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Minutes of Tilston Parish Council Meeting  
held at Tilston War Memorial Hall, 1

st
 November 2012 

PRESENT 
Councillors 
Chairman –  Penny Honeyborne 

Ian Munro Eric Pomfret Nicola Prince Neil Ritchie Zoe Smith 

Clerk – Mrs. Ann Wright 
Non Parish Councillors 
CW&C Councillor Howard Greenwood 
Public - 30 
 
APOLOGIES 
John Bird  
 
DECLARATION OF INTERESTS 
Cllr. N. Prince declared a pecuniary interest in item 7, Accounts and Payments as treasurer to 
the Tilston PTA. 
 
MINUTES 
RESOLVED 12/179 - that the Chairman signs, as a correct record the circulated minutes of the 
Parish Council meeting held on 6th September 2012. 
 
PUBLIC PARTICIPATION 
The clerk reported that the Parish Council’s new information hub is to open on Wednesday 14th 
November 2012 and will be open every Wednesday from 9.30 to 12.30 for members of the 
public to drop in to find out information and to access CW&C services via the internet. 
The following matters were raised regarding the application for 37 dwellings on land adjoining 
Inveresk Road and Greenway:- 

 It was noted that this area of land was always intended to be developed due to the way 
the roads have been constructed however concerns were voiced about the number of 
properties proposed and their density and the result this would have on Greenway and 
Inveresk Roads which are already congested. 

 Would support a sensitive development. 

 What impact will having a 15% increase in properties in Tilston all at the same time have. 

 The application should be supported as development can be a good thing and there 
hasn’t been any development in Tilston for a long time. A high quality development would 
provide existing residents more choice in housing, therefore the council and residents 
should concentrate on the details of the application, materials, design and layout. 

 A question was raised regarding the notice included in the Chester Chronicle on the 11th 
October 2012 which listed the application under departures from Policy. It was confirmed 
that CW&C planning authority has a statutory obligation to advertise planning application 
which are contrary to planning policy, however this does not mean the application will 
automatically be refused. 

 It was noted that the application is against planning policy in three ways:- 
1) Site is designated Open Countryside. 
2) Site is designated Area of Natural Conservation Value. 
3) Site is designated as Green Space. 
There are exceptions which can be taken into account which mean planning would be 
approved in certain cases including applications for affordable housing. 

 It was noted that Tilston is not designated as a key centre for development. 

 It was noted that the Chester and District Local Plan (planning policy) is being replaced 
by a new local plan which is under development the preferred policy options which is 
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currently out to consultation indicates similar planning policy protection will be in place for 
Tilston but this is not yet set in stone. 

 Tilston is a small community village which does not need an influx of houses, the road 
network of rural lanes and narrow bridges cannot accommodate this development. 

 The construction period will have a devastating impact. 

  Will result in a large increase in traffic and congestion. 

 Fox and Hounds and Stretton Dairy sites have already been approved. 

 These are two historic fields. 

 Tilston lacks the amenities of other villages where there has been developments, shops, 
hairdressers, health services etc. Tilston has 1 shop and 1 public house. 

 These houses will create a commuter environment not a community. 

 Infrastructure is inadequate to cope. 

 Although there is some need for development this should just meet the communities 
needs. 

 Questions were raised regarding the managed conservation area proposed behind the 
War Memorial Hall, who would this be owned by and who would manage it. It was 
confirmed the Parish Council had no further information on this matter.  

 It was noted that the Doctors surgery was under pressure a number of years ago and 
that development has taken place since then. 

 Bishop Heber High School is already full. 

 It was suggested that the amenities e.g. school, shop, pub and church need young 
families to support them. 

 It was noted that these needs are met by natural turnover of houses. 

 It noted that a large number of families could already be classed as commuters but they 
contribute a huge amount to the community. 

 A resident of Greenway noted he already parks his vehicle on the kerb to allow 
neighbours to get past and that the road is not wide enough for increased vehicle 
movements and raised concerns about emergency vehicles access. 

 Further questions were raised regarding the proposed conservation area? Would it be 
gifted or loaned to the community and developed on in the future? 

 It was noted that the application should be considered on its own merits not taking into 
account the proposed conservation area which was regarded as a ‘sweetener’. 

 Questions were raised regarding the ownership of the site. 

 It was noted that Great Crested Newts had been identified on the proposed site and that 
mitigation measures would have to be included in the application but that these would 
have to be improved by English Nature. 

 It was noted that despite Ladson’s, who own both sites (Inveresk Road ad behind the 
Hall), being well aware of the Halls need for a car park that had not been suggested. 

 It was suggested residents would prefer to keep the existing wildlife area than create a 
new one. 

 It was noted the proposed site comes from the medieval town fields system and has a lot 
of tree species and wildlife on it, the ancient hedgerow includes seven or eight species of 
trees in it.  

 Residents had received letters regarding changes to tree preservation orders on six or 
seven trees on the site. It was understood these trees had been subject to two TPOs 
1974 and 1998, and that the 1974 order was to be lifted as it had been replaced by the 
later one. 

 Any tree with a TPO needs planning permission to be felled or even maintained. 

 It was noted that translocation of newts is not effective as they always find their way back 
to their original location. 

 Question was raised whether repairs to any damage to Inveresk Road and Greenway 
would be funded by the developer. 
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 Questions were raised regarding whether the drainage system could cope with the 
proposed development. 

 It was noted that application is due to be heard by the CW&C planning committee, the 
date of which will be confirmed nearer the time, residents would have three minutes to 
voice their objections at the meeting as would a Parish Council representative. The clerk 
will circulate the meeting date when confirmed. 

 The application site had been considered in the 90’s when two applications were refused 
and were later withdrawn from appeals. The site had also been argued over at the public 
inquiry into the Chester District Local Plan when the inspector upheld the designation of 
the fields as Areas of Nature Conservation. It was agreed this designation should not be 
set aside lightly as a result of a planning application and that any changes of designation 
should been considered only as part of the development of the new local plan and 
therefore be part of a rigorous scrutiny and consultation process including a public 
enquiry. 

