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CHESTER ARCHAEOLOGICAL SOCIETY 
 
CWaC LOCAL PLAN CONSULTATION 
 

Summary 
With the exception of the proposals for Green Belt release, the Society supports  
the aspirations in the Preferred Policy Directions document. These aspirations need to be 
translated into unambiguous and achievable policies and guidance, and account taken of the 
weaknesses identified in the Interim Sustainability Report. However, the key to success, 
especially in terms of high-quality design, will lie in the commitment of planning officers and 
councillors to implementing those policies and thus achieving much-needed development 
that nevertheless has the support of residents and local societies.  
 
Preferred Policy Directions Interim Sustainability Report 
  
Executive Summary  
Re: 
• the need to reinforce the role of Green Infrastructure in the Borough and recognising 

the environmental, economic and social value it has;  
• preparing guidelines to ensure any development on released land will preserve the 

setting of Chester’s historic assets and its sense of place;  
• directing potential releases away from landscape corridors, approaches and areas that 

make a significant contribution to Chester's character;  
• ensuring that any releases will retain or provide well defined urban edges and the 

compact nature of the city, attributes which contribute to Chester's sense of identity;  
• the need to look at the visitor economy Preferred Policy Direction in terms of its links to 

green infrastructure, impacts on the rural area and protecting and enhancing cultural, 
heritage and landscape;  

• concern that the design requirements for new development set out in the Preferred 
Policy Directions are a maximum, with no indication of the minimum standards that 
would be required in development. There is no reference to site layout, scale and 
massing in the design policies. 

 
Comment 
We strongly support these concerns and should like to see them addressed in the final 
version of the Plan. We consider that the existing Green Belt achieves its objectives very 
well, and it will therefore be difficult for the Council to release any significant amount of land 
from it while meeting the criteria set out above.  
 
We totally agree with the last point about design standards, but are puzzled by the reference 
to maximum and minimum standards. It is unrealistic to expect developers to exceed 
minimum standards (although some may occasionally do so), so it is minimum standards that 
need to be defined - and they need to be high. There are already ample, detailed policies in 
the Chester City Local Plan and guidance in such documents as the Chester City Centre and 
Approaches Characterisation Study. However, these have not prevented planning officers 
and councillors from supporting and approving the construction of poorly designed buildings 
such as the Northgate Roundabout Travelodge, the Delamere Street health centre and the 
proposed redevelopment of the leadworks site in the face of widespread and considered 
opposition from residents, local societies and on occasions CwaC’s own specialist officers 
and English Heritage. Thus we believe that the key lies as much in a determination to 
implement policies as in the policies themselves. 
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Preferred Policy Directions 
 
2 Vision 
Re:  
2.1  Cheshire West and Chester will provide you with a healthy, safe, clean and attractive 

environment in which to live, work, learn and visit. Development will be high quality and 
will reflect the character of local areas, conserving, managing and enhancing the 
valuable natural and historic environments and assets along with the Cheshire Green 
Belt.  

2.6  Chester will continue its development as a prosperous sub-regional employment 
location and shopping and international tourist destination. The city will be a key asset 
to the Borough with a thriving business, retail and tourism economy. The special 
historic setting of Chester will be maintained through the sensitive release of Green Belt 
land to meet its future housing requirements.  

2.7  Ellesmere Port will be a confident industrial area, a hub for high quality industries and 
technologies including the green energy and waste sector, attracting inward investment 
and professionals. Perceptions of the town will be enhanced as a result of 
improvements to the image of the town centre and surrounding areas.  

 
Comment 
It is difficult to dissent from these aspirations. However, we have serious reservations about 
the release of Green Belt land (see below). It is not the image of Ellesmere Port town centre 
that needs improving: it is the town centre itself! 
 
3 Objectives 
Re:  
3.1  Develop the role of Chester as a sub-regional city, promote regeneration and 

development in the towns of Ellesmere Port, Northwich and Winsford and enable 
appropriate levels of development in the key service centres to support sustainable 
rural communities.  

3.12  Ensure new development is of sustainable and high quality design that respects 
heritage assets, local distinctiveness and the character and appearance of the 
landscape and townscape.  

 
Comment 
These are welcome aspirations. However, the criteria for high-quality design need to be 
spelled out in policies that are consistently implemented.  
  
