s ��year supply of deliverable housing sites and delivery
of new homes to meet the housing needs of the borough.
��������������������
fordable housing within the town.
Creation of a sustainable residential community that is in close proximity to existing
local retail and social and community facilities.
����������������������������������������
New habitat creation to encourage ecological diversity.
New construction jobs to be created during the construction of the development.
New Homes Bonus payable to the Council from Central Government and additional
Council Tax receipts once homes are occupied.
Enhanced public walk ways.
Parking facility for St. Peters Church.
Parking and turning for Lymm High School.
Widening of Longbutt Lane & introduction of a public footpath.
The illustrative concept masterplan includes the following key features:
1. Provision of new public open space including children’s play areas and
amenity open space.
2. Dedicated parking and drop off area for Lymm High School & the church.
3. Housing sensitivity aligned to minimise visual impact and to protect the
amenity of residents on Longbutt Lane / Oughtrington Lane.
4. �����������������������������������
creation of a new footpath.
5. Provision of a new Primary Care facility at the heart of the scheme.

PROPOSED INDICATIVE
DEVELOPMENT
ALTERNATIVE OPTION
There are several options available for how the site may be accessed, which could be
developed in due course and through discussion with WBC. The initial indicative plan (see
previous page) shows two points of access from Longbutt Lane with a loop road crossing
the development and linking the two entrance together.
The alternative diagram (right) shows two vehicular entrances with an access point from
Longbutt Lane to the southwest and an access point to the northeast corner of the site
from Oughtrington Lane. The two entrances would be inked with a through road crossing
the site.
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DELIVERY
The National Planning Policy Framework requires that to be considered deliverable, sites
should be available now, offer a suitable location for development now, and be achievable
with a realistic prospect that housing will be delivered on the site within ��years and in
particular that development of the site is viable (NPPF para 47, footnote 11).
As evidenced in this submission, the site is available now offering a suitable location for
new development. The site is considered to be a viable and realistic proposition that will
make a ������
contribution to housing delivery over the plan period. There are also
no known constraints that would affect delivery of housing commencing on site within 5
years.
Stamford Property Holdings hold a ������
track record of working with developers and
housebuilders alike to deliver high quality schemes ranging from a single dwelling through
to projects comprising over 200 dwellings. Stamford Property Holdings will endeavour to
deliver the master plan attached in full, within Warrington Borough Councils desired time
�������������������������������
Ownership is with one party and there are no legal constraints which could restrict delivery.
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TRICS 7.4.2 240717 B17.55
Curtins Consulting Ltd

Thursday 17/08/17
Page 1
Licence No: 148301

(C) 2017 TRICS Consortium Ltd

10 Oxford Street

Manchester

Calculation Reference: AUDIT-148301-170817-0811

TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

MULTI-MODAL VEHICLES

Selected regions and areas:
02
SOUTH EAST
HC
HAMPSHIRE
03
SOUTH WEST
DV
DEVON
04
EAST ANGLIA
NF
NORFOLK
05
EAST MIDLANDS
NR
NORTHAMPTONSHIRE
06
WEST MIDLANDS
SH
SHROPSHIRE
07
YORKSHIRE & NORTH LINCOLNSHIRE
NY
NORTH YORKSHIRE
SY
SOUTH YORKSHIRE
09
NORTH
DH
DURHAM
11
SCOTLAND
FA
FALKIRK

1 days
2 days
1 days
1 days
1 days
2 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
Secondary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Number of dwellings
50 to 161 (units: )
50 to 600 (units: )

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/09 to 28/03/17

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday
Saturday

3 days
2 days
2 days
1 days
2 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

11 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are
undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

11

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
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This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out
of Town, High Street and No Sub Category.
Secondary Filtering selection:
Use Class:
C3

11 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS® .
Population within 1 mile:
1,001 to 5,000
5,001 to 10,000
10,001 to 15,000
15,001 to 20,000
20,001 to 25,000

2 days
3 days
2 days
1 days
3 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
25,001 to 50,000
75,001 to 100,000
100,001 to 125,000
125,001 to 250,000
250,001 to 500,000

3 days
1 days
3 days
1 days
2 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

2 days
9 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.
Travel Plan:
Yes
No

1 days
10 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

11 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

DH-03-A-01
SEMI DETACHED
GREENFIELDS ROAD

DURHAM

BISHOP AUCKLAND
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
50
Survey date: TUESDAY
28/ 03/ 17
DV-03-A-02
HOUSES & BUNGALOWS
MILLHEAD ROAD
HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
116
Survey date: FRIDAY
25/ 09/ 15
DV-03-A-03
TERRACED & SEMI DETACHED
LOWER BRAND LANE
HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
FA-03-A-02
MIXED HOUSES
ROSEBANK AVENUE & SPRINGFIELD DRIVE
FALKIRK
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY
HC-03-A-18
HOUSES & FLATS
CANADA WAY
LIPHOOK
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
NF-03-A-02
HOUSES & FLATS
DEREHAM ROAD
NORWICH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
NR-03-A-01
HOUSES
BOUGHTON GREEN ROAD
KINGSTHORPE
NORTHAMPTON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: SATURDAY

70
28/ 09/ 15

161
29/ 05/ 13

62
29/ 11/ 16

98
22/ 10/ 12

102
22/ 09/ 12

Survey Type: MANUAL
DEVON

Survey Type: MANUAL
DEVON

Survey Type: MANUAL
FALKIRK

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORTHAMPTONSHIRE

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
8

9

10

11

NY-03-A-06
HORSEFAIR

BUNGALOWS & SEMI DET.