 It was noted that Bernard Wright, Broxton Barn Owl Group has identified 37 species of 
bird in the hedgerows. 

 It was suggested members of the public may wish to attend the planning committee to 
show the strength of support even if they were not speaking. 

 The clerk stressed that residents should submit their own comments for the application. 

 It was noted that Tilston, Farndon and Cuddington Parished would have equal 
nomination rights for the six affordable homes on the Stretton Dairy Site. 

 It was noted the proposed footpath across private land from the site to Church Road 
would not be permitted by the landowner. 

The chairman closed public participation and thanked all members of the public for 
attending. 
 

PLANNING 
It was noted that the community does not want large scale development as is noted in the 
Parish Plan. 
It was noted that the development was neither needed or wanted and that the applicant has 
failed to prove the case on either grounds. 
RESOLVED 12/180 – that the council OBJECTS  to application12/04319/FUL, Erection of 37 
properties and associated landscaping and highways, land adjacent to Greenway and Inveresk 
Road on the following grounds:- 
Location & Sustainability 

 The application is contrary to policy ENV1 of the Chester District Local Plan  as the 
proposal can not be regarded as a sustainable development which will improve living 
standards for residents of Tilston or enhance or protect the environment. 

 The application is contrary to policy ENV17 which designates the application site  as 
green space.  The loss of this green space can not be justified or mitigated. 
It should be noted that it is the opinion of the residents of Tilston and the Parish Council 
that this designation should be maintained and continued as part of the developing Local 
Plan . 

 The application is contrary to policies ENV 27 ad ENV 29 as the proposed site is 
designated as an Area of Nature Conservation Value, any mitigation measures to protect 
the biodiversity of the site would only protect a very small percentage of it due to the 
scale of building proposed therefore the majority of the site's unique biodiversity would be 
lost for good. 

 The application is contrary to HO7 as the site is Open Countryside. Tilston is not 
designated  as a location for significant growth or to accommodate the housing needs of 
other parts of the Borough due to its size, isolated rural location, limited services and 
facilities, inadequate road network  and lack of public transport. 
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Traffic 

 The application is contrary to policy GE3 as the proposed development will substantially 
increase additional hazards to residents, the development will therefore have a 
detrimental impact on amenities particularly for the residents of Inveresk Road  and 
Greenway . 

 The application is contrary to policy TR19 as all the roads in and around Tilston are 
narrow and hazardous country lanes, with a history of accidents, injuries and fatalities 
and which will struggle to accommodate increased traffic movements this proposal will 
create. The volume of traffic will also substantially increase in the area due to the 
combined effects of the housing developments in Malpas, Stretton and from the Fox and 
Hounds development in Tilston. This increased volume of traffic will result in a higher 
probability of accidents resulting from the proposed development.  

 It should be noted that the junction of Inveresk Road, Malpas Road and Duckington Lane 
is inadequate as a result of the lack of visibility due to the nature of the road and parked 
vehicles. This has been recognised by CW&C highways department who are currently 
consulting on a traffic order to  introduce double yellow lines at the junction. 

 A major concern is the Church Road, Malpas Road, Stretton Road and Carden Lane 
cross-road  which is already a hazardous junction due to its restricted layout and 
presence of a working farm. Increased  traffic loading from the above combined 
developments coupled with through traffic to Wrexham will increase the likely-hood of 
congestion and accident. 

 Junctions at the Cock of Barton, Duckington Lane and Carden Lane provide the main 
access from Tilston to the major road network are all hazardous and below highways 
standards due to the lack of visibility and the speed of vehicles. 

 The Council also has deep concerns of highway safety particularly with regard to more 
vulnerable residents of Tilston during construction if the application is approved. 

Housing Need 

 The scheme is not required to meet the housing need of Tilston as is evidenced by the 
housing needs survey conducted by the Parish Council in August 2012. The 
development which is already under construction  at the former Stretton Dairy, the Fox 
and Hounds development  which is due to start imminently  and the approved 
development at Isle farm will meet Tilston’s housing requirements for  the next five years. 

 The emerging local plan highlights the requirement for developers to consult with  the 
Parish Council and that housing applications should reflect the needs of the community, 
this  is clearly not been the case with regard to this application. 

 It should be noted that the findings of the Tilston Parish Plan clearly illustrate that 
residents of Tilston do not want to see large scale development with 79% of respondents 
supporting schemes of ten houses or less which would not urbanise the village. 

 There is a rising population of elderly people in Tilston and the proposed development 
makes no allowance for houses more suited to the elderly residents.  

Design & Character 

 The application is contrary to policy ENV 2 as the standardised house designs and layout 
used in the development are not sympathetic with and do not reflect the distinctive 
character of Tilston, they do not respect or contribute positively to the character of the 
area including the conservation area, rural character or streetscape of Tilston which 
includes numerous listed buildings. It should be noted that Tilston has a varied and 
diverse character and has a locally distinctive development pattern. 

Consultation  

 CW&C policy states that developers should consult with communities ‘early’ in the 
planning process. It should be noted that the developer did not consult with community 
until August 2012 despite drawings being dated as early as January 2012. Despite the 



195 
 

public consultation which took place no changes have been made to the initial 
application. 

 It should be noted that the developer did not consult the Parish Council, but was in fact 
approached by the Parish Council and invited to attend a Parish Council meeting. The 
developer declined, although did offer to meet in private with selected residents. This is 
particularly disappointing as Tilston Parish Council has a history of positive relations with 
those seeking planning permission in Tilston, which has resulted in the implementation of 
approvals which have the support of the community. 

 It should be noted that a petition was submitted to the Parish Council at their September 
2012 meeting which was forwarded to the head of planning at CW&C, the petition 
contained 101 signatures from residents throughout Tilston who  opposed the proposed 
residential development on land of Inveresk Road. 

