THE MASTERPLAN

PROPOSED USES

The high-level Masterplan has been prepared in accordance with Policy LPS 36 (c) (North West, Knutsford)
of the Cheshire East Local Plan Strategy, which formally allocates the site for development of ‘around 250

homes’, local retail facilities and community use facilities and public open space.
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Buffer planting along boundary with existing
dwelling

Potential secondary/emergency access

Potential Toucan crossing
Potential on-site SUDS swale locations

Outward facing devopment

Existing hedgerows to be intergrated into new
boundaries

+ A range of small commercial units will be provided for use as a

convenience store, café, bakery, take-away, hairdressers, pharmacy

+ A 50 bedroom care home (C2) etc. (1,000 sq m)

- Between 68-75 affordable housing (C3) (30% affordable housing).

+ First floor offices or residential uses above the shops

If the care home is part of the final scheme, no more than
225 homes.

* Scope for an on-site GP or dental facility (if required) (800 sq m)

The provision of a Care Home accords with Policy HI of the
Knutsford Neighbourhood Plan which supports care homes
for the elderly.
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PUBLIC OPEN SPACE
PROVISION AND DENSITY

PUBLIC OPEN SPACE

The masterplan illustrates a range of public open spaces e $3t \ e
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y Proposed vegetation to include woodland buffer
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across the site that will be delivered. The Planning Policy
requirement for 250 dwellings equates to 15,000 sq m of

ope€n space.

Proposed Local centre Zone - Circa 1Ha

(Local Shops/Takeway/Medical-Dental Facility and
residential + 1st floor offices above local centre

shops)
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e EXisting hedgerows to be intergrated into new
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New informal'open space to be
provided (18,000sgm)

* 5,000 sq m of Children’s Play Space that will use

natural, sustainable materials and be delivered

Existing trees and pond retained and | |
public open space provided (3,800sqm)

within the housing allocation

« 6,000 sq m of Green Infrastructure space next
to the existing ponds on site and towards the

Manchester Road frontage

Existing band of Poplars supplemented
with native species to 15cm depth

® 3’915 sq m Of Green Infrastructure/WOOdland Existing trees and pond retained and
public open space provided (3,500sqm)

planting on southern boundary o B A Ve . |

« 1,500 sq m of Green Infrastructure/woodland
planting along boundary with Bluebell Farm

* 45,000 sq m of new woodland planting off site
but connected to the site, which will include

accessible paths.

P ’ sl o

% Bilg-er ¢
Mature trees on"Mahche%ter"Road g 5
to be retained and amenity grass =¥ _
space proposed (2}500sqr)- ( \
5 A 58 "i;‘ %@

-
[}

=

LR 2 - ) TR
a9 e
. .,g » R - i
£ i & .
-~ 'l- o &

\ 1 Y \\ iy
EX|s._t|ng mature trees”, = e v A /.,1 X e Y
retained 54 & evn T S8 "¢ 'Woodland bélt on Southérn

s = 3 ¢ X p . . L S

A 4 bounda ry(3,915sqm)

¢ P N : p oS
i S /‘k Q“ ¥ A /“ «
SO TEPEN, w g

DENSITY

The density of development (i.e. the number of homes
compared to the site area) will be sympathetic to the
surrounding area. The Council’s requirement under
Policy HOU14 seeks to achieve a minimum of at least

30 dwellings per hectare.

Policy HOU14 states “Residential development proposals
will generally be expected to achieve a net density of at
least 30 dwellings per hectare. Lower densities of less
than 30 dwellings per hectare will only be supported
where evidence is submitted with the application...”

It further states that higher density development is
expected to take place within the settlement boundaries
of Key Service Centres (such as Knutsford) where sites
are well served by public transport and within walking/
cycling distance of key facilities. This is in order to

optimize the use of suitable and accessible land.

The total Site Area is circa I4.5 ha, reducing to 10.6
HA net developable area for residential uses. At 30
dwellings per ha the site should achieve over 3138
homes. However, the proposed development instead
reflects the number of homes suggested in the site
allocation policy LPS36 (c) at 250 homes (or 225

homes with a 50 unit retirement home).