4 Spatial Strategy 
 
Comment 
The main need is to accommodate the natural increase in the city’s population. Without a 
more detailed breakdown of ‘housing units’ into family houses and apartments it is difficult to 
estimate how much land might be required. See also our comments below on the Green Belt 
Background Paper. 
 
5 Economic 
Re: PD09 Retail and Town Centres 
5.40 The policy recognises the role of Chester as a sub-regional centre for shopping, 

employment, tourism and cultural activities. Chester is also a major sub-regional 
destination for people visiting restaurants, bars, pubs and clubs. It faces competition 
from established retail centres outside of the Borough which have enhanced their retail 



CAS_PlanConsult12_CWaCLocalPlan_Consultation_PC_V01_rev1 

3 

offer in recent years. In addition, Chester city centre faces competition from nearby out 
of town retail and leisure developments. As a consequence, Chester’s retail ranking 
has fallen in recent years. In order for Chester to regain its position as one of the 
country’s top retail centres it has to enhance and improve its offer. Directing major new 
retail, leisure, tourism and cultural proposals to the city centre where possible will help 
ensure Chester city centre remains the premier retail destination in the Borough and 
will increase the overall appeal of the city centre. It is also envisaged that directing new 
retail development towards the city centre will increase the amount and range of retail 
offered in the city centre, reduce the need to travel out of town and create more 
sustainable shopping patterns. 

  
5.42  Ellesmere Port town centre is currently being undermined by a lack of modern retail 

requirements and has a poor quality environment. It faces competition from the 
neighbouring Cheshire Oaks Outlet which serves as a major retail and leisure 
destination in the area and beyond. The 'Cheshire Retail Study Update' 2011 suggests 
out of centre retailing at Cheshire Oaks is curtailed to allow improvements to be made 
at the established town and city centres in this part of the Borough. It is anticipated that 
improvements to Ellesmere Port Town Centre and the linkages between the town 
centre and nearby attractions such as Cheshire Oaks and the waterfront, guided by the 
Ellesmere Port Regeneration Framework, will increase the appeal of Ellesmere town 
centre to potential visitors and increase footfall.  

 
Comment 
We welcome the recognition of the damage that out-of-town retail parks do to town centres. 
To Cheshire Oaks need to be added the Greyhound and Boughton retail parks and the 
Broughton retail park just across the Welsh border. At the time of writing a number of reports 
predict that across the UK the retail sector will remain static at best for years to come. If this 
analysis is correct, you can have flourishing town centres or retail parks, but not both. 
Despite the aspirations expressed here, the Council has recently approved the construction 
of a large Marks & Spencer store at Cheshire Oaks and of a new convenience store on the 
Greyhound Park.  
 
It has also to be recognised that for many people it is more convenient to go to a retail park 
in a car than to a town centre in a bus: there are some examples of high-frequency bus 
services (eg between Chester city centre and Blacon) but their geographical coverage needs 
to be extended. Finally, it has to be conceded that in some ways Cheshire Oaks offers a 
more pleasant shopping experience than Chester: it is clean, the shops are high quality, and 
the frontages and signage are restrained and tasteful. There are lessons to be learned here 
for the city centre. We would also urge the Council to encourage more locally owned shops 
selling local produce (a visitor could be forgiven for forgetting that Cheshire cheese existed!); 
too many of its shops are branches of chains that can be found anywhere in the UK, selling 
goods that can be found anywhere in the world. In this respect Chester lags far behind the 
other tourist towns and cities of the Welsh Marches. 
  
6 Social 
Re: PD17 Leisure and Cultural Facilities 
6.57 The study identified an under supply of cinema screens and ten-pin bowling lanes 

across Cheshire. In particular, there is a need for new cinema and ten-pin bowling 
facilities in Northwich and Winsford. There is also a qualitative need for new cinema 
provision within Chester city centre to help strengthen its evening economy and claw 
back visitors using out of centre facilities.  
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Comment 
We agree, but one has to ask why the Council has recently extended the time limit for the 
construction of a convenience store on the Greyhound Park that involves the loss of the 
existing bowling alley? 
 
7 Environmental 
Re: PD19 Natural environment 
• protect and enhance the landscape character and green spaces within the Borough;  
• protect key strategic gaps within and between settlements outside the Green Belt to 

retain their character and integrity.  
 
