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PLANNING APPLICATION 20/03210/OUT Land at the Brow, Highbank Road and Brookside 

 

At its meeting of 20 October 2020 Kingsley Parish Council decided to OBJECT to this planning application for 
the following reasons: 

• inappropriate development of agricultural land in the Greenbelt (STRAT 9) 

• impact on the Kingsley Conservation Area (DM 46; ENV 5) 

• does not meet the criteria for infill in a local service centre (R1) 

• is not in accordance with local housing needs (STRAT 8) 

• potential flood risk and the brook (ENV 1) 

• Impact on biodiversity 

• Access issues/Highway Safety 

• over-development of the site 

 

The site is agricultural land used for grazing, a greenfield site located within the local settlement boundary of 
Kingsley, which is a washed over village in the North Cheshire Green Belt. The site is partially in, and adjacent 
to, the Kingsley Conservation Area. It is in an elevated position at the heart of the village, and will dominate 
the surrounding area. Furthermore there are natural springs in the land that frequently cause water run-off 
to the pavement on Brookside. 

Due to its elevated position the development will require considerable earth works that will exacerbate the 
water run-off, and have a detrimental impact on the brook running from Dark Lane to the Red Bull pub. The 
watercourse is culverted along Brookside, but will be affected by the proposed access to the development. 

 

 



 

 

The Local Plan requires the intrinsic character and beauty of the Cheshire countryside to be protected by 
restricting development to that which requires a countryside location. This development does not meet the 
criteria. The development, in this elevated position is not of an appropriate scale and design and will harm 
the character of the countryside. The rural area and high quality of its landscape and environment is 
recognised as a key asset and is highly valued by the borough’s residents 

In line with national planning policy, inappropriate development is by definition, harmful to the Green Belt 
and should not be allowed except in very special circumstances. The construction of new buildings within the 
Green Belt is considered inappropriate. 

 

Impact on the Kingsley Conservation Area (DM 46; ENV 5) 

ENV 5 seeks to protect the Borough's unique and significant heritage assets and seeks to safeguard or 
enhance the character and setting of areas of acknowledged significance such as conservation areas. The 
development does not comply with the relevant policies. It does not pay special attention to the desirability 
of preserving or enhancing the character or appearance of that area, and does not take account of the 
significance of heritage assets. Nor does it take account of the contribution that open areas make to the 
special character and appearance of the conservation area. It does not minimise and mitigate the loss of 
hedgerows, trees and the beautiful original sandstone walls. Its dominant, elevated position will be harmful 
to the Kingsley Conservation Area. 

 

Does not meet the criteria for infill in a local service centre (R1) 

The local plan describes infill as “the filling of a small gap, up to two dwellings, in an otherwise built up 
frontage in a recognised settlement”. The site is not within a built up frontage on either Highbank Road or 
Brookside, and it is proposed to build 3 houses on Highbank Road. 

 

Is not in accordance with local housing needs (STRAT 8) 

There are no individual housing requirements set for the local service centres as it is recognised that they 
have a limited level of sustainability and are not the most appropriate for significant new development. 
STRAT 8 sets out the housing requirement and concludes “there will be little if any need for additional 
allocations to be made in the rural area". This is more than met by the development of 15 affordable homes 
at Higher Hayes, 13 affordable homes in Pike Lane and a number of other smaller developments throughout 
the village. 

There are already a number of executive style, 4+ bedroomed houses currently on the market in the area, 
some for more than two years. Kingsley cannot sustain more of this type of development. 

 

Potential flood risk and the brook (ENV 1) 

ENV 1 requires that surface water created by new developments should be mitigated, thereby reducing 
surface water run-off impacts of new development on downstream areas in terms of quantity and run-off 
rates. Although not in a designated flood area, the significant earthworks and disturbance of the natural 
springs at this site will adversely impact the water run-off. 

There is a brook that runs through the village, and for part of its length it is culverted under the pavement 
and grass verge along Brookside (Hence its name!). Creating access across the pavement and verge will be 
detrimental to the brook. The wide grass verge is owned by CWaC. You should also refer to a nearby 
planning application 19/04448/FUL, also adjacent to the brook. Although not in an identified flood plain a 
Flood Risk Assessment is deemed necessary due to surface water run off having a detrimental impact on the 
Brook 



 

 

Impact on biodiversity 

The mission of the Government’s Biodiversity 2020 strategy is to ‘halt overall biodiversity loss, support 
healthy well-functioning ecosystems and establish coherent ecological networks, with more and better places 
for nature for the benefit of wildlife and people.’  

Wildlife corridors are a key component of wider ecological networks as they provide connectivity between 
core areas of high wildlife value/distinctiveness enabling species to move between them to feed, disperse, 
migrate or reproduce. 

This field supports a wide range of wildlife, as detailed by the residents, and building on it will fracture yet 
another wildlife corridor. There has recently been reported sightings of wild otter in the Brook, now under 
the protection of the UK Wild Otter Trust. 

 

Access issues/Highway Safety 

The access to the proposed homes will cause significant problems 

Highbank road: An additional three driveways will affect highway safety, especially as the exit from 
Highbank Road is onto an elevated blind bend. Highbank Road residents have detailed their strong concerns 
regarding road safety issiues 

Brookside: A very busy road, with the only pedestrian access on the pavement running alongside the site. 
Closure of the pavement during construction will put lives at risk, especially for residents attending the 
Doctors Surgery just opposite the site. 

 

Over-development of the site 

On balance, this is over-development. The elevated location will result in five houses, three of which will 
dominate the single storey homes on Highbank Road and the other two will dominate the conservation area. 
Substantial earthworks to create driveways will negatively impact the Brook and the green spaces provided 
by the wide grass verges. 

 

Residents concerns 

Some of the adjacent householders have shared their very real concerns with Kingsley Parish Council and we 
urge you to give them full consideration. 

 

Additional Consultees 

Please also ensure that the Conservation Team and Highways Team are consulted on this planning 
application. 

 