BOROUGHBRIDGE
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY
NY-03-A-09
MIXED HOUSING
GRAMMAR SCHOOL LANE
NORTHALLERTON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
SH-03-A-04
TERRACED
ST MICHAEL'S STREET

115
14/ 10/ 11

52
16/ 09/ 13

SHREWSBURY
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:
108
Survey date: THURSDAY
11/ 06/ 09
SY-03-A-01
SEMI DETACHED HOUSES
A19 BENTLEY ROAD
BENTLEY RISE
DONCASTER
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
54
Survey date: WEDNESDAY
18/ 09/ 13

NORTH YORKSHIRE

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
SHROPSHIRE

Survey Type: MANUAL
SOUTH YORKSHIRE

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week
and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL VEHICLES
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.051
0.107
0.141
0.130
0.118
0.165
0.159
0.126
0.203
0.231
0.310
0.193

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

1.934

Trip
Rate

0.234
0.309
0.153
0.164
0.145
0.148
0.152
0.158
0.129
0.149
0.175
0.139

2.055

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.285
0.416
0.294
0.294
0.263
0.313
0.311
0.284
0.332
0.380
0.485
0.332

3.989

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TAXIS
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.001
0.006
0.002
0.001
0.003
0.002
0.001
0.003
0.003
0.004
0.001

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.027

Trip
Rate

0.000
0.002
0.004
0.002
0.001
0.003
0.002
0.001
0.002
0.005
0.003
0.002

0.027

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.003
0.010
0.004
0.002
0.006
0.004
0.002
0.005
0.008
0.007
0.003

0.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL OGVS
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.002
0.001
0.002
0.002
0.003
0.003
0.001
0.001
0.000
0.001
0.001

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.017

Trip
Rate

0.000
0.001
0.002
0.000
0.002
0.001
0.005
0.002
0.002
0.000
0.001
0.001

0.017

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.003
0.003
0.002
0.004
0.004
0.008
0.003
0.003
0.000
0.002
0.002

0.034

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL PSVS
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.000

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.000

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.000

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL CYCLISTS
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.001
0.003
0.001
0.005
0.004
0.005
0.003
0.004
0.013
0.010
0.017
0.013

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.079

Trip
Rate

0.014
0.013
0.008
0.005
0.004
0.007
0.002
0.008
0.004
0.004
0.008
0.004

0.081

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.015
0.016
0.009
0.010
0.008
0.012
0.005
0.012
0.017
0.014
0.025
0.017

0.160

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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MULTI-MODAL VEHICLE OCCUPANTS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.068
0.131
0.162
0.166
0.150
0.207
0.215
0.161
0.315
0.311
0.418
0.259

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

2.563

Trip
Rate

0.270
0.423
0.197
0.215
0.199
0.189
0.212
0.218
0.163
0.215
0.232
0.199

2.732

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.338
0.554
0.359
0.381
0.349
0.396
0.427
0.379
0.478
0.526
0.650
0.458

5.295

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL PEDESTRIANS
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.022
0.052
0.064
0.060
0.039
0.065
0.036
0.045
0.141
0.120
0.100
0.054

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.798

Trip
Rate

0.075
0.187
0.074
0.068
0.044
0.041
0.065
0.058
0.088
0.064
0.040
0.047

0.851

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.097
0.239
0.138
0.128
0.083
0.106
0.101
0.103
0.229
0.184
0.140
0.101

1.649

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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MULTI-MODAL BUS/TRAM PASSENGERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.001
0.001
0.000
0.002
0.002
0.004
0.004
0.003
0.006
0.009
0.013
0.012

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.057

Trip
Rate

0.008
0.018
0.005
0.005
0.002
0.009
0.001
0.004
0.006
0.004
0.002
0.000

0.064

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.009
0.019
0.005
0.007
0.004
0.013
0.005
0.007
0.012
0.013
0.015
0.012

0.121

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.001
0.000
0.001
0.006
0.009

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.017

Trip
Rate

0.014
0.004
0.002
0.001
0.001
0.001
0.000
0.001
0.003
0.000
0.000
0.001

0.028

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.014
0.004
0.002
0.001
0.001
0.001
0.000
0.002
0.003
0.001
0.006
0.010

0.045

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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MULTI-MODAL COACH PASSENGERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.000

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.000

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.000

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.

TRICS 7.4.2 240717 B17.55
Curtins Consulting Ltd

Thursday 17/08/17
Page 15
Licence No: 148301

(C) 2017 TRICS Consortium Ltd

10 Oxford Street

Manchester

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
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Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.001
0.001
0.000
0.002
0.002
0.004
0.004
0.004
0.006
0.010
0.019
0.021

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

0.074

Trip
Rate

0.022
0.022
0.007
0.006
0.003
0.010
0.001
0.005
0.009
0.004
0.002
0.001

0.092

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.023
0.023
0.007
0.008
0.005
0.014
0.005
0.009
0.015
0.014
0.021
0.022

0.166

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.092
0.186
0.227
0.233
0.195
0.281
0.258
0.214
0.475
0.451
0.555
0.347

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

3.514

Trip
Rate

0.382
0.646
0.286
0.294
0.250
0.248
0.279
0.288
0.264
0.286
0.282
0.251

3.756

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11

90
90
90
90
90
90
90
90
90
90
90
90

Trip
Rate

0.474
0.832
0.513
0.527
0.445
0.529
0.537
0.502
0.739
0.737
0.837
0.598

7.270

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/ TRP* FACT. Trip
rates are then rounded to 3 decimal places.
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

50 - 161 (units: )
01/01/09 - 28/03/17
10
1
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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925-01 – Longbutt Lane, Lymm
Preliminary Site Constraints Report