It was agreed that background information compiled by Cllr. Ritchie should also be included in 
the submission page 196 to 204 of the minutes book. 
The Council thanked Cllr. Ritchie for his hard work on this application. 
 
CHURCH ROAD FOOTPATH 
It was noted that a grant application had been submitted to CW&C but it was not known if it 
would be considered at the next funding meeting or after Christmas. 
The clerk would work on a simple consultation leaflet which can be circulated to every home 
which would be agreed by the councillors and Mr. Stephenson, it was also agreed the Parish 
Council would have a stall a the Schools Christmas Fair on the 30th November from 6pm to 
consult on the path proposals.  
The clerk had produced a new path agreement based on the two the council had received this 
was currently being check by CW&C’s legal team, once that had been returned it would 
circulated to councillors for agreement and a meeting arranged with Mr. Lewis  to seek his 
approval. 
The clerk had also circulated responses to questions raised regarding the path’s safety audit. 
 
ACCOUNTS & PAYMENTS 
RESOLVED 12/181 - The council accepted the accounts as recorded on page 62 of the cash 
book. 
Cllr. N. Prince left the meeting and took no part in the following discussion. 
RESOLVED 12/182 – that the council donate £125, the remainder of the Jubilee grant from 
CW&C, towards a bench to mark the Jubilee in the newly created school eco-garden at Tilston 
Primary School. 
RESOLVED 12/183 – That the council return the £100 jubilee donation from the Wakes 
committee as it had not been used. 
RESOLVED 12/184 – To pay the clerk’s salary for the period week commencing 10th 
September 2012 to 29th October 2012 inclusive £230.16 and reimbursements £1.96. 
 
The meeting closed at 8.35pm. 
 

The Next scheduled PARISH COUNCIL MEETING is on  
Thursday 3rd January 2013 from 7.00pm. 

 
 
 

Signed      ………………………..                   Dated   ……………………….. 
 
 

Ann Wright 
4

th
 November 2012. 
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Erection of 37 properties and associated landscaping and highways works, Greenway and Inveresk 

Road, Tilston. 

Application no. 12/04319/FUL 

Jones Homes 

Comments on Jones Homes’s planning application and supporting documents. 

Background document to Tilston Parish Council’s response. 

1. Foreword 

1.1 Tilston Parish Council has been consulted by Cheshire West and Chester Borough Council on Jones 

Homes’s planning application to erect 37 dwellings off Inveresk Road Tilston. The following comments 

are the Parish Council’s response to statements contained within the planning application and its 

supporting documents. 

1.2 Tilston is a small, isolated village of some 260 houses with limited facilities and infrastructure and 

remotely located from employment and services, to which it is poorly connected. The proposed 

development would be the largest in Tilston for forty years and if approved would amount to an increase 

of 15% in the number of houses in the village. It is of great significance to this village. 

1.3 Jones Homes make no claim that the development is needed to meet the needs of Tilston nor of its 

surrounding area but claim an overriding need for new residential development in West Cheshire.  

1.4 Tilston Parish Council, following the adoption of the Tilston Parish Plan, have recently conducted a 

survey of housing needs in the village, which confirms that this housing is not needed for the village. The 

Parish Council points out that current Local Planning policy does not identify Tilston for housing growth 

to meet the housing demands of the wider area. Tilston Parish Council’s view, supported by the Chester 

District Local Plan Inspector in 2002, is that the small size, limited facilities and remote rural location of 

the village and its lack of local employment make it an unsuitable and unsustainable location for housing 

growth for the wider area. The Parish Council emphasises the importance of preserving high quality open 

countryside for the benefit of future generations.  

1.5 Jones Homes propose to build on land which is wholly in open countryside and which is designated 

Greenspace and Area of Nature Conservation Value under Local Plan policy. Jones Homes have not 

stated what community needs would be met by this development, such as to justify overriding that 

designation as required by the conditions of this policy. Jones Homes have carried out a desk survey and 

a one day survey of the ecology of the site, followed by a survey for Great Crested Newts and claim that 

the Greenspace designation is no longer up to date. However the evidence of their survey justifies the 

continued application of this policy to this site. 

1.6 Tilston Parish Council submit that no planning conditions would be capable of mitigating the 

fundamental deficiencies of this application and request that it be refused. 

2. Housing Need  
2.1 Jones Homes’s Planning Statement asserts that there is an overriding need for new residential 

development in Cheshire West, quotes the North West Regional Spatial Strategy (RSS) targets for 2003-

21 and CWAC’s 2010 Strategic Housing Market Assessment figures, points to the need for a five year 

supply of housing land and states that only a 2.9 year supply is currently available, or 3.5 years if the 

recent permission at Cuddington is included. 

2.2  Cheshire West and Chester Borough Council’s emerging Local Plan, Preferred Policy Directions 

(PPD), states that the RSS figures are now out of date, having been based on economic forecasts which 

have not been achieved – indeed there has been a reduction of some 4,900 jobs in the Borough between 

2008 and 2010 and the housing market has declined substantially – and proposes lower figures. The RSS 

is soon to be revoked, the consultation period for the Local Plan PPD will conclude on 12
th

 November 

and therefore the latter will soon be the principal guidance. Further, a number of additional planning 

permissions for major housing development have been granted recently, including in Farndon, which is in 

the same Ward as Tilston. The Borough Council’s Interim Housing Planning Policy Statement sets out to 

“increase the supply of new housing of the right type and in the right places”. Therefore the figure for the 

available housing supply should be adjusted and the appropriate location of that supply should be fully 

considered. 

2.3 Jones Homes’s Planning Statement refers to three criteria of the National Planning Policy Framework 

which would apply if a development plan is absent. It is hard to argue that the existing saved Chester 
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District Local Plan is absent - clearly the policies exist and apply – but the criteria of the NPPF are worth 

considering as guides to good planning: 
- Every effort should be made to identify and meet the needs of an area:  Jones Homes’s application includes 

no details to indicate that this has been done, whether for Tilston or the surrounding area. Tilston Parish 

Council has recently completed its Housing Needs Survey of the village, following the adoption of the 

village’s Parish Plan. This shows that there is no need for this development. 

