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Executive Summary 

1.1 TEP was commissioned by Peel L&P Holdings (UK) Limited (Peel) in May 2018 to 

carry out a Preliminary ecological assessment of a parcel of land known as Land off 

Rush Green Road, Lymm, to inform release of this site for development as part of the 

new Warrington Local Plan. Based on the findings of this report there are no 

overriding ecological reasons that this site cannot be sustainably developed.  

1.2 The site is located off Rush Green Road in Lymm, Warrington. It is composed of a 

number of fields separated by hedgerows and woodland blocks. Within the area not 

subject to survey there is a band of commercial development in the centre of the site 

consisting of buildings and areas of hardstanding. 

1.3 The site has poor connectivity to the wider area as it is surrounded by residential 

development on three sides. However, the Bridgewater Canal does provide 

connectivity to the wider area for more mobile species. 

1.4 A constraints and opportunities report was produced by TEP for this site in September 

2017 and also included an extended Phase 1 Habitat Survey and desktop 

assessment. This Preliminary Ecological Assessment is based on the findings of 

those surveys. 

1.5 No impacts are predicted on any statutory sites of nature conservation value, but 

there may be indirect impacts on local wildlife sites within 1km of the site through 

increased public pressure for amenity use and dog walking. To avoid this, suitable 

walking routes and public open space has been included within the development 

proposals. 

1.6 An Arboricultural report has been produced by TEP. Recommendations made in this 

report will be adhered to throughout development to ensure retained trees, 

hedgerows and woodland are suitably protected. Woodland, hedgerows and mature 

trees will be retained, where possible, with any unavoidable losses mitigated through 

the creation of replacement habitat on site. 

1.7 Himalayan balsam and Japanese knotweed are present in the site. A management 

plan will be produced detailing measures required to prevent their spread during 

development. 

1.8 Large areas of the site have not been physically accessed for survey, but will be 

subject to a detailed extended Phase 1 Habitat Survey prior to submission of a 

planning application to confirm the habitats present and their potential to support any 

protected species. This will include an assessment of any buildings and trees for their 

potential to support roosting bats.  Any species specific surveys identified as being 

required during the update will be undertaken in line with current approved guidance. 

1.9 The site offers foraging and commuting potential to local bat species. Further survey 

will be undertaken to determine the use of the site by foraging, commuting and 

roosting bats. Should bats be identified and are likely to be impacted by development, 

mitigation measures and/or a licence from Natural England may be required. It is 

envisaged that should any mitigation be required, there is adequate space to 

accommodate this within the site boundaries.  
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1.10 There is one pond in the south west corner of the site and there appears to be another 

adjacent to the site boundary in the east. These will be subject to further detailed 

survey to confirm the presence or absence of great crested newts. If great crested 

newts are identified on site, it is likely a licence will be required from Natural England. 

It is envisaged that should any mitigation be required, there is adequate space to 

accommodate this within the site boundaries. 

1.11 The habitats present on site are suitable to support nesting birds. If vegetation 

clearance cannot be undertaken outside the nesting bird season (March - August 

inclusive) checks must first be undertaken by a suitably qualified ecologist. 

1.12 A Reasonable Avoidance Method Statement will be produced detailing how harm to 

hedgehog will be avoided during works. 

1.13 Biodiversity enhancement measures suitable for this site are set out in Section 6.22. 

1.14 To date no biodiversity net gain assessment, to calculate the change in ecological 

value, has been undertaken with regard to this site and there is currently no legislation 

or policy which requires this to be undertaken. However, The Environment Bill is 

currently passing through parliament, and it is considered likely that this will pass into 

law prior to commencement of a detailed planning application for this site. The 

Environment bill will require a minimum 10% net gain on this site.  

1.15 Therefore, submission of a detailed planning application for this site will be supported 

through completion of a Biodiversity Net Gain assessment undertaken using 

Biodiversity Metric 3.0 and a minimum 10% net gain will be achieved for the 

development. The methods for this are detailed in the recommendations section of 

this report.  
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1.0 Introduction 

1.1 TEP was commissioned by Peel in April 2018 to carry out a preliminary ecological 

assessment of Land of Rush Green Road, Lymm to inform potential future residential 

development of the site. 

1.2 Warrington Council undertook a review of their local plan in 2019.  As part of this 

there was a call for sites which were capable of supporting new residential 

development and Peel put forward this site for release. On 20th September 2021 the 

Council approved an Updated Proposed Submission Version Local Plan for public 

consultation in accordance with Regulation 19 of The Town and Country Planning 

(Local Planning) (England) Regulations 2012 (as amended). Within the updated 

Local Plan this site has been omitted.  