Figure 2 – Site boundary

1.3 Site History
The earliest historical map of the site is dated 1875 and shows the site to be predominantly greenfield
with Oughtrington House and St Peters Church to the west boundary and Longbutt Lane to the south.
A quarry is identified within the site to the west boundary. The existing footpath is shown on this
earliest map bisecting the subject site, tracking from north of Oughtrington House gardens to south
of the quarry. A pond is also identified to exist central within the subject site boundary, to the north
of the footpath.
The 1898 map shows a similar configuration, though the quarry is noted as ‘disused’ at this time.
The site remains unchanged in the main until the 1937 map where the grounds to Oughtrington House
in the east appear to be expanded into a rectangular configuration of a tree-lined fence boundary
abutting the subject site.
Little change is shown until the 1989-1992 map whereby the quarry is no longer shown, and can be
assumed to have been backfilled, along with the pond similarly no longer shown.
A aerial photograph of the site, from 2000, is available and shows the site to be used as farmland with
the footpath crossing the site. There is a feint scar shown in the location of the previously identified
quarry. The site appears to have remained in this configuration until present day.
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2. Site Constants
2.1 Ground Water Vulnerability
The ground water vulnerability map shows the site to be located over a major and principle aquifer
and is considered to fall within a ‘source protection zone’.

2.2 Anticipated Ground Conditions
Interpolation of historical borehole log data in the vicinity of the site, taken from the British Geological
Survey records, suggests the sites’ 0.4m of top soil to be underlain by approximately 0.4m to 2.0m of
stiff brown, sandy clay, which is anticipated to be underlain by 0.7m to 1.5m of dense, becoming very
dense sand. The historical boreholes available terminate at a depth of 2.3m and 3.1m below ground
level, though the records suggest the borehole investigation is likely to be approaching the sandstone
bedrock at this depth. This is further supported by the evidence of the existence of a historic quarry
within the site boundary.
An area of ‘potentially infilled land’ is identified within the site boundary, though this correlates to the
location of the quarry as identified on the historical maps of the site. The depth of the historic quarry,
and therefore infill, is not known but could be investigated further via intrusive ground investigation
works.

2.3 Site Sensitivity and Soil Geochemistry
Soil geochemistry maps from the Envirocheck report estimates slightly elevated concentration
values of heavy metals (arsenic, chromium and nickel), though all figures fall below the CLEA
guideline value (SGV) mg/kg for residential use.

2.4 Existing Utilities Search
Findings from the utilities maps search show that gas mins, water supply mains, public sewers, BT
fibre, HV electric mains and Virgin cable are all present below Longbutt Lane to the south of the
proposed development site.
The utilities maps also suggest the presence of an HV electric mains and abandoned water main
below the path that bisects the site.
The Unitied Utilities asset map suggests the presence of a public foul sewer encroaching on the site
at the southern boundary. This appears to serve the residential development on Newarth Drive, off
Longbutt Lane to the south of the site, which subsequently connects to a public combined sewer that
appears to cross the site, south to north, within the site boundary to the west.

2.5 Site Flood Risk
The site location falls outside of the Environment Agency’s flood risk zones (considered flood zone 1)
and is therefore not prone to flooding from rivers or sea.
A small watercourse is shown to the south west of the site boundary, and shown to have a low to
medium risk (100 year return) of flooding from surface water, though the extent of flooding does not
appear to extend into the development site.
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2.6 Coal Mining Risk
A search of the Coal Authority database has highlighted that the development site is considered in
an area that is on a coalfield, though the risk of past coal mining below the site is not known at this
stage.

3. Considerations for Development
3.1 Site Constraints
As outlined in section 2 of this report, a number of constraints to development exist within, or at, the
site boundary.
The presence of the UU public sewers and HV electric mains crossing the site will require easements
of up to 8m (4m either side of centre line of asset) to be provided for maintenance access to the
buried service, and should be considered when devising the proposed plot layouts.
The public footpath crossing the site, will require to be stopped up if this is proposed to be removed.
Typically, the geology of the site would suggest shallow foundations would be suitable, though this
will be subject to a detailed, intrusive, and site/development specific, ground investigation being
undertaken. The historical maps suggest a quarry and small pond have been previously present on
the site, and it is likely the features will pose ‘soft spots’ in the geology and require local deeper
foundation solutions. The backfilled material to these features may also pose a local risk of
contaminated material or generation of ground gases.
The Coal Authority database search has suggested the site sits within a known area of coalfield. It is
recommended that a consultants report is obtained that will determine whether the site is considered
to be ‘at risk’ of past coal mining activity.

3.2 Surface Water Drainage Strategy
The site is a greenfield site, bounded on all sides by hedges and vegetation, private gardens or public
highway to the south. There is no known existing formal drainage to the site and overland surface
drainage follows the existing topography of the site and is anticipated to flow to the south-west
corner of the site and the adjacent existing watercourse.
The geological and historical borehole records consulted in section 2.2 of this report would suggest
that infiltration/soakaway methods are not feasible means of disposal of surface water due to the
presence of non-permeable strata at shallow depth.
There is a known watercourse in the immediate vicinity of the site (to the south west boundary). The
site previously had a small pond central to the site, however this has subsequently been filled in
overtime and is no longer visible on site.
There is no separate surface water drainage network in the vicinity of the site; the public sewer
crossing the site is a combined sewer.
Based on the constraints described above it is proposed, if proven accessible, to discharge surface
water run-off from the site (plot drainage, private driveways and shared surface highways) to this
watercourse subject to agreement from the Environment Agency, with the remaining runoff (from
4
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traditional highway drainage) into the combined sewer crossing the site, or below Longbutt Lane. Any
new connection to the public sewer would be subject to agreement with United Utilities.
The scale and layout of any proposed development is not currently known, and therefore, it is not
possible to determine discharge rates or attenuation volumes for the site. However, the drainage
system and ground levels should be designed such that:
- unless an area is designed to hold and/or convey water, flooding does not occur on any part
of the site for a 1 in 30-year rainfall event.
- flooding does not occur during a 1 in 100-year storm event (including 40% increase to allow
for the anticipated impacts of climate change in any part of a building or in any utility plant
susceptible to water (e.g. pumping station or electricity substation) within the development.
- flows resulting from rainfall in any event exceeding the 1 in 100-year rainfall event are
managed in exceedance routes to minimise as far as practicable the risk of flooding to people
and property both on and off site.