This clearly demonstrates that the site will not be
“over-developed” and the proposed density is sensitive
to and reflective of the surrounding residential

densities in this part of Knutsford.

Site Area |Potential

Bluebell Village Proposal
(Density Table) Ha

Dwelling
Capacity at 30
pdh based on
SADPD Policy
HOU14

Revised Site Area (Allocation

LPS36C) 14..5 N/A
Net Site Area (excluding

Informal Open Space 12.7 381
Designation)

Net Developable Area

(excluding other open space

I16. 348

areas on Landscape Framework

Plan Revision Q)

Net Residential Area (excluding
IOS, other open space and Local 10.6 318
Centre (circa 1ha)
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on Planning

Application for
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N/A
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SUSTAINABILITY

ENVIRONMENTAL ENHANCEMENTS

The reserved matters applications will be prepared with environmental
sustainability principles at their heart. The proposal will deliver:

SUSTAINABLE BUILDINGS GREEN AND BLUE INFRASTRUCTURE
AND CONSTRUCTION PROCESSES
Every home will be delivered with an electric vehicle Preservation or enhancement of existing trees,
Y charging point. ponds and hedges on the site.

Energy efficient buildings to reduce emissions by at .. :
8Y g ) Street trees on principal routes through the site.

!

least 19% below target emission rates under Building

regulations (part L).

@ Sustainable materials used will embody recycled Z‘l QA& E?ftensi:; newbwooddland pldanlting’lc\z th;ni;t}iof the
& elements and ‘low embodied carbon’ / ‘carbon QQA $ bh SHEEy DARILCIEIE 0L [DRDOLeIEb T slovel alleratg MILE Relties] ane.
capture’ principles.
At the very least, the local centre, care home and all Sustainable drainage systems (SUDs) will be
atfordable homes will be provided with renewable implemented across the site in the form of ponds,
ﬁ sources of energy including solar panels and/or swales and reed beds where suitable infiltration on
— T ground source heat pumps and we will look to site can take place.

provide this across the entire scheme.

A Construction Environmental Management EDZI Slgnlflcant Biodiversity Net Gain improvements
Plan will be implemented to mitigate and safeguard amounting to a 26% net gain, which is significantly
against any environmental impacts during the above the national requirement of 10%.

construction phase.

Water management and grey water capture The impact on the surrounding Meres has been

principles will be applied throughout the thoroughly investigated in terms of hydrological

development. and hydro-chemistry considerations and deemed

to be negligible.

)N
',"/ )
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SOCIAL VALUE
BENEFITS

Iatton Estate are committed to delivering social value benefits

through this development, including:

A mix of affordable homes will be provided (amounting Significant financial contributions towards

=—=2 to 30%) to provide a range of tenures (including first a range of social facilities within Knutstford including:

The upkeep and management of nearby
allotments on Mereheath Lane,

Improved outdoor and recreational space
these could be used by Cheshire East, Egerton Youth
Club, Knutstord Football Club or Knutstord Sports Club,

homes, social rent and shared equity/intermediate

housing) alongside the proposed market homes.

the provision of accessible homes, a care home and it is

@ Elderly accommodation needs will be met through

anticipated some bungalows will be provided as well.

Permanent local jobs created via the local centre,

care home, above shop office space and the community

building (dentist). ’ Improved indoor sporting facilities these could
S
Q

be used at Knutsford Leisure Centre,

Construction jobs during the various construction phases
A _ of the development. @ Special educational needs provision within

Knutsford,

=] NHS medical services this could be used towards the
I:D:I proposed central GP practice within the Town Centre.

%ﬂl :
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ACTIVE TRAVEL PRINCIPLES

We have listened to comments raised by the public and the Town Council about the need for active travel on,
to and from the site, and within the wider Knutsford area. The Highway Authority have said they will work

with us to consider the below further measures to enhance active travel in the area through:

Footpath and Cycle Connections
These will be created within the site with the potential to

New Toucan Crossing

We are exploring the opportunity to create a new Toucan crossing
connect into a wider active travel network as proposed by the on Manchester Road for pedestrians and cyclists to cross from
Town Council. This will provide connections along Manchester the site to Sugar Pit Lane to encourage use of that safe route to
Road and Mereheath Lane and provide connections to Sugar Knutsford Academy and the Leisure Centre. This aligns with the

Pit Lane, Edgerton Youth Club and Footpath FPI1 located to the
north of the site.