1.3 TEP undertook a constraints and opportunities assessment for this site in September 

2017 (Ref: 6612.04.001). This included an extended Phase 1 Habitat Survey and 

desk based assessment. An Arboricultural Constraints report has also been 

produced for the site (TEP Ref: 6929.02.007) and should be read in conjunction with 

this report.  

1.4 A review of information submitted to date has been undertaken (in November 2021) 

and it is considered that the conclusions of this report are unlikely to have changed 

in the intervening period. Site proposals are included at Appendix A. 

1.5 The assessment has been informed by the following surveys:  

• Desk study; 

• Extended Phase 1 habitat survey; and 

• Ground-based inspection of trees for bat roost potential. 

1.6 The objectives of this assessment are to: 

• Describe the existing vegetation and give an overview of the habitats 

present; 

• Identify any features of conservation value such as designated sites and 

protected or notable habitats and species within the site or the wider zone 

of influence; 

• Advise on further survey or mitigation requirements that may be needed to 

inform the evolving proposal; and 

• Outline opportunities for biodiversity enhancement in line with the 

requirements of the National Planning Policy Framework.  
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2.0 Site Overview 

2.1 The site is located off Rush Green Road in Lymm, Warrington. It is composed of a 

number of fields separated by hedgerows and woodland. There are small woodland 

blocks present in the site and a band of commercial development in the centre of the 

site with buildings and areas of hardstanding. 

2.2 The site is located directly south of the village of Rush Green and is bounded to the 

south by the Bridgewater Canal. The wider area is made up of residential 

development and farmland. 

 

Figure 1.  Site Location Plan (Contains Ordnance Survey data © Crown copyright and database right 
2018. 
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3.0 Methods 

 Desk Study  

3.1 Information regarding designated sites, notable habitats and existing protected and 

notable species records of the past decade, within a 1km minimum radius of the site 

(distances as specified in table), was gathered from the sources listed in Table 1.  

Relevant policies from the local plan(s) relating to biodiversity were also identified (Table 

1). 

Table 1.  Desk Study Information Sources 

Source Nature of Information 

MAGIC Map1 
Statutory protected sites and priority 
habitats to 1km from the site boundary, 
with international sites to 10km. 

Local Environmental Records Centre 
Local wildlife sites and citations, 
species records to 1km from the site 
boundary. 

Local Plan 

Any planning policy allocations on the 
site. Relevant biodiversity policies, 
local wildlife site designations, wildlife 
corridors.  

Local Biodiversity Action Plan Local habitat and species action plans 

  

 Limitations 

3.2 Species records can provide a useful indication of the species present within the search 

area, although the absence of a given species from the dataset cannot be taken to 

represent actual absence. 

 Extended Phase 1 Habitat Survey 

3.3 A Phase 1 Habitat Survey was completed by TEP senior ecologist Ian Holland in 

September 2017 using the standard JNCC Phase 1 Habitat assessment method (2010)2. 

This method records the habitat types present in and immediately surrounding the site, 

based on the JNCC descriptions. Plant species are identified in accordance with Stace 

(2010)3 and recorded as target notes using the DAFOR4 scale. An additional area of the 

site was also surveyed by TEP ecologist Damian Young in June 2018. 

 
1 Multi-Agency Geographic Information for the Countryside - Searchable mapping website 
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3.4 The survey method was extended through the additional recording of specific features 

indicating the presence, or potential presence, of protected species or other species of 

nature conservation significance, including invasive species, in accordance with 

Guidelines for Preliminary Baseline Ecological Appraisal (CIEEM, 20135). 

 Limitations 

3.5 Both site surveys were undertaken during the optimum time period of April to October. 

However, several areas of the site could not be physically accessed at the time of the 

surveys, so the habitats and potential for protected species in these areas has been 

assessed through interpretation of aerial photography only. However, as the majority of 

the site was surveyed, this limitation is not considered to significantly affect the findings 

of this report. These areas will be surveyed prior to submission of a planning application. 

 Bats 

 Ground-based Inspection of Trees 

3.6 A ground-based inspection of trees was carried out alongside the Phase 1 Habitat 

Survey, looking for signs of bat activity and features suitable for roosting in accordance 

with Bat Surveys for Professional Ecologists: Good Practice Guidelines (3rd edition) 

(Collins, 2016)2.   