3.3 Foul Water Drainage Strategy
Foul drainage will discharge to the combined sewer crossing the site, or within Longbutt Lane to the
south of the proposed residential development site. Point of connection will be established following
CCTV investigation and is subject to agreement with United Utilities.
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1.

Introduction and Scope of Assessment

1.1.

This report provides a landscape and visual analysis of land north of
Longbutt Lane, east of Lymm, Warrington, which is being promoted by
Stamford Property Holdings for residential-led development. The site –
referred to below as the ‘assessment site’ – is shown in Appendix 3
Plan 1, and is located to the east of the settlement of Lymm.

1.2.

Urban Green were commissioned in August 2017 by Paul Butler Associates
to undertake this landscape and visual analysis.

1.3.

Prior to the field work a desk review of existing and emerging planning
policy and landscape character guidance relevant to the assessment site
and surrounding area was undertaken. This report does not consider the full
range of planning policy considerations, only those which are relevant to
the landscape and visual considerations.

1.4.

The landscape and visual analysis was prepared following site visits in
August 2017. This assessment describes and evaluates the change to the
landscape and visual amenity, the extent to which these affect perception
and views of the landscape and also considers the effect(s) of the
proposed development on the setting of listed buildings in proximity to the
proposed development.

1.5.

Landscape character and visual assessment, although closely related to
one another, have been considered separately for reasons of clarity and
robustness.

1.6.

Within this report, the landscape and visual baseline environment of the site
and its surroundings are established and mitigation measures described.
Taking these measures into account, the effects of the development are
then predicted. This report focuses on the significant effects predicted to
arise from the development.

1.7.

This report is structured as follows:
a. Section 2 summarises the relevant parts of planning policy in
respect of landscape and visual considerations.
b. Section 3 deals with the baseline; in respect of the landscape
baseline, it identifies published documents on local landscape
character, and adds supplemental points based on site visits to
the area surrounding the assessment site; and sets out a
description of the visual baseline.
c. Sections 4 and 5 set out an assessment of the landscape and
visual effects of the proposed development;
d. Section 6 sets out the potential effects on the purposes for the
Green Belt designation
e. Section 7 sets out the landscape strategy for the site and an
overall conclusion.
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2.

Landscape Planning Policy Context
National Planning Policy Framework

2.1.

National planning policy for England is defined within the National Planning
Policy Framework (herein referred to as the NPPF) that has distilled the
content of previous Planning Policy Statements into one comprehensive
document. The NPPF is the relevant national planning policy document
against which to test the proposals.
General Considerations

2.2.

As a central theme, the NPPF has a presumption in favour of sustainable
development (para. 14) for which it defines three mutually interdependent
dimensions of sustainability (para. 7) to be jointly sought (economic, social
and environmental). With relevance to landscape and visual matters the
third dimension states:
“an environmental role – contributing to protecting and enhancing our
natural, built and historic environment;….”

2.3.

The planning system is identified as the vehicle for guiding development to
sustainable solutions and seeking positive improvements in the quality of
built, natural and historic environments based on local circumstances
(para. 10, author’s emphasis).
Core Principles

2.4.

Paragraph 17 lists the 12 core planning principles that should underpin
planning decisions. Of these, the following are considered pertinent to
landscape and visual amenity:
(5th) take account of the different roles and character of different areas,
promoting the vitality, main urban areas…. Recognising the intrinsic
character and beauty of the countryside and supporting thriving rural
communities within it.
(7th) contribute to conserving and enhancing the natural environment and
reducing pollution. Allocations of land for development should prefer land
of lesser environmental value, where consistent with other policies in this
Framework.
(10th) conserve heritage assets in a manner appropriate to their
significance, so that they can be enjoyed for their contribution to the
quality of life of this and future generations.” (NPPF, para. 17).
Section 11 (Conserving and enhancing the natural environment)

2.5.

This section of the NPPF identifies a requirement in favour of protecting and
enhancing valued landscapes (para 109) by focussing development on
land of least environmental or amenity value (para 110).

2.6.

As listed in the NPPF, these valued landscapes are defined as:
•

Sites of Special Scientific Interest;

•

Land designated as Green Belt;

•

Local Green Space;
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2.7.

•

Area of Outstanding Natural Beauty;

•

Heritage Coast; and

•

National Parks

The site and the surrounding landscape fall within the Green Belt, and this
is described in further detail in Section 6.

Local Landscape Policy
2.8.

We have briefly outlined the key policies that relate to landscape and visual
matters below.
Adopted Policy

2.9.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 places a
requirement upon Authorities when determining planning applications to
do so in accordance with the adopted Development Plan unless material
considerations indicate otherwise.

2.10.

The adopted policies of the Local Plan comprises of the following
document:
•

2.11.

Warrington Local Plan Core Strategy (adopted July 2014)

The relevant policies within the above noted documents are as follows:

Policy CS 5 - Green Belt

6

Policy QE5 – Biodiversity and Geodiversity

7

Policy QE6 - Environment and Amenity Protection

8

Policy QE7 – Ensuring a High Quality Place

9

Policy QE8 – Historic Environment
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2.12.

The adoption of parts of the Warrington Local Plan Core Strategy was met
with a High Court Challenge in February 2015, with the decision ordering
removal of elements of Housing policies from the Local Plan. As part of this
process, the Council have undertaken a Call for Sites exercise in October
2016, in which the site was included (ref: R18/068).s
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3.

Baseline

The Landscape Baseline - Landscape Character
3.1.

