
 

Date of meeting 
 

Tuesday, 9th December, 2014  
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7.00 pm  
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Council Chamber, Civic Offices, Merrial Street, 
Newcastle-under-Lyme, Staffordshire, ST5 2AG 
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Planning Committee 

 

Second Supplementary Agenda 
 

 
5 Application for Major Development - Former Woodshutts Inn, 

Lower Ash Road; Aspire Housing Ltd/Design BM3 Architecture 
Ltd; 14/00767/FUL   

(Pages 3 - 4) 

16 URGENT BUSINESS   (Pages 5 - 14) 

 a) Consultation on Safeguarding Direction for HS2 
b) Land off Sandbach Road North 

 
 

 
Members: Councillors Baker (Chair), Mrs Bates, Becket, Mrs Braithwaite, Cooper, Fear, 

Mrs Hambleton, Mrs Heesom, Northcott, Proctor (Vice-Chair), Miss Reddish, 
Mrs Simpson, Waring, Welsh and Williams 
 

PLEASE NOTE: The Council Chamber and Committee Room 1 are fitted with a loop system.  In addition, 
there is a volume button on the base of the microphones.  A portable loop system is available for all 
other rooms.  Should you require this service, please contact Member Services during the afternoon 
prior to the meeting. 
 
Members of the Council: If you identify any personal training/development requirements from any of  the 
items included in this agenda or through issues raised during the meeting, please bring them to the 
attention of the Democratic Services Officer at the close of the meeting. 

 
Meeting Quorums :- 16+= 5 Members; 10-15=4 Members; 5-9=3 Members; 5 or less = 2 Members. 

 
Officers will be in attendance prior to the meeting for informal discussions on agenda items. 
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 Supplementary Information 
 
 

The following information was verbally reported to the Planning Committee at its 

meeting on  9th December 2014 

 
Agenda Item  6    Application No.  14/00767/FUL 
 
Former Woodshutts Inn, Lower Ash Road, Kidsgrove 
 

Members will have noted, from the supplementary report published on Friday 5th 
December, both the comments from the Coal Authority and the result of the 
applicant’s subsequent discussions with the Coal Authority. Although additional plans 
have been prepared showing the position of the shafts relative to the development, 
the Coal Authority have not yet been consulted and they have not withdrawn their 
objection, although such withdrawal is still anticipated. 
 
In order to ensure that the recommendation fully reflects this position the 
recommendation is amended by the adding of the words “and subject to the Coal 
Authority withdrawing its objection by no later than 20th January 2014 ” and adding a 
further condition, so that the first part of recommendation a) now reads as follows  
 
Subject to the applicant entering into a S106 obligation by agreement by 20th 
January 2015 to secure the following: 
 

i) A financial contribution of £22,062, index linked towards the provision 
of education facilities 

ii) A financial contribution of £64,746, index linked for open space 
enhancement/ improvements and maintenance 

 
and subject to the Coal Authority withdrawing its objection by no later than 20th 
January   
 
Permit subject to conditions relating to the following 
matters:444444444.. including one requiring works of location and 
treatment of the shaft adjacent to 24/26 Lower Ash Road, and any other 
conditions considered appropriate by the Head of Planning further to 
consideration of any further comments received from the Coal Authority 
 
and an additional recommendation c) be agreed as follows 
 
Should the Coal Authority not withdraw their objection to the proposal by the 
20th January 2014 the Head of Planning be given delegated authority to refuse 
the application on the grounds that it has not been demonstrated that no 
significant risks to the development are posed by coal mining legacies and it 
has not been demonstrated that the application site is, or can be made, safe 
and stable for the proposed development, in accordance with the requirements 
of the NPPF, and any other reasons reflecting whether or not the above 
planning obligations have been secured by that date 
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LAND OFF SANDBACH ROAD NORTH, ALSAGER, CHESHIRE  

GLADMAN DEVELOPMENTS LTD  

CHESHIRE EAST REF: 12/4872C & 14/3919C                      

 
The Borough Council has been consulted by Cheshire East Council on an application (14/3919C) for 
outline planning permission for major residential development for 130 dwellings. The same proposal  
is understood to be at appeal (reference 12/4872C), the Inquiry being expected to finish on the 
afternoon of 9

th
 December 

 
The site is located to the north west of Alsager, in open countryside but adjacent to the built up area 
and not within the Green Belt.  
 