3.7 Potential roost features (PRF) include rot holes, splits, snags and flaking or lifted bark.  

Ivy cover can be suitable for roosting, for example, where the stems are overlapping and 

matted to form a crevice feature beneath.  Ivy cover that is not sufficiently established to 

offer roosting opportunities, but which may mask other suitable features on a tree, is 

noted separately as a potential constraint. 

3.8 Each tree was then categorised, based on the findings of the inspection.  In parallel with 

this, the proposed working areas were considered for their value to support foraging and 

dispersal by bats, taking into account the habitats present, their position in the wider 

landscape of the estate and connectivity to surrounding habitat features.  The categories 

used are as listed in Table 2 (based on Collins, 2016, Table 4.1).  

3.9 The findings of the daytime inspections are used to determine the scope of any further 

nocturnal surveys to ascertain whether a roost is present and, if so, the species and 

status. 

 Limitations 

3.10 The survey was undertaken in September when the trees were still in leaf, this limits the 

surveyor's ability to see small cracks and crevices within the tree canopy. 

 

 

 

Table 2. Categorisation of Trees and Habitats for Bats 

 
2 Collins, J. (ed.) (2016). Bat Surveys for Professional Ecologists: Good Practice Guidelines (3rd edition) 
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Category of 
Suitability 

Description of Roosting 
Habitat 

Description of Habitat for 
Foraging & Dispersal 

Confirmed 
roost 

Roosting bats or evidence 
thereof identified. 

Habitats known to be used by 
bats entering or exiting the roost, 
or which support associated 
foraging or commuting behaviour. 

High 
suitability 

A tree possessing potential 
roost features (PRF) that 
is/are suitable for use by 
larger numbers of bats on a 
regular basis and potentially 
for longer periods of time, 
due to their size, shelter, 
protection and surrounding 
habitat. 

Continuous high quality habitat 
that is strongly connected with 
the wider landscape and is likely 
to be used regularly by 
commuting or dispersing bats 
(e.g. river valley, vegetated 
stream, woodland edge, 
hedgerows with trees), or by 
foraging bats (e.g. broadleaved 
woodland, grazed parkland, tree-
lined watercourses or ponds). 

Moderate 
suitability 

A tree with PRF that could be 
used by bats but which is 
unlikely to support a roost of 
high conservation status with 
respect to roost type i.e. 
maternity or hibernation. 

Note: Roosts of high 
conservation status with 
respect to species can only 
be determined once 
presence is confirmed. 

Continuous habitat connected to 
the wider landscape that could be 
used by bats for commuting (e.g. 
lines of trees or scrub or linked 
back gardens), or foraging bats 
(e.g. trees, scrub, water, 
grassland). 

Low 
suitability 

A tree with PRF that could be 
used by individual bats on an 
opportunistic basis, but which 
do not offer sufficient space, 
shelter, appropriate 
conditions and/or suitable 
surrounding habitat to be 
used on a regular basis or by 
larger numbers of bats. 

Habitat that could be used by 
small numbers of commuting bats 
(e.g. a gappy hedgerow or un-
vegetated stream) or foraging 
bats (e.g. a lone tree or small 
patch of scrub) but which is not 
well connected to the surrounding 
countryside. 

Negligible 
suitability 

Inspected tree with 
no/exceptionally poor 
suitability PRF. 

No, or exceptionally poor quality, 
habitat features on site that likely 
to be used by foraging, 
commuting or dispersing bats.  A 
general lack of linear features 
and low habitat, structural or 
floristic diversity. 
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 Water Vole/ Otter 

3.11 No detailed survey for water vole and otter was undertaken, however, any watercourses 

present on site were subject to a visual assessment from the banks of the watercourse 

for their potential to support these species. 

 Badger 

3.12 A detailed badger survey was undertaken alongside the Phase 1 Habitat Survey. The 

standard methodology as recommended by Harris, Cresswell and Jefferies (1989) was 

followed to complete a thorough search for evidence which would indicate the presence 

of badgers both on the site and locally. Evidence of badger occupation and activity 

sought included:  

• Setts: including earth mounds, evidence of bedding and pathways between 

setts;  

• Latrines: often located close to setts, at territory boundaries or adjacent to 

favoured feeding areas;  

• Prints and paths or trackways;  

• Hairs caught on rough wood or fencing;  

• Other evidence: including snuffle holes, feeding and playing areas and 

scratching posts.   