Landscape assessment is based on an evaluation of the sensitivity of the
existing landscape and the magnitude of change associated with the
introduction of the development into the landscape resource.

3.2.

The landscape of the area has been studied at various scales and there
are landscape character assessment publications available at national
and county levels. This study has reviewed the findings of these
publications.

3.3.

At the broadest scale the landscape of the area falls into National
Character Area (NCA) 60: Mersey Valley.

3.4.

At County level, the document ‘Warrington: A Landscape Character
Assessment’ (2007) of provides a finer grain landscape character
assessment. This document places the site in the landscape character type
3: Red Sandstone Escarpment, sub-type C: Lymm.

3.5.

Some key characteristics recorded for the Red Sandstone Escarpment
character type, sub-type C: Lymm within the NCA60: Mersey Valley
national character area are:
•
•
•
•

3.6.

Smaller scale, more intimate rural landscape
Luxuriant hedgerow trees with diverse range of species
Rolling landscape
Restricted views

The site of the proposed development is not subject to any landscape
designations. The site is designated as Green Belt, though this is not strictly
considered a landscape designation.

Local Landscape Character
3.7.

At a local level, the character of the assessment site is one heavily
influenced by the current use as arable farmland land comprising large
scale fields. The western site boundary comprises a dense treeline which
provides a strong visual buffer to residential properties at Churchwood View
and Ravenbank Community Primary School to the west. The eastern site
boundary with Cotebrook House also comprises a dense treeline, providing
a visual buffer to parts of Cotebrook House and other residential properties
along Oughtrington Lane to the east. The south eastern site boundary
comprises a combination of hedgerows, hedgerow trees and closed board
fencing associated with the rear curtilages of residential properties along
Oughtrington Lane. The north eastern boundary to St. Peter’s Church is
currently open.

3.8.

To the immediate south of the site lie residential properties along Longbutt
Lane, with the southern boundary comprising a combination of hedgerows
and metal post-and-rail fencing with occasional agricultural access gates.
The northern site boundary remains open, with views available from the site
over the Bridgewater Canal and the Manchester Ship Canal, to the north.
This land to the immediate north of the site is currently in agricultural use
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and designated as Green Belt. This is also true for the open land located to
the east of the site, on the eastern side of Lymm Grammar School.
3.9.

Landscape and Heritage designations that lie within 1km of the site include
the following:
•
•
•

A total of 29 Listed Buildings are located within 1 km of the site;
Lymm Conservation Area is located approximately 495m to the
west of the site;
‘Lymm Hall Moated Site and Ice House’ and ‘Two Cockpits 125m
west of Lymm Hall’ Scheduled Monuments are located
approximately 530m and 690m to the west of the site respectively.

3.10.

The assessment site falls within an area designated as Green Belt land.

3.11.

No other National or Regional landscape or heritage designations are
found within 1 km of the site.

Land Use
3.12.

The assessment site is currently utilised as open arable farmland.

Topography
3.13.

The assessment site is gently undulating, with a gentle fall from south east to
north west. Elevations are approximately +54.5m AOD towards the south
eastern site boundary, and +37.0m AOD to the north west of the site.

Vegetation
3.14.

The entirety of the assessment site comprises arable farmland, with dense
tree belts located along the eastern and western site boundaries.
Hedgerows are present along the south eastern and southern boundaries.

Water Features
3.15.

There are no permanent water features located on site.

Built Elements and Designations
3.16.

Built elements on site are currently reserved to the boundaries. These
include post-and-rail fencing and occasional access gates along the
southern boundary, closed board fencing along the eastern boundary with
gardens of properties at Oughtrington Lane.

3.17.

There are 29 listed buildings and 2 Scheduled Monuments within 1km of the
assessment site, and Lymm Conservation Area is located approximately
495m to the west. The land is also designated as Green Belt.

Public Rights of Way
3.18.

Footpath WG/Lymm/30 traverses the assessment site from south west to
north east, linking Grammar School Road and Oughtrington Lane. There are
a total of 15 Footpaths and 2 Bridleways located within 1km of the site.
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4.

Appraisal of Predicted Landscape Effects

4.1.

The character of the Red Sandstone Escarpment, Sub-type C (Lymm) is one
of rolling topography, with land use characterised by pastoral farmland
punctuated by mature hedgerow trees with diverse range of species.

4.2.

It is generally a contained landscape, with views restricted by high quality
vegetation and rolling topography, however the area to the east of Lymm,
close to Oughtrington, is considered to be an exception, with a generally
open landscape.

4.3.

The proposed residential development in this location would have limited
effect on the fabric of the existing landscape with limited (if any) loss of
existing features including trees and hedgerows. The primary effects of the
development would therefore be of a visual nature.

4.4.

The visual presence of the residential development would affect a small
proportion of the host Red Sandstone Escarpment character type within
the NCA 60: Mersey Valley national character area. There would be no
notable effect beyond this into any other local landscape type.

4.5.

The Mersey Valley landscape character type extends for a large area,
particularly to the north of the proposed site. The localised change brought
by this proposed development would be a small incidence within the wider
character area and would not affect the integrity of this county landscape
character type.

4.6.

More locally the visual presence of the residential development may have
an effect on the perceived character of Red Sandstone Escarpment
character type. In this local landscape context the residential
development would essentially constitute infilling of the existing settlement
boundary, however it is noted that it would form a new and noticeable
feature when experienced in direct and open views from within the
immediate context of the site, particularly in from Footpath WG/Lymm/30
which traverses the site, existing residential properties along Longbutt Lane
to the south, and bridleway WG/Lymm/31 to the north. In these
circumstances, the perception of local landscape character would be
altered from an open agricultural field to residential. However, the relatively
contained nature of the site, particularly from the west, south and east,
ensures that only limited views of the site available beyond this immediate
context, which limits the extent of any potential landscape change.