The matter is brought to the Committee as an item of urgency because of the timing of the 
appeal inquiry, and the Inspector having asked for confirmation of the Borough Council’s 
current position 

 

RECOMMENDATION 
 
To notify Cheshire East Council that the Borough Council OBJECTS to the application and the 
appeal on the grounds that major development in this location would be likely to undermine 
the delivery of the Newcastle-under-Lyme and Stoke-on-Trent Joint Core Strategy. 
 

 
Reason for Recommendation 
 
Whilst it is recognised that there may be limited evidence available at present to substantiate the 
concern, major development in this location is likely to have a negative impact on the strategic 
objectives of the adopted Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy and  
therefore the proposed development would have an adverse impact upon the regeneration of North 
Staffordshire. 
 
Other Material Considerations include: 
 
Emerging Local Plan – Cheshire East Local Plan Strategy 
The Cheshire East Local Plan Strategy has been submitted to the Secretary of State for consideration 
by an independent Planning Inspector at an Examination in Public.  The Examination has been 
suspended to allow Cheshire East to consider the Interim findings of the Inspector. 
 
National Planning Policy 

• National Planning Policy Framework (March 2012) 
 
Newcastle-Under-Lyme Planning Policy 

• Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 2006-2026 (CSS): 
Policy SP1:  Spatial Principles of Targeted Regeneration 
Policy ASP5: Newcastle and Kidsgrove Urban Neighbourhoods Area Spatial Policy 

 
Applicant/agent’s submission: 
 
The appeal and application material is available to view on the Cheshire East website, using the 
above reference numbers 
 
 
KEY ISSUES 
 
As indicated above, the Borough Council has been consulted by Cheshire East Council on an 
application for outline planning permission for the construction of 130 new dwellings on Land off 
Sandbach Road North, and the Council has also been asked to confirm its position with respect to the 
same proposal which is at appeal. 
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The principal issue that could adversely affect the interests of Newcastle-under-Lyme Borough is the 
cumulative impact of this development, when considered alongside other recent and anticipated 
speculative applications for major housing development in and around Alsager.  Taken together, 
these developments are likely to lead to an over-provision of housing in Alsager against the target 
proposed in the emerging Local Plan of Cheshire East Council. 
 
Given the strong economic links between this part of Cheshire and North Staffordshire, major 
development in this location could encourage further out-migration from the North Staffordshire 
conurbation.  Such out-migration in turn would undermine the strategic aim and Policy SP1 of the 
adopted Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy, detracting from the 
regeneration of the North Staffordshire housing market and economic base. Providing substantive 
evidence to demonstrate this link is however challenging. 
 
 
BACKGROUND 
 
In March 2014, Cheshire East Council published its Local Plan Strategy submission document for 
consultation. This document identifies Alsager as a ‘Key Service Centre’ where development is to be 
of a scale, location and nature that recognises and reinforces the distinctiveness of the town. A target 
of 1,600 new homes is proposed in Alsager during the plan period (2010-2030), 1,250 of which are 
proposed to be delivered on three Strategic Sites in the town. The remainder is to be met by existing 
allocations, planning approvals and previously completed development. 
 
This proposal is not included in the 1,600 new homes proposed within the Local Plan Strategy and 
therefore it would be over and above that required to be delivered over the next plan period. 
 
There have been a number of speculative planning applications for housing development on the 
outside edge of Alsager’s Settlement Zone Line. Together these have the potential to far exceed the 
1,600 new homes target, thus potentially undermining the strategy for Alsager set out in the Local 
Plan submission document. Previous speculative residential developments at Alsager that go beyond 
the target identified in the submission Local Plan Strategy and that have been reported to the 
Borough’s Planning Committee in the past 18 months include; 

• 13/4627C – Land off Dunnocksfold Road, Alsager; 95 dwellings. Reported to Planning 
Committee on 19

th
 November 2013. No decision yet issued by Cheshire East Council. 

• 13/4150N – Land to West of, Close Lane and North of Crewe Road, Alsager; 132 
dwellings. Reported to Planning Committee on 19

th
 November 2013. Application refused by 

Cheshire East Council on 24
th
 March 2014. 