- Make fullest use of public transport, walking and cycling in actively managing patterns of growth and 

focus significant development in locations which are or can be made sustainable: Jones Homes’s 

application refers to travel within the village and the bus route to Chester and Whitchurch, but does not 

assess whether or not Tilston is a suitable place for growth in the context of a well planned pattern of 

growth. In view of the lack of employment, services and amenities in Tilston the majority of residents will 

have to travel significant distances to access the main centres of employment and services such as Chester, 

Wrexham and Whitchurch.  In view of the very limited public transport available to these centres – or none 

in the evenings, on Sundays nor to Wrexham – the substantial majority of all trips will be by private car. 

This growth in this location is not sustainable. 

- Reduce the need for major transport infrastructure:  No major infrastructure is proposed but none of the 

road accesses to the village are of a safe standard, capable of meeting the demands of modern traffic levels. 

There is no lane to the village which does not at least for some of its length narrow to a single vehicle 

width. These lanes contain many blind corners and narrow or humpback bridges. Accidents and/or fatalities 

have occurred on all these lanes. Access to the principal road network is at one or other of two junctions to 

the busy A534 or one junction to the busy A41. None of these junctions has adequate visibility and 

accidents, including fatalities have occurred at all three. Clearly there would be a need to improve these 

roads and junctions if Tilston were to be earmarked for growth. 

2.4  Jones Homes’s Planning Statement also refers to the priorities for a sequential approach to locating 

development under policy DP4 of the RSS, namely: 
- Within a settlement 

- Within suitable infill opportunities 

- Well located sites in relation to jobs, housing and other services. 

2.5  Yet the proposed development is not within the settlement of Tilston, not on an infill site and is 

poorly located in relation to jobs, housing and other services. 

2.6  Jones Homes, in a later response to comments from the public consultation, state that “It would be 

unsustainable to locate this (the balance of the housing supply) all in one or two areas of the Borough 

and therefore centres such as Tilston would need to provide for this shortage.”  This of course would not 

be the consequence of the proposed development not proceeding. The Local Plan PPD does in fact set out 

where housing provision should be allocated and sets out a process under Policy PD04 for the 1,900 

dwellings not allocated to Key Service Centres, namely “Developments in settlements outside of key 

service centres could be met through small infill and windfall sites and rural exception sites.”  Under the 

same policy it goes on to say “The Local Plan will identify local centres and what development may be 

appropriate within them ( depending on amongst other things whether in a green belt or non green belt 

location), but will allow local communities to determine if and how they wish to bring forward new 

development that would contribute to meeting community need. It is considered that in the smaller 

settlements local people are best placed to judge what new development is needed to support their 

communities and these decisions should be taken forward through the preparation of Neighbourhood 

Plans.” 

2.7  Clearly that part of the local plan process has not taken place yet, but it is in the interests of good 

planning that premature decisions should not be taken until it has. The Tilston Parish Plan has been 

adopted by Tilston Parish Council and the Parish Council has recently completed the Housing Needs 

Survey of the village, which have together identified the community need. These do not support the 

proposed development. 

2.8  Tilston Parish Council considers that in view of current developments in or near the village – 11 

dwellings at the Fox and Hounds which are about to start on site, 31 dwellings at Stretton Dairy, one mile 
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to the north of the village of which Tilston would share nomination rights for the affordable dwellings, 

and four dwellings at Isle Farm in the village, which together would more than cater for the natural 

growth of the village over the next five years – 9 dwellings, assuming a natural growth rate of 0.7% pa – 

there is ample time for that process to take place and that any further development of Tilston at the 

present time would be premature. There is certainly no overriding case for housing growth to be located 

in Tilston. 

2.9  This particular site, despite its accesses from Inveresk Road and Greenway has a significant planning 

history, having been subject of planning applications for housing development in 1997 and 1998, both of 

which were refused. The land, which is in open countryside was designated in the Chester District Local 

Plan (CDLP) as Greenspace. This designation was challenged by Linden Homes NW Ltd who proposed 

an indicative number of 26 dwellings on the site. This issue was examined at the Public Inquiry into the 

CDLP by the Inspector RM Poppleton and his report of July 2002 includes the following: “Having 

regard to the relative isolation of Tilston and its very modest level of facilities, I do not regard it as a 

local service centre in the same way as places like Tattenhall, Tarvin, Farndon or Malpas. Therefore the 

proposed allocation would not support the objectives of CSP ( Cheshire Replacement Structure Plan 

2011) policy T2. Although CSP Policy HOU 4 seeks to guide new housing allocations away from the 

green belt and the ANCV, the Council is therefore right in not identifying it for housing growth. In my 

opinion the alleged rural-urban housing-population imbalance should not be addressed in this location.” 

2.10  This is therefore the current local planning policy for this village and this site and while the CDLP 

is to be replaced in 2014 by the new Local Plan these are material planning considerations and the 

substance behind them is as relevant today as it was then. 

2.11  Jones Homes have stated that there would be an improvement in “the sustainability of the village as 

the local shop and public house would benefit from new and additional residents.” Tilston Parish Council 

acknowledges the contribution that additional numbers of residents may make to supporting local services 

and amenities and indeed expects that the developments at present under way at Stretton and at the Fox 

and Hounds as well as further development at Isle Farm which has not started yet, will make such a 

contribution. Tilston is an active and lively community and supports many facilities and organisations 

through the commitment and enthusiasm of its residents. This has continued to be the case for many years 

despite the small size of the village. The Parish Council feels that any development should be in scale 

with the needs for growth of the village and should keep pace with the timing of those needs as they arise. 

The integration of people into the community is considered to be more effective if the rise in numbers is 

gradual than if a large number of people arrive all at one time. While many commuters do contribute to 

the life of a community a large influx of people all at one time can create a community within a 

community to the detriment of the overall cohesion of that community. Residents have expressed 

concerns about the impact of such major development for these reasons. 