Comment 
We reserve comments on the Green Belt for the Background Paper (see below). On other 
green spaces we would commend to you the following from the Chester City Local Plan: 
 
• para 3.73, identifying the main areas of strategic open space as: 

o the "Meadows Corridor" to the south of Chester and the "River Dee Corridor" 
extending through the urban area, including the Grosvenor Park and the Roodee  

o the Dukes Drive Woodland to the south of Chester  
o the Canal Corridor to the north of Chester  
o the open, flat landscape of the Dee Flood Plain to the west of Chester 

 
• Policy ENV 16: ‘Development adjacent to the areas of strategic open space will only be 

permitted where a high quality boundary and/or frontage treatment is provided to the 
boundary of the open space and where the scale or type of such development would 
not dominate or impede the enjoyment of the open space’. 

 
Re: PD20 Historic Environment  
Local Plan policy will:  
• identify historic assets including those of significance to the Borough, to achieve its 

regeneration objectives and economic prosperity;  
• promote the understanding and interpretation of historic assets;  
• protect, conserve, enhance and manage heritage assets and their setting avoiding 

adverse impacts;  
• encourage and promote new imaginative development which respects local 

distinctiveness and which reflect and is sympathetic with the character of its local 
landscape, townscape and heritage assets;  

• enable a greater understanding and management of the heritage assets of the Borough 
including the unique significance of Chester to be achieved through a number of 
means. We will look to keep under review designated Conservation Areas and 
designate new areas where appropriate; consider the use of Conservation Area 
Character Appraisals and associated management plans; site specific conservation 
management plans and characterisation studies; use of Article 4 Directions and public 
access measures through the urban archaeological database and maintenance of the 
historic environmental record; local listings of assets of local architectural and historical 
importance; and  

• provide guidance for new development indicating those aspects that should be 
considered in any application; the use of design and access statements; developer 
contributions; and mitigation and/or compensation (only in exceptional circumstances).  
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Comments 
Again these aims are admirable. However, they need to be backed up by specific policies, 
such ENV 31–55 in the Chester City Local Plan. Regarding new development, see below. 
We must also point out that the Historic Environment Team has been losing posts at a 
frightening rate, and in a very few years CwaC may well not have anybody on its strength 
capable of understanding and interpreting its historic assets. (We wonder if it still has the 
capacity to manage the compilation of a work such as the book on civilian life in Roman 
Chester that has just been advertised, let alone undertake the actual compilation; see 
http://www.talkingwestcheshire.org/talking_chester/my_news_-_chester/news_for_2012/october_2012/latest_historical_book.aspx).  
Although we commend CWaC’s vigorous efforts to conserve key assets such as the City 
Walls and Rows, the understanding of Chester’s historic environment needs to be broadened 
to include monuments of the industrial period and World War II. As an aside, the preservation 
and enhancement of historic assets is only marginally relevant to economic prosperity 
(except in terms of tourism, which can easily ‘kill the goose that lays the golden egg’); rather, 
it is economic prosperity that allows preservation and enhancement of historic assets, which 
is ultimately done for cultural reasons.  
 
Re: PD21 High Quality Design and Sustainable Construction  
Local Plan policy will seek to ensure that all new development promotes high quality design 
through the identification of design principles, use of Building for Life standards, and 
guidance on developer contributions. Development must:  
• improve the quality of the public realm, by incorporating appropriate, attractive, 

landscape schemes, open spaces and street scenes;  
• promote safe, secure environments and access routes;  
• respect, reflect and be sympathetic to the character and context of the local and 

surrounding environment, including historic assets and townscape;  
• contribute to a 'sense of place';  
• use public art, where appropriate;  
• include Sustainable Urban Drainage Systems, taking account of the need for water 

efficiency; and  
• mitigate and adapt to the predicted effects of climate change by:  

o meeting Level 6 of the Code for Sustainable Homes (or equivalent) from 2016 on 
new residential development;  

o meeting BREEAM ‘outstanding’ (or equivalent) from 2019 on all other 
developments including refurbishments; and  

o providing evidence of the sustainability of the proposed development, and valid 
justification for not meeting the expected standards where any proposed 
development is unable to meet these expectations.  

7.54  Good design facilitates and contributes to local distinctiveness, a sense of place, and 
civic pride. It improves and enhances the existing environment and helps to attract 
people, business and investment. The quality of architecture and design are both 
significant to the impact of development in urban and rural areas; with good 
development requiring an understanding of the context in which it takes place.  