• 13/3032C – Land Off Crewe Road, Alsager; 110 dwellings. Reported to Planning 
Committee on 19

th
 November 2013. Notice of approval by Cheshire East Council 4

th
 

November 2014. 

• 13/4092C – Land South of Hall Drive, Alsager; up to 125 dwellings. Reported to Planning 
Committee on 19

th
 November 2013. Notice of approval by Cheshire East Council 24

th
 June 

2014. 

• 14/4010C – Land to the East of Hassall Road, Alsager, up to  60 dwellings. Reported to 
Planning Committee on 7

th
 October 2014. No decision yet issued by Cheshire East Council. 

 
Taken together with this new proposal, these speculative schemes would amount to an additional 652 
new dwellings on top of the 1,600 proposed within the submitted Cheshire East Local Plan Strategy. 
So far 235 have been approved, 132 refused and it is understood that the remainder are currently 
awaiting a decision. 
 
Recent appeal decisions have established that Cheshire East Council have to date been unable to 
demonstrate a five year supply of housing land, and consequently that applications must be decided 
on the basis of the presumption in favour of sustainable development set out in the National Planning 
Policy Framework. This limits the extent to which the current policies restricting the supply of housing 
land in the Congleton Local Plan can be applied. 
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CONCLUSION 
 
Your officers consider that the development of this site when considered together with the revised 
planned allocation of strategic sites at Alsager, is likely to result in a level of development that would 
have an adverse impact on the strategic objectives of the adopted Core Spatial Strategy and hence 
has the potential to both undermine the North Staffordshire housing market and encourage further 
out-migration from the conurbation.  
 
 
Background Papers 
 

• National Planning Policy Framework 

• Cheshire East Council Local Plan Strategy: Submission Document. 

• Joint letter to Cheshire East Council 16/12/13 re: Local Plan Pre-Submission Core Strategy 
consultation. 

• Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 
 
 
Date report prepared 
 
8

th
 December 2014 
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Report to the 9th December Planning Committee 

Consultation on Safeguarding Direction for HS2 

Recommendations  

That the Committee asks the Executive Director of Regeneration & Development and 

the HS2 Portfolio holder, Councillor Turner, to consider making the following 

comments to the Government on the questions posed in the safeguarding direction 

consultation 

In response to the question What are your views on the proposal to safeguard land 

between Fradley and Crewe – to indicate that the principle of safeguarding as a means of 

identifying and protecting land which is required to facilitate the development and operation 

of an important piece of national infrastructure is supported. Furthermore there is a 

recognition that if adopted the safeguarding directions will trigger the statutory blight regime 

which in turn enables qualifying owners in the safeguarded area to serve blight notices on 

the Government, providing some certainty to property owners within the safeguarded area. 

However, there is a concern that the decision to issue a safeguarding direction is premature 

given that no decision has yet been made on the route. The decision to safeguard this 

particular route in particular suggests that insufficient consideration has been given to the 

Stoke Route, the business case for which was published in October 2014 less than 3 weeks 

before the announcement of the safeguarding direction consultation – and is  a route that 

has significant positive economic implications for the Borough. Furthermore the details of the 

Fradley Crewe Route have not been clarified – no systematic rigorous response has been 

received to representations, including that of this Council, which sought amendments and 

improvements to the published route in the consultation submitted in January of this year. 

In response to the question What are your views on the content of the proposed 

safeguarding directions – it is accepted that the directions appear to be clear and capable 

of being operated on a day to day basis by the affected Local Planning Authorities 

In response to the question What are your views on the content of the guidance for local 

planning authorities on the directions - the guidance that is proposed to be issued is clear 

and logically structured. However it would be helpful to have wording confirming when and 

how the directions will be reviewed as the project develops. 

With respect to the question What are your views on the proposed approach to 

determining what land is to be safeguarded – It is disappointing  that the safeguarding 

directions haven’t been issued when more detail about the construction and operation of the 

railway and associated infrastructure is known. Experience from Phase One has 

demonstrated that much more land is needed to build and operate the railway than currently 

shown on the plans; this is evidenced by the ‘Connection with Phase One’ at Fradley  plan 

which is one of the safeguarding plans. Furthermore  it is evident that the proposed Fradley 

to Crewe Route is still subject to change which means that the safeguarded direction may 

not reflect the final route – there is thus a risk that  developers/landowners may develop land 

which is currently outside of the safeguarded zone but could fall within it as a result of any 

future change. This could have significant financial implications for those involved. 