 Limitations 

3.13 As previously mentioned, several areas of the site could not be physically accessed at 

the time of the surveys, so it is possible that badger setts could be present in these 

areas. However, these will be surveyed prior to submission of a planning application. 
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4.0 Results 

 Planning Context 

4.1 Relevant extracts of local planning policy are provided in the desk study (Appendix B). 

In summary, the site lies within the greenbelt in the Warrington Borough Council Local 

Plan Core Strategy (adopted July 2014). 

4.2 Ecological policies relevant to the site include Policy QE5 'Biodiversity and Geodiversity', 

which sets out the council's aim to protect  and, where possible, enhance sites of 

recognised nature and geological value, and Policy QE6 'Environment and Amenity 

Protection' which states that the council will only support development which would not 

lead to an adverse impact on the environment or amenity of future occupiers, or those 

currently occupying adjoining or nearby properties, or does not have an unacceptable 

impact on the surrounding area. 

 Designated Sites 

4.3 There are four internationally designated sites within 10km of the site boundary. These 

are Manchester Mosses Special Area of Conservation (SAC), which is composed of a 

number of different sites and is designated for its degraded raised bog habitat which is 

still capable of natural regeneration. The closest part of this, Risley Moss, lies 

approximately 4.2 northwest of the site. Rixton Clay Pits SAC which lies approximately 

2.3km to the north and is designated for its populations of great crested newt. Rostherne 

Mere lies approximately 5.2km south east of the site. This is a Ramsar site, Site of 

Special Scientific Interest (SSSI) and National Nature Reserve (NNR) and is designated 

for its peatland mere and for its internationally and nationally important bird populations. 

Midland Meres and Mosses Phase 1 is located 6.5km south east of the site and is a 

Ramsar site designated for its diverse range of wetland habitats, rare plant species and 

assemblage of rare wetland invertebrates. Due to their distance from the Rush Green 

Road site and reasons for designation, no impacts are anticipated on any of these sites. 

4.4 There are no statutory sites designated for wildlife within 1km of the site. 

4.5 There are four local wildlife sites (LWS) and two regionally important geological sites 

(RIGS) within 1km of the site. These are: 

• Lymm Dingle LWS 530m south west 

• Heatley Lake LWS 630m north east 

• Helsdale Wood and Newhey's Plantation LWS 600m south east 

• Lymm Dam Complex LWS 720m south west 

• Lymm Dam RIGS 530m south west 

• Lymm Dingle and Slitten Gorge RIGS 530m west 

4.6 The site falls within two SSSI Impact Risk Zones (IRZ), but it is not clear exactly which 

site these are for as there are a number within close proximity. IRZs highlight the 

potential for effects on a SSSI if certain types of development are planned within a 

specified radius of it.  Potentially relevant developments include: 
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• Rural Residential - Any residential development of 100 or more houses 

outside existing settlements/urban areas. 

 Habitats and Flora 

4.7 The desk study (Appendix B) identified the following notable habitats and flora. Notable 

habitats identified on the MAGIC Map dataset on or adjacent to site are as follows: 

• Deciduous woodland is present immediately outside the southern boundary. 

4.8 Records of the following flora were also returned within 1km of the site: 

• Protected and notable species: Bluebell Hyacinthoides non scripta 

• Non-native invasive species: Japanese knotweed Fallopia japonica, 

Himalayan balsam Impatiens glandulifera and rhododendron Rhododendron 

ponticum. 

4.9 Habitats present in and around the site are described below and illustrated in TEP 

drawing G6929.01.005. Target notes are provided in Appendix C. Photographs are 

included in this report. 

 Woodland, Trees and Scrub Habitats 

 

 

Figure 2 - Woodland block on western boundary 
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4.10 A block of semi natural broadleaved woodland is present along the northern boundary 

(TN1). This woodland is dominated by a cherry species Prunus sp. Other species that 

occur occasionally within the woodland include field maple Acer campestre, silver birch 

Betula pendula, dogwood Cornus sanguinea, Hazel Corylus avellana and hawthorn 

Crataegus monogyna. This habitat qualifies as a S41 habitat of principal importance. 

4.11 In the centre of the site is an area of mature plantation broad leaved woodland (TN4) 

growing on the side of an embankment. This is dominated by ash Fraxinus excelsior 

with abundant silver birch and frequently occurring beech Fagus sylvatica and English 

oak Quercus robur. Hazel and holly Ilex aquifolium occasionally occur on site. 