7.55  High standards of design and local distinctiveness, which build on the existing 
character of Cheshire West and Chester, are therefore important not only for the 
appearance of the area, but also for the creation of safer and more sustainable 
environments.  

 
Comments 
We agree wholeheartedly. However, there needs to be a shared understanding between 
planning officers, councillors and residents as to what constitutes ‘high-quality design’. As 
stated in the Interim Sustainability Report there needs to be a reference to site layout, scale 
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and massing in the design policies; the dire need for this is witnessed by the decision to 
allow the construction of a crude multi-storey block on Delamere Street, totally inappropriate 
in its size and massing to its location in full view of the City Walls and insensitive to the scale 
and detailing of existing nearby buildings. We are unhappy about the provision for a ‘valid 
justification for not meeting the expected standards where any proposed development is 
unable to meet these expectations’: we fear that developers will devote their efforts to 
producing such a justification rather than trying to meet the standards! Finally, we would 
repeat that there needs to be a determination on the part of planning officers and councillors 
to implement design policies consistently.  
 
In the next few years some extremely sensitive sites are likely to be redeveloped: the 
Northgate area, the Linenhall stables, and Gorse Stacks immediately outside the City Walls. 
The area of good-quality and historically interesting building in Chester is actually very small, 
and if these areas are not redeveloped sensitively, the effect on the appearance of the city 
will be devastating.  
 
Regarding local distinctiveness we would urge greater use of brown brick, which is 
characteristic of so many 18th- and 19th century buildings in Chester. At the moment there is 
excessive use of red brick, which was also commonly used in the 19th century in Chester 
(Ruabon brick), but generally on smaller buildings or with grater detailing. In large areas 
unrelieved by decoration it tends to look garish. 
  
Green Belt Background Paper 
  
In our response to the Green Belt consultation in March 2012 we stated: ‘The methodology 
used for evaluating the Green Belt seems to be generally sound, and the outcomes of the 
analysis by and large bear out the soundness of the existing designations. At most, any 
relaxation of the existing Green Belt could only be small without risking considerable loss of 
amenity, and would only be acceptable if steps were taken to rectify the current inefficient 
use of land in and around the city [by out-of town retail parks with large car parks, 
accommodating many shops that could well operate in the city centre] and if there were 
convincing guarantees that any such relaxation was not the 'thin end of the wedge'. 
 
We would also draw attention to the need highlighted in the Interim Sustainability Report to 
‘direct potential releases away from landscape corridors, approaches and areas that make a 
significant contribution to Chester's character’, and under ‘Vision’ in the Preferred Directions 
Report: ‘The special historic setting of Chester will be maintained through the sensitive 
release of Green Belt land to meet its future housing requirements’ (our italics).  
 
Rather than calculate how many hectares need to be taken from Green Belt to achieve 
housing targets that are for the most part debatable, it seems valid to ask what land could be 
taken from the Green Belt without doing significant damage to Chester’s setting. Our analysis 
below is based on the Green Belt Study Area Maps and Tables circulated for consultation in 
March 2012. 
 
The natural landscape around Chester is an undulating plain dissected by a number of river 
valleys. The city is situated on a continuation of the ‘Eccleston Ridge’, at the point where the 
meandering River Dee cuts through the ridge in a gorge to debouch into the funnel-shaped 
valley that contains its estuary. Downstream the north side of this valley is marked by the 
‘Blacon Meadows’ and Blacon Point, the south side by the flat land reclaimed from the 
Saltney Marsh. To the north-west of the city is the Deva Spillway, the Ice-Age channel linking 
the Dee and Mersey valleys and now followed by the canal to Ellesmere Port. To the north-
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east beyond Upton the land falls away gradually to the marshes of the Gowy valley. This 
distinctive landscape has shaped the city’s history; it continues to define its various parts and 
affords striking views, character and interest. 
Area 1 scores highly against the objectives established for Green Belts. Much of this low-
lying area is occupied by an SNCV, the Lache Eyes, the remains of the former Saltney 
Marsh, and it affords excellent views inwards towards the historic core of the city situated on 
higher ground to the north-east and outwards towards the Clwydian hills. It contains at least 
two archaeological sites. The remaining land is noted as in active agricultural use. 
 