Furthermore without any feedback on the route consultation responses, and premature 

consultation on safeguarding, developments which take place outside the proposed 
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safeguarded zone have the potential to act as a ‘barrier’ to any route modifications – some of 

which could potentially entail improved social and environmental benefits.  The safeguarded 

areas should be swiftly and regularly updated to provide certainty and clarity to those 

affected by the proposals 

In response to the question What are your views on the draft Impact Assessment no 

comments are recommended 

 

Introduction 

On the 4th November the Secretary of State announced that he proposes to safeguard a 

section of the HS2 route – the section between Fradley and Crewe. It is indicated that “no 

decision has yet been made on the route for Phase 2 of HS2...however evidence to date 

suggests that the route via Crewe is the best performing option. The Secretary of State is 

therefore consulting on issuing safeguarding directions for this route.” 

The announcement states 

“Safeguarding is an established part of the planning system, designed to ensure that land 

which has been identified for major infrastructure is protected from conflicting development. 

If a planning application could affect this land, the Local Planning Authority, must inform HS2 

Ltd. Safeguarding is not intended to prevent development, but to ensure that new 

developments do not lead to excessive costs, or affect our ability to build or operate HS2 in 

the future. 

“If , after the consultation (which closes on Tuesday 6th January 2015), the Secretary of 

State decides to issue safeguarding directions on Phase Two, he will issue these to relevant 

local planning authorities (LPAs) on the route. LPAs will then need to consult HS2Ltd on all 

planning applications to which the directions relate in the safeguarded area before granting 

consent. As a final route decision has yet to be made on Phase Two, we will review any 

safeguarding directions made on Phase Two at the time of a route decision to ensure that 

the correct land is safeguarded, and if necessary, reissue directions” 

The consultation is available to view via the following link 

https://www.gov.uk/government/consultations/hs2-phase-two-fradley-to-crewe-safeguarding-

consultation 

HS2 have indicated that in order to inform the Secretary of State’s decisions on 

safeguarding, they are launching a consultation and they would welcome the views of Local 

Planning Authorities, which will be aware of the relevant planning issues in their areas 

They indicate that the consultation will help them refine their approach to safeguarding on 

this part of the route and it gives the Council as a Local Planning Authority an opportunity to 

comment on 

• How safeguarding would be managed between HS2 Ltd and LPAs, and  

• How HS2 Ltd defines the limits of the proposed safeguarded area 

The consultation pack comprises 
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• the consultation document 

• draft safeguarding directions  

• draft guidance on the directions for Local Planning Authorities 

• a draft economic impact assessment 

• the draft safeguarding plans, and  

• an explanatory note to accompany the plans 

Under the Borough Council’s Scheme of delegation the Executive Director of Regeneration 

and Development has the authority to respond to consultations. Given the subject matter he 

has indicated that he will wish to consult with the Cabinet member who has responsibility for 

HS2 matters (Councillor Turner) and that he will wish to take into account the views of both 

the Planning Committee and of the HS2 Working Party of the Economic Development and 

Enterprise Overview and Scrutiny Committee which was given authority at the Overview and 

Scrutiny Committee meeting on the 3rd December to deal with this matter. 

 

The consultation document 

The introductory section of the Consultation document indicates that The Secretary of State 

for Transport (Secretary of State) proposes to issue safeguarding directions to protect land 

that may be needed for part of the route of Phase Two of High Speed Two (HS2). This land 

is a corridor between Fradley and Crewe. The aim of this measure is to ensure that new 

developments in this corridor do not affect the ability to build or operate HS2, or lead to 

excessive additional costs. 

A number of documents have been produced to explain the proposals in as much detail as 

possible. Alongside the Consultation Document, which includes the proposed Safeguarding 

Directions and an Economic Impact Assessment, there is a set of maps outlining the 

potential land to be safeguarded, as well as explanatory notes to accompany those maps. 