3 Greenspace 

3.1  This land is designated under policy ENV 17 of CDLP. Jones Homes quote the policy in their 

Planning Statement, but go on to state that they “feel that this policy is no longer up to date and therefore 

little weight should be attached to it.”  They assume that it was historically allocated due to its wildlife 

assets at the time, but that the evidence base for these has long been superseded. They add that “there are 

now no species of any merit within the site” and “the site is private and therefore not accessible by 

members of the public”  and “there will be no loss in terms of recreational, landscape, wildlife or 

cultural facility and that this application proposes an accessible area of greater quality.” 

3.2  The land was also included as an Area of Nature Conservation Value under policy ENV 29 of CDLP 

and is shown accordingly on the accompanying map. 

3.3  In relation to these policies Jones Homes state that “the ecology report does not identify any features 

that are not being mitigated against. As part of this application a recreational and managed wildlife area 

is being proposed to provide an improved wildlife habitat.” Tilston Parish Council is of the view that this 

is an answer to the wrong question, namely whether or not the harm to wildlife can be mitigated. In fact 

their report identifies much harm to the natural ecology which cannot be mitigated, but the key question is 

whether or not the policy designations applied to this site in respect of its ecology are still justified. It is 

arguable that a planning application is not the proper place for challenging a Local Plan policy 

designation – after all the policy has been arrived at from a process of proposal, public consultation, 

submission of evidence and contrary evidence from experts, examination and cross examination in public 
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under an Inspector appointed by Government reporting to the full Council for the adoption of his or her 

recommendations. 

3.4  Clearly by accepting the need to provide the replacement area and the landscape and wildlife 

mitigation measures  Jones Homes do accept much of the value of the site for wildlife. 

3.5  Jones Homes have commissioned a Habitat Survey and a Great Crested Newt survey from CES 

ecology, consultants. This included a single visit walk-over survey followed by a detailed survey of Great 

Crested Newts. This bears out the value of this land for wildlife and supports the existing designations 

and there are several other considerations which have been missed in their report. 

3.6  These fields were designated Greenspace to take into account a biodiversity survey carried out in 

1992 ( deposited with the landscape officer of the former Chester City Council), their wildlife habitat, 

their historical nature and their location at the edge of the village. They were two of three fields so 

designated, which together with the land of Inveresk Road were Town Fields which served the village in 

medieval times. The larger field was known as Townfield Croft, the smaller field as Lower Townfield 

Croft and the third field, to the west was known as Dods Croft. Inveresk Road was made up of Town 

Field and White Butts. From their characteristic ridge and furrow formation and long curved shape they 

are considered to have originated as ox ploughed fields of the thirteenth century and to have been 

enclosed no later than 1490. The ridge and furrow formations are most clearly pronounced in the larger 

field and are still evident in the two outer fields. The history of these fields is contained within the study 

entitled “No Object of Interest or Curiosity? A Landscape History of the Township of Tilston” by Jane 

Stephenson, 1990, of which a copy was provided to the former Chester City Council. This study was 

conducted under Graham White of the University of Liverpool, Chester College who in his “Articles in 

Cheshire History” had carried out detailed field surveys in the local parishes of Tilston, Shocklach and 

District, indicating that these are the only places in West Cheshire where the medieval settlement and its 

related fields still co-exist, relatively unaffected by development.  

3.7  These fields are therefore important evidence of Tilston’s past and of great historical significance to 

West Cheshire. As such it is vital that they be preserved intact. 

3.8  Penetrating to the heart of the village these fields contain a rich variety of bird life, which was 

detailed in a survey carried out in March and April 1999 by Bernard Wright of the Broxton Barn Owl 

Group. He identified 37 species of bird seen and heard at the site and noted that the hedges were very old 

and that with the wide range of species present in them, including the many large mature trees containing 

good cavities that may be used as nest sites and the juxtaposition of rough pasture next to the village 

gardens this area made for an excellent wildlife habitat. The development of this land for housing would 

drive away most of these birds and the wildlife and indeed imperil the existence of the hedges and trees 

notwithstanding any attempts to plan around them. 

3.9  As referred to previously the  Greenspace designation of this land was challenged by Linden Homes 

NW Ltd and examined at the Public Inquiry into the CDLP under the Inspector RM Poppleton. His report 

of July 2002 includes the following: “The criteria (for the Greenspace designation) also include wildlife 

species that are important for their nature conservation value as defined under the Chester District 

Nature Conservation Audit 1994. The eastern two paddocks of the objection site (the land in question) 

are included within the Tilston ANCV because it comprises semi improved grassland. Policies DENV29 

and 31 are thus relevant to the consideration of any development proposals affecting this land. There is 

no dispute about the amenity and nature conservation value of the ANCV around Tilston and the objector 

states that the site is “above average” in comparison to neighbouring farmland. Although the objector 

expresses concerns about the detailed level of survey work undertaken in the modified phase 1 Habitat 

survey, nothing convinces me that the presence of this type of rare habitat is not worthy of protection. 

Moreover, although the site comprises a cul de sac within the ANCV it nevertheless makes a significant 

contribution to the mosaic of valuable habitats evident in this locality. …………  Given the nature of the 

nature conservation interest any substantial reduction in the extent of the semi-improved grass would 

erode the robustness of the ANCV. 

The objector suggests that the nature conservation interest could be accommodated as public open space 

within any development scheme. I am not convinced by this argument and consider that reduction of 

interest would inevitably result. The proper management of the hedgerows and their enhancement might 

lead to an increase in wildlife species and the cessation of grazing might increase the site’s floristic 

richness. However such explanations would depend on their being no adverse impact from bringing 
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residential uses closer to valuable features of the site. Again I am unconvinced that this would occur. 

Therefore it must be doubtful that suitable mitigation and compensation could be provided. 