4.7.

There are also longer range views of the site available from beyond this
immediate context to the north. However, it is considered that views from
those receptors within 1km, including footpath WH/Lymm/43, WG/Lymm/34
and residential properties at Rushgreen Road, are screened due to the
undulating topography and intervening vegetation. Beyond 1km the only
sensitive receptor within 2km is WG/Lymm/42, and it is considered that
views from this receptor are screened by intervening built form and
vegetation. In addition, due to the distance the development would
represent such a small proportion of these views that it greatly limits the
extent of any potential landscape change.

4.8.

The document ‘Conservation Areas in Lymm’ (December 2000) states that
proposed developments in Conservation Areas “should pay special
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attention to carefully considering the appropriateness of the proposal and
details such as materials, colour, height, proportion, design and siting, to
seek to preserve and enhance the character and appearance of the
area.” It also states that “development proposals which are outside a
Conservation Area but which would affect its setting, or views into or out of
the area, will also be carefully considered in the light of this contextual
relationship.”
4.9.

The development does not for within Lymm Conservation Area or its setting,
with no views towards the site available from within the Conservation Area
or vice versa. It is therefore considered that the development of the site
would not detract from the setting of any Conservation Areas.

4.10.

In respect of other heritage assets, the grade II listed St Peters Church is
located to the immediate north east of the site, and has direct, open views
across the assessment site. This listed building is considered to be a local
landmark, as stated in the document ‘Warrington: A Landscape Character
Assessment’ (2007), and as such the setting of the building should be
considered as an integral part of the design proposals.

4.11.

It is thus considered that a sensitively designed residential development
would not detract from the setting of this listed building, particularly if views
of St Peters Church from the north are retained.

4.12.

Overall findings in relation to potential landscape effects are that in the
immediate setting, the residential development would become one of the
defining characteristics of the location alongside the prevailing rural
features of the landscape. However, this influence of the residential
development would be localised and further away the landscape
character of the wider area would not be so significantly affected. The
residential development can therefore be accommodated without
significant degradation of the character or the scenic qualities of the wider
countryside setting.
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5.

Assessment of Predicted Visual Effects

5.1.

Potential visual receptors identified
development are listed below.

5.2.

Visual receptors within 1km of the assessment site include:
•
•
•
•
•

for

the

proposed

residential

Residents to the south of the site, along Longbutt Lane, Woodland
Avenue and Grammar School Road
Residents to the east of the site, along Oughtrington Lane
Road users to the south of the site, along Longbutt Lane, Woodland
Avenue and Grammar School Road
Walkers along footpaths WG/Lymm/30
Users of bridleway WG/Lymm/31

5.3.

Views available within 1km of the site are predominantly short distance,
reflective of the gently undulating topography and the screening effect of
the intervening residential built form and vegetation to the south, east and
west of the site.

5.4.

Although longer distance views (beyond 1km) are potentially available
from the north of the site, these are at such distances that it is considered
the proposed development would constitute a negligible proportion of the
wider view.
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6.

Effect on Green Belt

6.1.

Though not defined as a landscape designation, it is considered that the
Green Belt policy is relevant to the considerations of this Landscape
Analysis.

6.2.

In assessing the contribution of the site to the purposes of the Green Belt,
the assessment makes direct reference to the five purposes of including
land within the Green Belt as identified in the National Planning Policy
Framework.

6.3.

The key purposes of a Green Belt include:

Table 2: Green Belt
Purpose of Green Belt
To check the
unrestricted sprawl of
large built-up areas

To prevent neighbouring
towns merging into one
another

To assist in safeguarding
the countryside from
encroachment

Applicability to the Site
The settlement of Lymm is currently a moderate sized town
and the assessment Site is located to the eastern extent of the
urban area. The site is bounded by development along
Oughtrington Lane to the east, including Cotebrook House,
the Church of St Peter, Lymm Grammar School and residential
properties, which effectively restrict any further development
in this direction, not least due to the fact that both the Church
of St Peter and a portion of Lymm Grammar School as listed
buildings.
To the north lies undeveloped agricultural land designated as
Green Belt, and beyond this lies the Bridgewater Canal, which
acts as a barrier to any further development in this direction.
Areas to the south and west are already developed, and
therefore development of the proposed site would not lead
to the unrestricted sprawl of the built up area.
The proposed development will not extend the existing
bounds of the settlement such that the settlement will be any
closer to any adjacent settlements, since the proposed
development essentially comprises infilling within the existing
settlement boundary, due to the built development of
Cotebrook House and Lymm Grammar School along
Oughtrington Lane. It is also worth noting that there are no
settlements within proximity to Lymm to the east which would
be subject to any merging effect.
The assessment site itself comprises open countryside, with the
key characteristics of the area including open arable
farmland with bordered by hedgerows and dense tree belts.
Residential development is also located along the 3 of the 4
boundaries of the assessment site, and further residential
development would there not necessarily detract from the
character of the area, particularly through the retention of
the hedgerows, and the introduction of supplementary
planting of similar species as part of the proposals.
The proposed development would essentially comprise
infilling of the existing settlement boundary to the east, and it
is considered that appropriate screening measures could be
employed to reduce the visibility of the development when
viewed from the north. Existing residential development along
Longbutt Lane to the south, Oughtrington Lane to the east
and Churchwood View to the west also provide a residential
context in the area, meaning that the proposals would not be
uncharacteristic of this part of Lymm.
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To preserve the setting
and special character of
historic towns

The assessment site is not located within any historic towns or
conservation areas. The Lymm Conservation Area is located
approximately 495m to the west of the site, with no views
available into the site from the Conservation Area, and vice
versa.
Policy QE 8 of the Warrington Local Plan Core Strategy (2014)
states that development proposals which affect the
character and setting of all heritage assets should consider
the area’s value and significance, including its setting, and
recognise and enhance the asset’s contribution to the special
qualities, local distinctiveness, and unique physical aspects of
the area. These aspects will be integral to the development
proposals.