High Speed Two Ltd (HS2 Ltd), a company owned by the Department for Transport (DfT), 

was given the remit by Government to develop and refine a range of options for Phase Two, 

from the West Midlands to Manchester and to Leeds. The brief was to ensure that the 

benefits of a new national high speed rail network are maximised while any adverse impacts 

on local communities and the environment are kept to a minimum. 

In January 2012 the Government announced, following consultation on the strategy for HS2 

and the proposed route for Phase One (between London and the West Midlands), that it had 

made decisions on high speed rail, including: 

"The construction of a national high speed rail network from London to Birmingham, 

Manchester and Leeds (the 'Y network') is the best means for enhancing rail capacity and 

performance on Britain’s key north-south corridors." 

HS2 Ltd’s advice on Phase Two, entitled "Options for Phase Two of the High Speed Rail 

Network: A report to Government by HS2 Ltd", was submitted in March 2012. 
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It set out the options which were considered and described the process of analysing and 

refining them. It also offered the Government further choices for the future development of 

the Phase Two network.  

A period of engagement then informed a consultation entitled "High Speed Rail: Investing in 

Britain’s Future – Consultation on the route from the West Midlands to Manchester, Leeds 

and beyond", which ran between 17 July 2013 and 31 January 2014. 

It consulted on the proposed Phase Two route which would connect eight of Britain’s largest 

cities, either directly or by high speed trains running on existing rail lines (known as 'classic-

compatible’ services). Connections to the existing railway would be built at the northern end 

of each leg. On the western route, high speed trains would be able to run onto the 

conventional network to serve destinations such as Wigan, Preston, Lancaster, Penrith, 

Carlisle, Glasgow and Edinburgh. From the eastern route, the high speed line would 

continue almost as far as York, making it possible for high speed trains to continue directly to 

places such as Newcastle, Darlington and Durham. 

Further south, HS2 would connect with the West Coast Main Line (WCML) at Crewe, 

meaning that destinations such as Liverpool, Runcorn, Crewe and Warrington would benefit 

from direct services. By joining the WCML at Crewe, high speed train services would also be 

easily accessible for passengers in North Wales and elsewhere. 

In March 2014, Sir David Higgins identified in his "HS2 Plus" report that benefits could be 

spread further and sooner if Phase Two were accelerated and the line were extended to a 

new regional transport hub at Crewe by 2027, six years earlier than planned. This would 

bring together road and rail services for the region as a whole, allowing faster services, 

sooner, to Manchester, the rest of the North West, and Scotland. The Secretary of State 

welcomed the report and commissioned HS2 Ltd to undertake work to allow for 

consideration of delivering such benefits more quickly and, as part of his analysis, of the 

public consultation responses to Phase Two. 

Sir David Higgins subsequently published his second report on HS2, entitled "Rebalancing 

Britain" on 27 October 2014, in which he reiterated his proposal that a transport hub at 

Crewe be brought forward. The report also sets out Sir David’s proposals for East-West 

connectivity in the North and a northern transport strategy. The Secretary of State made a 

written ministerial statement to Parliament on 27 October, welcoming these key 

recommendations, although no final decisions have been made on the Phase Two route and 

stations. 

HS2 Ltd has undertaken a route consideration process, informed by feedback from 

consultation and considering further the issues raised in Sir David Higgins’ report. 

While a decision has yet to be made on the whole of the Phase Two route, the Secretary of 

State considers the material is sufficiently persuasive in favour of an onward connection from 

Phase One through Crewe. It is indicated that it therefore is appropriate to consult on issuing 

safeguarding directions for that part of the route now. 

HS2 Ltd examined hundreds of options when determining the route to Crewe, as proposed 

in the Phase Two route consultation.1 (The methodology of which is set out in the document 

“Options for phase two of the high speed network” which can be found at 
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https://www.gov.uk/government/publications/options-for-phase-two-of-thehigh-speed-rail-

network). Five criteria – constructability, sustainability, journey time, cost and demand – 

were considered for the western leg, as well as the whole route, as part of this approach. 

The number of options was reduced through each sifting phase and there was a 

corresponding increase in the detail of design and depth of appraisal. 

Two final options were considered by the Government ahead of the Phase Two route 

consultation: one followed the M6, the other was via Crewe. At that time of these two 

options, the route via Crewe was considered to be the best performing route, primarily due to 

its connectivity benefits. 