Whilst it is appreciated that the nature conservation value of the site could be lost through the 

introduction of a different farming regime, I consider there is sound justification for identifying this site 

as being subject to policies DENV29 and 31 and by association to a modified policy DENV 19 (now ENV 

27 and 29 and ENV 17). The plan would not be improved through the deletion of this designation, 

although the Council has recognised that the “interests” that warrant a site’s inclusion should be clearly 

shown on the proposals map. 

3.10  Jones Homes’s report by CES Ecology contains a number of findings, which taken together strongly 

support both the designations of this land and the Inspector’s conclusions. 

- The habitat survey refers to the smaller field as “semi-improved grassland indicated of higher value to 

wildlife” and their GCN survey refers to the larger field as “Horse grazed semi-improved grassland” and 

the smaller field as “un-grazed semi-improved grassland”. 

- The survey refers to the hedgerow and scrub habitat for birds, possibly Great Crested Newts (GCN) and 

reptiles and to the trees and hedgerows as good nesting for birds and as potential for bat roosting. 

- It refers to hedgerows that date back to the original enclosure of land, which therefore are of historic 

importance and which conserve and enhance biodiversity and provide importance links to support bio-

diversity.  

- It states that the site has potential to support legally protected wildlife species and recommends a survey 

for bats, (which has not been done) and a survey for GCN, which has been done and which has identified 

this site as part of the habitat for a local population of GCN as well as smooth newts based on two ponds 

in the adjoining field to the south. The application proposes the formation of a replacement habitat, 

remote from these two ponds, based on the formation of two new ponds and the translocation of the GCN 

found and trapped within the site to the new site. This would be subject to a Natural England GCN 

mitigation licence. No survey has been done into other legally protected species. 

- 14 species of birds were considered by CES as possibly present on this site and a survey was 

recommended, which has not been done. 

- Brown Hare were not observed but it was considered possible that they may use the site as it is currently 

suitable for them. 

- The on-site pond was not considered suitable for the lesser silver water beetle. 

- The site was considered suitable for grass snakes and provision for reptiles was to be included in any 

mitigation measures. 

- There was no suitable habitat for water vole. 

- The survey of the fields identifies 23 plant/wildflower species in the smaller field and 18 in the larger, 

which are substantial numbers and confirm the value of these fields as habitat. 

- The survey of the hedges identifies 8 species (6 woody) in the south hedge, 10 in the middle hedge, 7 (5 

woody) in the west hedge and 6 in the north hedge. These confirm the antiquity of the hedges and their 

wildlife habitat value. The landscape plan acknowledges this by designating the middle, western and 

northern hedges as “Important Hedgerows” under the Hedgerow Regulations 1997. 

3.11  Taken together, the historic town fields, the ridge and furrows and semi-improved grassland, the 

ancient important hedgerows, the existence of one or more protected species, the number and range of 

hedgerow and field plant species, protected hedgerow oak trees and other tree species, the wide variety of 

bird life and the suitability of this habitat for a wide range of species, both protected and not protected, 

clearly justifies Inspector Poppleton’s recommendations on the designations applied to this site. The loss 

of any one element, whether hedges, trees or grassland would substantially undermine the value of this 

habitat. The proximity of new residential development, bringing roads, houses, people and their pets into 

close proximity with remaining elements would severely curtail the bio-diversity of the site. 

3.12  While the translocation and mitigation measures in the application apply primarily to the GCN no 

consideration has been given by the applicant to the wider issue of the loss of this habitat across the 

broader range of bio diversity supported by this site. 

3.13  Neither the history, grassland, trees, hedgerows nor the habitat as a whole can be replicated on any 

new site, nor should it be overlooked that the translocation site already has habitat value of its own. The 

loss of the application site would therefore result in a net loss of 1.86 hectares of wildlife habitat in an 

important Area of Nature Conservation Value. 
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3.14  While policies ENV 27 and 29 allow for development with mitigation, policy ENV 17, Greenspace, 

does not, except if the development is “To meet the essential recreational or community needs of local 

people; and, 

Would occupy only a small part of the space and that the recreation, landscape, wildlife and /or cultural 

value of the space will not be significantly adversely affected”. 

3.15  The recreation and community needs of local people are provided for elsewhere in the village and 

the proposed development is not required to meet these, therefore the second criterion does not come into 

consideration. However, clearly the proposed development would not conform with either part of the 

second criterion, which would limit any conforming development to 15% of the site. It would occupy the 

whole of the site and the landscape, wildlife and cultural value would be significantly adversely affected.  

3.16  Tilston Parish Council therefore submits that the development proposed is contrary to Policies 

ENV17, 27 and 29 and should be refused on those grounds. 

3.17  The CDLP contains policy HO7 regarding housing in the open countryside. Open countryside is 

defined as “that part of the rural area beyond the existing built form of any settlement”. The policy 

states: “In the open countryside the construction of new dwellings will not be permitted other than in 

accordance with policy EC 23.”  Policy EC 23 allows exceptions in the case of new dwellings for persons 

engaged in agriculture, forestry or other rural enterprise. The proposed development site is entirely 

outside the built form of the settlement of Tilston and the proposed dwellings are not intended to comply 

with policy EC 23. Therefore if the land were not covered by policies ENV17, 27 and 29 the proposed 

development would not be permitted under policy HO7. 

3.18  Cheshire West and Chester’s emerging Local Plan contains clear indications that the natural 

environment will continue to be protected. Within the Preferred Policy Directions policy PD19 shows the 

intention to “create, protect, manage and enhance: 

An integrated network of high quality multi-functional green infrastructure both within the Borough and 

the wider sub-region, including the Mersey Forest; 

Sites of biodiversity and geodiversity to ensure a coherent, resilient and functional network; 

The quality, quantity and accessibility of existing and new open spaces, sport and recreation facilities;  

and 

Protect and enhance the landscape character and green spaces within the Borough; and 

Support where appropriate ……………. The designation of local green spaces……………. .” 

3.19  The PPD also states that “outside of recognised settlements policies will restrict development to that 

which requires a countryside location. New building in isolated and remote locations will generally be 

resisted in line with the National Planning Policy Framework.” 