Knutsford Town Council cycling plans.

Accessible On Site Local Facilities

Safe Route/Quiet Lane to the Town Centre The local centre/parade of shops will provide near-by day to day

We are also exploring the opportunity to create a ‘Safe Route/ services which will be accessible by short walking or cycling trips

Quiet Lane’ along Mereheath Lane from the northern boundary to new and neighbouring residents. Their proximity to dwellings

of the site to Knutsford Town Centre where speeds could be should encourage active travel.

reduced to 20mph to deliver a quiet road which is a more

attractive environment for pedestrians and cyclists.
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VEHICULAR ACCESS

The proposal has been submitted in outline with all matters reserved, therefore

access is a matter for future determination. However, the Estate have started to
prepare plans for the future reserved matters application.

Details of access are likely to include:

Main access point in the location where the Crown Estate have gained detailed access for a new 3 arm roundabout on Manchester Road.

Tatton Estate will connect to this roundabout with a fourth arm (See Approved Crown Estate Plan below).

In the event that the Tatton Estate proposals come forward first, we are looking at options that would reduce the impact on the highway and to

local residents and there are various options for this including:

+ A "T’ junction on Manchester Road which

would become the fourth arm of the

roundabout. (See Plan — Option A).

- a smaller roundabout constructed on Tatton + A secondary T junction access further down
Estate and Highway land in the same area as Manchester Road could be used to deliver
the Crown Estate access. an initial phase of development that would
(See Inset - Option A). then be converted to an emergency access

once the main access is in place.

(See Plan - Option B/C).

We are seeking views on these options now so they can inform the submission of detailed planning applications once the outline permission has

been secured.

Approved Crown
Estate Plan

Notes:

1. All measurements are in metres unless otherwise
stated.

2. This drawing is based on OS mapping, Tetra Tech
take no responsibility for any discrepancies.

[ Site boundary

1 Combined Pedestrian / cycleway
1 2m Footway

[ Verge

[ Crossing point

Indicative root protection area

— Potential Location for
change in speed limit

Potential relocation of change in speed— \'\;Z}]
limit, option for 20mph or 30mph r 5

AN ~3m Pedestrian / cycleway along
®) N\ ' the eastern side of Mereheath

AN ~ Lane adjacent to the allotments

2m footpath connection N\ |
on site behind hedge, to =N
Public Footpath 1 !

i | :,_‘; Existing location of
change in speed limit

3m Pedestrian / cyeleway connection
with dropped kerb and tactile paving

(11

Pedestrian / cycleway connects to footway

A
) Primary access
Alternative T-Junction

— Existing location of
| change in speed limit

B Construction Vehicle Access /
Secondary Access could be
provided between B-C

Alternative 3 arm roundabout option

C
A
Potential pedestrian / cycle
connection from site to
\ Sugar Pit Lane via a
N Toucan crossing
Toucan ‘4/’ ~__——existing c1.4m wide
crossing ya footway to be widened
‘ \ to 2m as far as
P N e existing bus stop

2,
)
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HIGHWAYS IMPACTS

HIGHWAY IMPACTS THE LATEST POSITION

The original outline Planning Application was supported by a * The planning application now omits the hotel, pub/restaurant,
Transport Assessment carried out in 2018 that was based on the standalone commercial space and has reduced the retail space
following: down to 1,000 sq m and confirms that only 225 homes will be

built if the 50 bed care home is delivered as well.

2014 traffic count data.
* The number of trips generated by the proposed development has

Standard growth factors to forecast traffic volumes in year 2026. therefore significantly reduced from that which was previously

assessed, as illustrated in the Table below.

A larger range of traffic-intensive uses than is currently

proposed including a hotel, pub/restaurant and standalone * In addition, since the pandemic and the rise in hybrid, flexible

commercial space, 2,500 sq m of retail space as well as 250 and home working and greater levels of online shopping, and

homes and a RO bed care home, and community use building. . . : .
5 ) 8 access to services on-line, peak period traffic volumes across the

The tratfic impact associated with those proposals was found to country are lower than they were previously forecast to be.

be acceptable by the Highway authority, subject to conditions.