Responses to the Phase Two consultation covered a variety of suggestions. They included a 

response from Stoke-on-Trent City Council putting forward new proposals for an alternative 

route via Stoke, with options for onward connectivity. These are, it is said, being carefully 

reviewed by HS2 Ltd. 

Following careful consideration of the suggestions put forward by consultees, including those 

put forward by Stoke-on-Trent City Council, HS2 Ltd remains of the view that a route to 

Crewe is still the right solution for the region, allowing HS2 to serve the south Cheshire / 

north Staffordshire markets and offering faster classic compatible connections to the wider 

North West, including Liverpool, and North Wales. HS2 Ltd has therefore recommended that 

the western leg proceed to Crewe. 

The Department for Transport (DfT) continues to carefully review the outputs of the 

consultation and further work undertaken by HS2 Ltd in respect of the same. As set out 

above, no final decisions have yet been taken on the Phase Two consultation or precise 

route of Phase Two. 

However, having carefully reviewed the material referred to above, the Government 

considers it is sufficiently persuasive in favour of a route via Crewe that it is appropriate to 

seek to safeguard that part of the route now, in the interests of ensuring the timely and 

economic delivery of Phase Two. HS2 Ltd is therefore consulting on draft safeguarding 

directions for a route to Crewe on behalf of DfT to protect the corridor that would be required 

were this route to be developed. 

Nevertheless, further work will be required to finalise the Phase Two route to enable the 

Government to make a decision, and this work may include further changes to this element 

of the route corridor in the light of further development. Following any decision, HS2 Ltd will 

undertake more detailed design which will include, for example, provision for measures to 

mitigate the impact of any chosen route. However, any decision to safeguard following this 

consultation will be reviewed at the point a decision is taken in response to the Phase Two 

route consultation, to check whether the correct land is safeguarded or whether any changes 

to safeguarding need to be made. 

The purpose of safeguarding is to protect land from conflicting development before 

construction starts. Safeguarding directions are an established tool of the planning system 

designed for this purpose. Safeguarding aims to ensure that new developments along the 

route do not impact on the ability to build or operate HS2 or lead to excessive additional 

costs. Safeguarding directions, if adopted, will be issued to Local Planning Authorities 

(LPAs) by the Secretary of State. LPAs will then need to consult HS2 Ltd with regard to 
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planning applications in the safeguarded corridor before granting consent. It also has the 

additional benefit of triggering the statutory blight regime, enabling qualifying owners in the 

safeguarded area to serve blight notices on the Government, requiring the Government to 

purchase the affected property. The Government recognises the effect that the uncertainty 

on the Phase Two route is having on property owners close to the current proposed line of 

route. 

This, it is indicated, has been a further consideration in the Government’s decision to consult 

now on issuing safeguarding directions for this area, in advance of safeguarding for the 

Phase Two route as a whole. 

The consultation focuses on the proposed safeguarding directions and the planning aspects 

of the safeguarded area. It sets out HS2 Ltd’s current views on the land that may be needed 

in this respect. The Safeguarding Plans will be available for inspection by members at the 

Committee meeting. 

Those who are particularly interested in the effects that safeguarding might have on  

individual properties, in terms of compensation for any blight, can find more information 

about the existing statutory blight regime applicable to Phase One here: 

http://assets.hs2.org.uk/sites/default/files/consulation_library/pdf/Safeguarding%20Guide%2

0to%20Statutory%20Blight.pdf 

Should a decision be taken to safeguard land following this consultation, safeguarding 

directions are expected to be published in Spring 2015, after the consultation feedback has 

been considered. If safeguarding directions are made following this consultation, they will 

review the area of safeguarded land following a decision on the route consultation for Phase 

Two to ensure that the correct land is safeguarded and whether any changes need to be 

made to the safeguarded area. 

The consultation seeks the views of respondees on 5 questions  

Question 1 What are your views on the proposal to safeguard land between Fradley 

and Crewe 

Question 2 What are your views on the content of the proposed safeguarding 

directions? 

Question 3 What are your views on the content of the guidance for local planning 

authorities on the directions? 

Question 4 What are your views on the proposed approach to determining what land 

is to be safeguarded? 

Question 5  What are your views on the draft Impact Assessment? 

 

Date report prepared 9th December 2014 
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