3.20  Therefore, although detailed policies have not yet been developed, it is clear that the new Local Plan 

will have policies to support greenspace and restrict development in the open countryside and there can 

be no reason to suppose that the present application would be any more acceptable under such policies. 

  

4 Highways and Access 

4.1  Jones Homes have commissioned a report from Sanderson Consulting Engineers and state that the 

scheme is acceptable in highways and sustainability terms in relation to surrounding facilities. They 

justify this in describing Tilston as a walkable neighbourhood and by the existence of a bus service to 

Chester and Whitchurch. 

4.2  The sustainability of Tilston as a location for growth has been discussed above. Clearly it has not 

hitherto been regarded as a sustainable location for growth. There has been no change in recent years in 

the physical relationship between the village and the surrounding areas to improve that situation, while 

issues of sustainability, as well as the cost of travel, have become more important. The Parish Council 

feels that Tilston is not a sustainable location for growth of population. 

4.3  Tilston is off the beaten track, 13 miles from Chester and 9 miles from both Wrexham and 

Whitchurch. 

4.4  Almost all of the goods and services that people require generate trips by car to these towns or the 

nearest large village Malpas, which has relatively few services, but more than Tilston. It has been 

calculated that each house will generate between 6 and 9 vehicle trips per day or 222 to 333 per day for a 

development of 37 dwellings. 
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4.5  For those who cannot use a car the public transport is limited to few destinations, is infrequent and 

provides little service outside travel to work times and none in the evenings nor on Sundays. Walking and 

cycling are not feasible alternatives and there is no provision of safe routes for these purposes. Reliance 

on a car is inevitable for those who can afford it and even for those people with limited means, for whom 

the burden of cost can be substantial. For those who are not able to afford it or who are not qualified to 

drive and who have no one to drive them, getting about is extremely difficult. The community car scheme 

that used to exist is no longer able to function in this area and the community bus scheme, which is 

primarily aimed at serving travel to school and the elderly day care scheme in Malpas is only able to 

provide very limited services at restricted times. 

4.6  The lanes serving Tilston are inadequate and unsuitable for serving further growth of the village. 

4.7  Tilston is 1.75 miles from the nearest main roads, the A41 and the A534. None of the five lanes 

serving the village is wide enough for two vehicles throughout its length. The lanes contain many blind 

corners and narrow or humpback bridges. 

4.8  Residents are aware of and have personally experienced collisions, injury accidents and fatalities 

along all of these lanes. Young drivers have been especially vulnerable. Near misses are commonplace 

and cars usually have to pull in to the side and onto the verge to avoid any large vehicles. In certain 

narrow sections drivers have to reverse to the nearest passing place to give way to other vehicles. 

4.9  None of the accesses to the main roads is safe. Whether at Barton or Clutton at the A534 or at 

Duckington at the A41, the visibility at these junctions is poor and below safe highways standards. There 

has been a continuous record of accidents, including injury accidents and fatalities at and near these 

junctions. 

4.10  Within Tilston the residents of Inveresk Road have expressed concern about the impact on road 

safety of the additional traffic along the residential road. The influx of this additional traffic, all having to 

use the existing Inveresk Road and its junction with Malpas Road would seriously detract from the 

amenity and safety of the existing residents of Inveresk Road and their children and including the elderly 

and infirm people who live in this road.  

4.11  The Parish Council have recently acted with the highway authority on the concerns of all local 

residents about the safety of the junction between Inveresk Road, Malpas Road and Hob Hill (one of the 

two principal accesses to the village), which is a staggered junction where visibility has been hampered 

by parked cars. The highway authority have now published a traffic order to consult on the 

implementation of double yellow lines on all four quadrants of this junction. However the Parish Council 

recognises that further parking restrictions on Malpas Road would be unfeasible and that frontagers will 

continue to have to park their cars at the kerbside, continuing to obstruct visibility at this junction, 

because they have nowhere else to park their cars. 

4.12  Nearby at the War Memorial Hall, where again there is very limited parking on site, there is 

frequent congestion due kerbside parking on Malpas Road in front of the hall and along the road when 

events take place. This is a hazardous place for pedestrians because of the lack of a footpath, or space for 

a footpath, along the south side of the road for 70 yards opposite the Hall and pedestrians may risk 

walking in the road at this point. 

4.13  The other principal access to the village is at the Carden Arms, where Malpas Road starts at a 

junction with Church Road and Carden Lane. This is a highly unorthodox junction with very little 

visibility from its approaches from Stretton and Carden, both of which are very narrow and screened by 

the buildings forming its corners. This is a junction with very limited capacity and which requires 

extremely careful driving. 

4.14  Tilston Parish Council is therefore concerned that additional traffic hazards will be created at these 

several parts of the local road system by the additional traffic that will be generated by the proposed 

development. 

4.15  Sanderson Consulting Engineers state that “no junction assessments or analysis of the impact of the 

development on the local highways is required as part of this planning application”. Tilston Parish 

Council strongly considers that these matters are a material consideration and should be fully examined 

and taken into account in a planning application involving growth on this scale. 

5 Design 

5.1  Jones Homes state that the design has evolved over time following discussions with planning officers 

and the public. It is evident from the dates on some of the drawings that design work had started by 
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January 2012. The Parish Council are not aware of any public involvement before August 2012, when 

Jones Homes issued their consultation leaflets within the village. 

5.2  Jones Homes’s application includes a design and access statement as required by the Borough 

Council. This document, prepared by MPSC, includes a context appraisal. What is striking about the 

context appraisal is how narrowly the confines of the context have been drawn – the images of the village 

illustrated as context are restricted to the modern estate homes of the 1960’s and 70’s of Inveresk Road 

itself and low-cost homes built in the 1990’s. What is missing is any appraisal of the context of the village 

itself. Given that this development would be a 15% increase in the size of the village it would have a 

major impact on the character of the village. The Parish Council believes it is important that any 

development should reflect the character of the village. Neither the Parish Council nor the Parish Plan 

have envisaged nor seen the need for a development of this size, but the Parish Plan included the proposal 

for the development of housing on the former Fox and Hounds site and accordingly, through the 

preparation of an indicative design and the involvement of the developer and the planning officers with 

the residents in an open public meeting  a planning approval was successfully achieved which has the 

acceptance of residents and which is considered will reflect and enhance the character of the village.  