+ New background traffic count data on Manchester Road was
sourced in January and February 2024 and demonstrated that

AM Peak Hour Development Vehicular Trips a reduction in traffic volumes has occurred. The additional

transport work undertaken confirms:

2018 Assessment 2024 Assessment Difference o Up to a 10% reduction in traffic compared to 2014 figures,
362 244 (inc 225 homes + Care Home) 118 o gp to a Zl.é.reductlon in forecast traffic compared to the
figures originally forecast for 2026.
250 (inc 250 homes) -112 + The proposals will deliver appropriate vehicular access junctions,

pedestrian and cycle infrastructure to encourage active travel, and

PM Peak Hour Development Vehicular Trips will provide significant contributions towards off-site works to

King Edward Road by helping deliver the Councils own highway

improvement scheme.

470 268 (inc 225 homes + Care Home) -202

2747 (inc 250 homes) -1993

1 W W F—— T

\

KEY

Double carriageway loss northbound
(approx. 200m)

r Controlled pedestrian crossing to be
/ ﬁ 2 2 redesigned to accommodate new cycle
facility

7// Contraflow cycle lane to be considered
‘ as part of junction redesign

7// Junction to be redesigned to
‘ accommodate new cycle facility

7 Proposed 4m shared use pedestrian/cycle
A route

Proposed carriageway kerbline alteration

Improvements to King Edward’s Road — The Council have prepared two

[ TN

schemes. The Highways Authority will determine which to implement. The active
travel scheme is currently their preferred option: Road Improvements (see plan

below left), Active Travel (see plan right).

W7\ v

B  Existing bus shelter to be relocated

A Existing trees to be removed

NOTES:
N . 1.  All dimensions are in metres unless noted otherwise. Exastiyg sirectiumire to be relocated
2. The proposed layout shown will be subject to detailed design, technical ===« Existing guardrail to be removed
J L 3 checking and approvals.
. % 3. The proposed layout is subject to departure from standards, although|
. existing lane width of minimum 3m is maintained. N OTES
V< 4. A minimum of 1.5m footway have been provided on the east side of the 1. Plan is for illustrative purposes only <
ol road. 2 Design subject to change following further
investgation

5. The design has not taken account of the impact on any public utility|
services and/or whether service diversions would be required.

6. No allowance has been made for the service diversions/issues with
regard to installing traffic signals.

7. The concept design has been based on OS map data and a desktop|
review of the site.

8. A street lighting assessment/design will be need to be undertaken as|
part of the detail design.

©

No drainage survey/design has been undertaken to determine how any|
changes to the highway alignment would impact on the existing
drainage system.

10. Existing traffic sign and road marking which conflict with the current|
design are i to be rel oved.

- - - — 11. Indicative locations of affected trees, traffic posts and lighting posts are|
Widen carriageway into existing footway marked using google map.

12. It is assumed that the removal of trees and relocation of existing
posts/signs will be done to attain a 2+2 lane configuration.

13. Destination road marking to be reviewed in detailed design stage.

Reinstate a minimum of 1.5m wide footway 14. Road markings shown are indicative only.
on the east side
KEY:

Proposed kerb line
Proposed Canute Roundabout design
_— Existing kerb line

Tied in with the proposed Canute
Roundabout design

R Highway boundary

Indicative locations of affected trees [ Indicative light posts affected

Indicative traffic signs affected

@ Indicative trees affected

Existing green area/tree belt is retained

Indicative locations of affected traffic signs

Existing access/driveway to be retained

Existing pedestrian crossing to be

Indicative locations of affected light posts > N Y
retained along with street furniture

Further assessment of junction may be
needed to check the capacity with
respect to the proposed widening

Tied in with existing road marking

Tied in with existing kerb line

Scale 1:500 (A1)
W © Crown Copyright and database right 2022.
10m Om 10m 20m 30m

Ordnance Survey 100049045.

Option I. Road Improvement Scheme Option 2. Active Travel Scheme g
SCC APPIUVCC‘I ClUWll Ebtatc ]
Plan below
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