Area 2 contains a moat to the west of Wrexham Road, classed as a site of National 
Archaeological Importance. Both Area 1 and 2 are crossed north-west to south-east by a 
green Urban Corridor. 
 
Area 3 again scores highly. Much of it is floodplain occupied by the meandering course of 
the Dee and is in active agricultural use. The whole area forms an important Urban Corridor 
(including the ancient woodland along the Duke’s Drive) that affords striking views towards 
the city. It contains at least three archaeological sites, including the Scheduled site of 
Heronbridge, probably the scene of the Battle of Chester in AD 616 - one of the decisive 
battles of ‘Dark Age’ Britain. 
 
Area 4 is only a small area, already partly built-up, but contains a number of archaeological 
sites, one of them Scheduled. One would also have to worry about the traffic implications of 
developing this area, as vehicles would presumably all have to enter and leave it via the 
Whitchurch Road, which is already quite congested at this point. 
 
Area 5 is another small area but contains archaeological features and is active agricultural 
use. The canal provides a green corridor into the city centre and is an ANCV. 
 
Area 6 scores well. It is in active agricultural use and contains archaeological sites. An 
ANCV around Hoole Hall (which also includes an archaeological site of National Importance) 
occupies over a quarter of the area. There are views into the city from Piper’s Ash, which 
would be absorbed into the city if the area were to be developed. 
 
Area 7 again scores well. Much of it is in agricultural use and a large ANCV surrounding 
Chester Zoo occupies the northern part of this area. The area is noteworthy for historical field 
systems belonging to various periods and especially for a number of Roman military ‘practice 
camps’, most of which are Scheduled Ancient Monuments and are of considerable 
importance for understanding the environs of Chester in the Roman period. 
 
Area 8 occupies a prominent landscape position overlooking the Deva Spillway and, along 
with Areas 9 and 10, separates Upton from Blacon and Chester as a whole from Ellesmere 
Port. Its western edge is occupied by a linear ANCV, separated by a short gap from the 
ANCV around Upton Heath containing Chester Zoo. 
 
Areas 9 and 10 both score very highly. They occupy and link the two major landscape 
corridors created by the Deva Spillway and the old bank of the Dee estuary. These corridors 
separate and define Blacon, Mollington and Upton, and again separate Chester as a whole 
from Ellesmere Port. They offer striking views into and out of the city and from one suburb to 
another. The land is in active agricultural use and contains field systems of a variety of 
periods, some of them very ancient and rare.    
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The present Green Belt thus works well in providing well defined urban edges that reflect the 
local landscape, protecting the setting of the city and stopping its suburbs joining together in 
a meaningless sprawl. It also prevents Chester from merging with the surrounding villages 
and with Ellesmere Port. Leaving aside leisure uses, it contains numerous archaeological 
sites and ANCVs. We therefore consider that CwaC would be hard put to release any of this 
land without contradicting its own expressed aim of maintaining Chester’s special historic 
setting. 
 
In addition we would suggest designating all the currentlopen land around the south side of 
Blacon as Green Belt, ie between Stadium Way, Sealand Road and Saughall  Road/ former 
river bank as far as the former Chester County Borough boundary. This land is currently 
classed as the Urban Corridor and contains several ANCVs, but is gradually being eroded by 
development, while the open areas are neglected. Designation as Green Belt would: 
 
• check the unrestricted sprawl of large built-up areas, and prevent Blacon and the 

Sealand Row commercial areas merging into one another; 
• preserve the setting and special historic character of Chester city centre: the ‘Blacon 

Meadows’ and adjacent escarpment as far as Blacon Point (ie the head of the old 
estuary, containing the medieval Port Pool) are clearly visible from the northern end of 
the city and vice versa; 

• assist urban regeneration: the ‘Blacon Meadows’ have long since ceased to be farmed 
and are in danger of becoming derelict but could be regenerated as a country park; 

 
Once designated this area has the potential to: 
 
• provide opportunities for access to open countryside for local residents; 
• provide opportunities for outdoor sport and outdoor recreation (sports pitches already 

exist in this area, as do allotment gardens); 
• retain and enhance the striking vista of the old river bank and adjoining flood plain as an 

attractive landscape on the edge of Blacon; 
• improve the ‘Blacon Meadows’, which currently have no positive use and are at risk of 

dereliction; and 
• secure nature conservation interests. 
 
P Carrington  
For Chester Archaeological Society 
 
5 November 2012 
 