5.3  What is the character of Tilston? 

5.4  The village is small and sits unobtrusively in an historic, open, pastoral landscape screened by 

ancient hedgerows and hedgerow trees, looking out towards the Carden and Bickerton Hills to the East 

and the Clwydian Hills to the West, which form its backdrop. 

5.5  Though small the village is scattered and dispersed over a wide area extending arms in a radiating 

pattern towards its smaller historic focuses of the Saxon Low Cross in the south east, Hob Hill in the East, 

St Mary’s Church ( where the former pre Black Death village was thought to be sited ) from the Green at 

the centre. Three post war housing developments, Rookery Road, Inveresk Road and Wynter Lane have 

been built, extending the village in different directions. The narrow pattern of settlement has helped the 

village to sit comfortably in its landscape. 

5.6  The village has not coalesced into an extensive densely built up form, imposed on and excluding the 

landscape, which the applicant’s proposals would lead to. Views of the village from the south towards 

this land are of a village merged unobtrusively into its landscape. 

5.7  From within the village the countryside is ever present, forming the backdrop of views between 

buildings. Most residents have a view of a field at the end of their back garden. This land forms a wedge 

of countryside coming right into the centre of the village and linking to the streetscape of Church Road 

through old orchard land, creating a rural backdrop right at the heart of the village. 

5.8  The village’s built form is not one which needs to be rounded off. It is one whose narrowness and 

medieval form needs to be sympathetically preserved. 

5.9  The centre and the arms of the village are covered by Conservation Area status. The application site 

is not part of the Conservation Area, but is surrounded by it on two sides. The green feel, the spatial 

qualities and the character of vernacular and estate dwellings are key characteristics of the village. There 

are 14 listed buildings within the village, which gives an indication of the quality and character of the 

local built environment. The variety of buildings includes cottages, houses, farm buildings, former shops, 

public houses and mill buildings, estate workers cottages and larger villas, dating over a long period from 

the 17
th

 and 18
th

 centuries through Georgian, Victorian and Edwardian times to the modern era and 

including many buildings of architectural character. All this together with the great diversity of siting and 

positioning and wide variety of detailing, fenestration, roofscape and material finishes, including brick, 

render, sandstone, timber, slate and tile make for a diverse, interesting and attractive streetscape in the 

village. The Parish Council believes that these attributes contribute to a local distinctiveness in Tilston 

which should influence the design of any development in the village.  

5.10  None of this is alluded to in the context appraisal in MPSC’s design and access statement. Although 

the important hedgerows and trees are preserved, subject to breaks for the new estate roads, the 

developer’s proposals appear create a coalesced urban development in the village, made up of standard 

house types in a standard, regular, uniform layout, which takes no cues from its locality, does not enhance 

the character of Tilston village and which in the view of Tilston Parish Council detracts from the 

character of the village. This is an important issue in view of the planning  policies set out below. 

5.11  This development would form part of the context of the Conservation Area. Policy ENV37 of the 

current CDLP states “Development in conservation areas or affecting the setting of such an area will 
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only be permitted where it will preserve or enhance its character or appearance.” Policy HO5 of the 

CDLP, referring to sites not allocated in the Local Plan states “It shall at least maintain and where 

possible improve the standard of the environment by harmonising with its surroundings especially in 

terms of its design, scale, height, mass, density, type of materials, layout and landscaping.” 

5.12  The emerging Local Plan PPD states in Policy PD20 Historic Environment that it will “encourage 

and promote new imaginative development which respects local distinctiveness and which will reflect and 

be sympathetic with the character of local landscape, townscape and heritage assets.” In relation to High 

Quality Design and Sustainable Construction emerging Policy PD21 states “Local 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……………………... Respect, reflect and be sympathetic to the character and context of local and 

surrounding environment, including historic assets and townscape; contribute to a sense of 

place…………….” 

5.13  The Parish Council strongly supports this policy and believes it is relevant to any development in 

the village. 

6  Community Involvement 

6.1  Jones Homes have included a statement of community involvement which quotes Cheshire West and 

Chester Council’s policy of July 2009, which states “Developers are encouraged to carry out 

independent public consultation prior to submission of all schemes providing the community an early 

opportunity to become involved with proposals for their area ( including public exhibitions, meetings, 

workshops or media coverage).” Jones Homes state that they have consulted all the relevant bodies. 

6.2  Clearly from the plans and information enclosed Jones Homes have commissioned several studies 

and reports and consulted a wide range of statutory consultees as well as the Borough Council from 

January 2012, if not before. However they did not consult residents of Tilston village until they issued 

their consultation leaflet describing the scheme, dated August 2012 and invited residents to respond in 

writing to their company, not to the Borough Council.  Eight residents responded and Jones Homes state 

that most comments were negative as anticipated. It may be assumed that Jones Homes realise that this 

scheme is not wanted in Tilston, but are determined to circumvent local opinion and push on with it 

regardless. They have not consulted the Parish Council nor to its knowledge any other community 

organisation in Tilston. The Parish Council has a long record of fruitful and civilised discussion at open 

meetings on planning matters and between residents and proposers of schemes and offered such an 

opportunity to Jones Homes, which they declined.  

6.3  The Parish Council placed an item on the agenda at its September meeting, in view of the 

consultation document issued to residents and notified Jones Homes, who did not wish to attend. 19 

residents attended and presented a petition registering opposition to the scheme from residents from all 

parts of the village. The Parish Council resolved to forward this to the Head of Development Control at 

the Borough Council and noted the various objections in the minutes of that meeting. 
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