4.12 Scattered trees are present across the wider site, particularly along the route of the 

hedgerows that cross the site and along the site boundaries. Species present include 

sycamore Acer pseudoplatanus, English oak and field maple. 

4.13 There are several species poor hedgerows on site dominated by hawthorn (TN8). 

Scattered trees are occasionally present within the hedgerows. 

4.14 There is a small patch of willow scrub Salix sp (TN10) in the centre of the site and along 

a dry ditch (TN12) and a large bank of dense bramble in the south adjacent to the canal. 

 Grassland Habitats 

4.15 The site is dominated by fields of semi improved grassland (TN3), which are grazed by 

horses. The grassland is dominated by Yorkshire fog Holcus lanatus with abundant 

creeping buttercup Ranunculus repens. Within the grassland are areas of tall ruderal 

(TN2) dominated by creeping thistle Cirsium arvense with frequent nettle Urtica diocia 

and curled dock Rumex crispus. 

4.16 There is also a large field of semi improved neutral grassland which had recently been 

mown prior to the field survey in June 2018 (TN7). This field contains a relatively diverse 

sward with frequent false oat-grass Arrhenatherum elatius, Yorkshire fog, and perennial 

rye grass Lolium perenne. It also contains occasional reed canary grass Phalaris 

arundinacea, meadow foxtail Alopecurus pratensis and soft brome Bromus hordeaceus. 

Other species recorded in the grassland include black medick Medicago lupulina, teasel 

Dipsacus fullonum, selfheal Prunella vulgaris, cut-leaved crane's-bill Geranium 

dissectum and bush vetch Vicia sepium. 

4.17 Also within the grassland areas are areas of dense scrub (TN5) dominated by bramble. 

4.18 An area in the south of the site comprises marshy grassland (TN6) dominated by soft 

rush Juncus effusus. 

4.19 In the east of site is an area of mown amenity grassland. 
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Figure 3 - Semi improved grassland with woodland beyond 

4.20 There are dry ditches which run north to south across the site. 

 Other Habitats 

4.21 A large part of the site was not accessed for survey but aerial photograph indicates that 

there are a number of buildings and areas of hardstanding in the centre of the site. There 

is also a large field adjacent to this to the west which looks unmanaged, with a hedgerow 

between these two areas. There also appear to be small areas of trees and a large pond 

down in the south west corner of the site. 

4.22 The area not physically surveyed also includes an irregular shaped field in the north of 

the site which looks as if it is being invaded by scrub. 

 Protected and Invasive Flora 

4.23 Large amounts of the non-native invasive species Himalayan balsam and Japanese 

knotweed are present in the south of site. Himalayan balsam is also present in one of 

the hedgerows running north to south across the site (TN11). These species are listed 

under Schedule 9 of the Wildlife and Countryside Act 1981 (as amended). 

4.24 No protected plant species were identified. 
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 Connectivity with the Wider Landscape 

4.25 The Rush Green Road site has limited connectivity to the wider area as it is 

surrounded by residential development to the north, west and east and the 

Bridgewater Canal, which forms the southern boundary of the site, will restrict 

movement into the site for many species. However, the canal could provide 

connectivity to the surrounding landscape for more mobile species such birds and 

bats. 

 Fauna 

 Bats 

4.26 Common pipistrelle Pipistrellus pipistrellus have been recorded within 1km. The 

closest record is for pipistrelle species 800m southeast of site. 

4.27 Trees on site were subject to a ground based inspection for their potential to support 

roosting bats. None of the scattered trees on site or the areas of semi-natural 

woodland are considered to have trees with value to roosting bats. The plantation 

woodland was not surveyed as it is expected to be retained. 

4.28 There are also areas of woodland and trees in sections of the site which were not 

physically accessed for survey, as well as a number of buildings. It is therefore 

possible these areas could contain trees or buildings with some roosting potential. 

4.29 The site offers moderate foraging and commuting potential along the hedgerows, 

areas of woodland and the canal to the south of the site. 

 Amphibians 

4.30 There are no records of amphibians within 1km of the site. 

4.31 There is a pond in the south west of the site which may be suitable to support 

breeding amphibians. There also appears to be another pond directly adjacent to the 

site boundary in the east next to Oughtrington Community Primary School. There are 

also sections of habitat present on site which will offer foraging and hibernation 

potential. 