To assist in urban
regeneration by
encouraging the
recycling of derelict and
other land

6.4.

Although the land on which the assessment site is located is
open countryside currently utilised as arable land, the
development of the site for housing will make a significant
contribution to meeting the housing needs of Warrington.

It is therefore considered that that the development of the land would not
lead to unrestricted sprawl of the Lymm urban area, would effectively
comprise infilling of the existing settlement boundary, and would thus not
bring the Lymm settlement boundary any closer to any neighbouring towns.
In addition, the proposals would be sensitively designed through
appropriate positioning, scale and massing of houses, in order to prevent
any adverse impacts upon the setting of the neighbouring St Peters Church,
and to assist in assimilating the development into the wider context.
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7.

Landscape Strategy

7.1.

By suggesting landscape mitigation measures it does not follow that the
proposals have an unacceptable adverse effect on the landscape
character or visual amenity of the area but rather the presence of further
development within this setting would benefit from considered landscape
works. The purpose of landscape mitigation for these proposals at this
location are primarily two-fold;

•

To reduce adverse visual and landscape effects identified through the
wider Landscape Analysis process; and

•

To enhance the character of the proposals and assist in their assimilation
into the wider landscape scene.

7.2.

As identified in the Warrington Landscape Character Assessment 2007,
Type 3, Area 3C (Lymm) is notable for its intimate landscape, although the
area to the east of Lymm, around Oughtrington, is noted as an exception
with a more open landscape.

7.3.

In order to lessen any potential landscape and impacts the visual impact
of the proposed, the landscaping scheme would incorporate the provision
of:
•
•

•

Reinforcement of existing hedges and field boundaries with hedge
planting gap filling and scattered hedgerow tree planting;
Further tree planting of a range of species along field edges,
particularly the southern and eastern site boundaries to residential
properties along Longbutt Lane and Oughtrington Lane,
respectively;
Planting of trees and orientation of houses in such a way that visual
permeability is increased through the site, particularly when viewed
from the south.

7.4.

The placement of these features is designed to provide enhanced
screening and softening of the proposed development and to maximise its
integration into the setting. They have also been targeted so as to be most
beneficial in relation to the identified visual receptors.

7.5.

In addition, in accordance with the National Planning Policy Framework,
Green Belt boundaries should be defined clearly, using physical features
that are readily recognisable and likely to be permanent.
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Approximate extent of proposed development

Viewpoint 3a: View looking 360 degrees across the assesment site from the west Footpath WG/Lymm/30, which traverses the site from south west to north east

Approximate extent of proposed development

Viewpoint 3b: View looking 360 degrees across the assesment site from the west of Footpath WG/Lymm/30, which traverses the site from south west to north east
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Approximate extent of proposed development

Viewpoint 4a: View looking 360 degrees across the assesment site from the centre ofFootpath WG/Lymm/30, which traverses the site from south west to north east

Approximate extent of proposed development

Viewpoint 4b: View looking 360 degrees across the assesment site from the centre of Footpath WG/Lymm/30, which traverses the site from south west to north east
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Approximate extent of proposed development

Viewpoint 5a: View looking south west across the assesment site from the north eastern site boundary, close to grade II listed St Peters Church

Approximate extent of proposed development

Viewpoint 5b: View looking south west across the assesment site from the north eastern site boundary, close to grade II listed St Peters Church
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Approximate extent of proposed development

Viewpoint 8a: View looking north west across the assesment site from the south eastern site boundary, located on Longbutt Lane
Approximate extent of proposed development

Viewpoint 8a: View looking north west across the assesment site from the south eastern site boundary, located on Longbutt Lane
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Approximate extent of proposed development

Viewpoint 10: View looking south west towards the assesment site from Oughtrington Lane, located approximately 190m north east of the site boundary

Approximate extent of proposed development

Viewpoint 11: View looking south towards the assessment site from Footpath WG/Lymm/43, located approximately 210m north of the site boundary
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Approximate extent of proposed development

Viewpoint 12: View looking south towards the assesment site from Bridleway WG/Lymm/31, located approximately 130m north of the site boundary
Approximate extent of proposed development

Viewpoint 13: View looking north west towards the assesment site from close to Footpath WG/Lymm/29, located approximately 130m south east of the site
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1 Introduction
1.1 Instructions and references
1.1.1

All trees, regardless of their statutory status, are a material consideration in a
planning application. We have been instructed by Stamford Property Holdings to
carry out a Preliminary Arboricultural Appraisal (PAA) in accordance with BS
5837:2012 Trees in relation to design, demolition and construction –
Recommendations at Longbutt Lane, Lymm and produce our findings in a report
with an accompanying Tree Constraints Plan.

1.1.2

Warrington Borough Council are preparing a draft local development plan and
the current site is being put forward for residential led-development.

1.1.3

The PAA is compiled objectively and is aimed to assist with feasibility and decision
making. The purpose of this report is to outline the arboricultural constraints onsite
in relation to potential development.

1.2 Documents provided
1.2.1

A scaled plan has been provided although no tree positions were plotted. Tree
locations have been plotted according to measurements taken on site and/or
using aerial photography. The exact locations of these trees must be verified and
any discrepancies discussed with the Arboricultural Consultant before starting
works on site.

1.3 Scope and limitations of the report
1.3.1

The report is based upon a visual inspection. The consultant shall not be
responsible for events that happen after the date of the report due to factors that
were not apparent at the time, and the acceptance of this report constitutes an
agreement with the guidelines and the terms listed in this report.

1.3.2

The consultant accepts no liability in respect of the trees unless the
recommendations of this report are carried out under his supervision.

1.3.3

Assessing the potential influence of trees upon load bearing soils, beneath existing
and proposed structures resulting from water abstraction by trees or rehydration
of shrinkable soils was not included in the contract brief and is therefore not
considered in the report. The consultant cannot be held responsible for damage
arising from such action.

1.3.4

Trees are living organisms whose health, condition and structure can change over
time. The contents of this report are valid for a period of one year from the date
of the report.

1.3.5

Potentially hazardous trees are highlighted and appropriate recommendations
are made. However, this report should not be seen as a substitute for a full tree risk
assessment or management plan which are specifically designed to minimise risk
and liability associated with responsibility for trees.

1
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2 Site Location
2.1.1

The site is located in the area shown in Figure 1. The OS Grid Reference is SJ 69266
86799.

Figure 1 – Site location plan

Figure 2 – Red line boundary
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3.6 Wildlife
3.6.1

Prior to the commencement of any tree works, the trees should be assessed for
the presence of protected species, some of which are subject to the Wildlife and
Countryside Act 1981 (as amended) and the Conservation of Habitats and
Species Regulations 2010.

3.6.2

Where there is evidence that bats, birds or other protected species are present,
the advice of a suitably qualified ecologist should be sought.

3.6.3

If tree works are carried out during the bird nesting season (March to August
inclusive), trees would need to be inspected by a qualified ecologist within the 24hour period prior to the commencement works.

5
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4 Potential Arboricultural Constraints
4.1 Root Protection Area (RPA) explained
4.1.1

The RPA is an area of ground around the base of a tree indicated on the Tree
Constraints Plan as a pink circle centred around the stem which is calculated in
relation to the stem diameter.

4.1.2

The majority of tree roots grow within the upper 600mm of the soil profile where
most nutrients are available as the result of the decomposition of organic matter
close to the surface. Rooting conditions become less favourable at depth as the
soil density increases, creating anaerobic conditions.

4.1.3

It is essential that roots are protected from construction works including physical
damage from excavation and changes in soil structure from compaction and
changes in ground levels.

4.1.4

BS 5837:2012 states that the default position for proposed structures should always
be outside the RPA. It is recognised that this may not always be possible, yet tree
retention would be desirable. In this instance, technical solutions might be
available that prevent damage to the retained tree(s).

4.1 Site constraints and opportunities
4.1.1

The majority of the trees are situated on the site boundary as such the site offers
significant potential to develop with a limited arboricultural impact.

4.1.2

The site currently comprises of arable land that is limited in its biological diversity.
Should the site be developed a robust soft landscape scheme and the provision
of ecological enhancement areas would have the potential to create a net gain
in tree cover.

4.1.3

T1 is located at the entrance to the site on Oughtrington Lane and is situated in
the pavement causing cracking and deformation of the tarmac. This tree is a high
value A category tree due to its prominence on Oughtrington Lane and public
visibility. It does however present a maintenance issue to the highway as the
pavement will require continual resurfacing to prevent a potential trip hazard.

4.1.4

Beyond T1 lies T4 which is a large mature sycamore that is situated on the grounds
of St Peter’s Church. The RPA of this tree proliferates onto site and between the
extremity of the RPA and the opposite boundary there is approximately a 14m gap
which would allow sufficient space for vehicular access.

4.2 Proposed Access Options
4.2.1

Two options have been proposed for access into site (Access and Transport
Appraisal – Ref 66027/TN01).

4.2.2

Option 1 features a vehicular access onto Longbutt Lane towards the southwestern part of the site and another vehicular access onto Oughtrington Lane to
the north-east of the site. This option would result in the loss of T1 and a small section
of hedgerow in H15.
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4.2.3

Option 2 features 2 main vehicular access points onto Longbutt Lane towards the
south-western part of the site (the same as Option 1) and the south-eastern part
of the site, along with a third, less substantial vehicular access onto Oughtrington
Lane to the north-east of the site.

4.2.4

Option two was discussed with the highways consultant and it was agreed that
the existing agricultural dropped kerb would be retained on Oughtrington Lane
and there would be no through access to the wider site. As such the parking and
access in this area would make us of the existing grassed surface area and levels
and would be reinforced by a no dig cellular confinement system.

4.3 Social proximity
4.3.1

Due to the fact that the majority of trees are on the site boundaries there is
sufficient space to develop the site and avoid future conflicts between residents
and trees. All buildings should be offset from the boundaries. It may be possible to
utilise public open space on the site edges to enhance the existing tree cover.

4.4 Conclusions
4.4.1

Access option 2 is the preferred arboricultural option as this would retain T1 on
Oughtrington Lane and the amenity value it provides. Option two will also limit the
impact of the access on other high value trees in the area such as T4 and G7.

4.4.2

Where possible category A and B trees should be retained and any works within
their RPAs should be undertaken in a sympathetic manner. Although C category
trees should not be a constraint to development, it may be desirable to retain
them as part of the wider landscape proposals.

4.4.3

Shading of buildings by trees can be a problem, particularly where there are
rooms which require natural light. Proposed buildings should be designed to take
account of existing trees, their ultimate size and density of foliage, and the effect
that these will have on the availability of light.
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Appendix 1 - Tree Data Schedule
The following pages contain information gathered during the site survey. The reader should refer to Appendix 2 in order to correctly
interpret the tree data. All images within the Tree Data Schedule are diagrammatical only. Their purpose is to indicate, at a glance,
the relative dimensions of each tree. The images are computer generated based on measurements recorded for stem diameter,
crown spread, crown height and overall height.
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Appendix 4 – Site Plans
The site plans referred to in the report follow this page which include the following:
•

Tree Constraints Plan

Although included plans are usually to scale, they are only intended to indicate positions of surveyed trees and dimensions should
not be taken from these drawings.
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