 Otter and water vole 

4.32 No records of otter have been returned in the desktop study, but there are records of 

water vole within 1km of the site. However, the location of these records do not have 

habitat connections to the site. 

4.33 The ditches on site were dry, therefore are unsuitable for both water vole and otter. 

The adjacent canal is unsuitable for both species due to the reinforced banks, 

however the watercourse may be used for commuting and foraging otter. 

 Badger 

4.34 There are several records of badger Meles meles within 1km of the site, but these 

are to the north and largely associated with the railway line with no habitat 

connections to the site. 
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4.35 No evidence of badger activity was observed on site, but suitable sett excavation 

habitat is present in the woodland in centre of the site and the dense scrub/semi- 

improved grassland to the west, which is less disturbed. Fields on site provide 

suitable foraging habitat, but possible foraging evidence was obscured by dog 

walking activity and grazing horses. However, the site is isolated from any large areas 

of woodland by residential development, roads and the canal to the south. 

 Birds 

4.36 Several bird records have been recorded within 1km of site including birds listed 

under Birds of Conservation Concern and S41 priority species. Full details of bird 

species within 1km are presented in Appendix B. 

4.37 The trees, scrub, hedgerows and woodland are likely to support a range of common 

nesting species. The grassland may also support ground nesting species, although 

regular disturbance by dog walkers and horses makes this less likely. The grassland 

fields may also support wintering bird species, although again this is considered less 

likely due to disturbance. 

 Other Fauna 

4.38 No records of reptiles were returned within 1km. Although the site contains some 

suitable habitat for reptiles, these areas are small in size and the site is largely 

isolated from other suitable habitats, so reptiles are considered unlikely to be present. 

4.39 Records of hedgehog (S41) were returned within 1km of the site and the site contains 

suitable habitat for this species, which is frequently associated with residential 

gardens. 
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5.0 Discussion and Conclusions  

5.1 This section discusses the potential impacts on ecological receptors associated with 

the proposed development plan (Appendix A). Consideration is given to the 

‘mitigation hierarchy’, i.e. that impacts are first avoided or, where this is not 

practicable, mitigated and, as a final resort, compensated (off-set). 

5.2 The proposed development, as shown in the illustrative masterplan (Ref: 

NS017_MP_001b) includes areas of residential development across the site, 

separated by retained and enhanced hedgerows and tree lines with areas of green 

open space to the south and in the west of site.  

 Designated Sites 

5.3 There are four internationally designated sites within 10km of the site boundary but, 

due to their distance from the site and reasons for designation, no impacts on these 

sites are predicted. No statutory sites are located within 1km of the Rush Green Road 

site. 

5.4 There are four local wildlife sites within 1km of the site boundary, and two regionally 

important geological sites. However, due to their distance from the site and lack of 

direct habitat connections no direct impacts on any of these sites are predicted. To 

prevent increased public pressure on the sites for amenity use and for dog walking 

large areas of Public Open Space (POS) and footpaths have been included across 

the site.  

5.5 The site lies within a SSSI IRZ which highlights residential developments of 100 or 

more houses outside existing settlements/urban areas as of potential concern. 

However, the site is surrounded by residential development to the north, west and 

east, with residential areas of Lymm further to the south, so is unlikely to be 

considered outside existing settlements/urban areas, so this is not considered 

relevant in this instance. 

 Habitats and Flora 

5.6 The habitats of highest importance on site are the blocks of deciduous woodland and 

the hedgerows. These are all S41 habitats of principal importance and are to be 

retained throughout development as shown in the proposals at Appendix A. A small 

section of hedgerow is to be removed to allow access to the site, however this loss 

will be mitigated through the creation of new woodland and hedgerow planting on 

site. 

5.7 There are a number of scattered trees across the site which are also of value and 

should be retained, where possible.  

5.8 The Bridgewater Canal runs along the southern site boundary. Measures will be put 

in place within the Construction Environmental Management Plan (CEMP) to prevent 

any impacts on this watercourse from on-site pollution.  
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5.9 The semi-improved neutral grassland in the centre of the site at TN7 is relatively 

diverse and could provide foraging opportunities for a variety of common and 

widespread invertebrates. The large field in the west of the site has not been 

physically accessed for survey and may also be of value to a variety of wildlife. This 

area will be fully surveyed prior to submission of a planning application. 

5.10 Himalayan balsam and Japanese knotweed have both been recorded on site. A 

management plan for the removal of these species will be produced. 

5.11 No protected plant species were noted on site. 

5.12 As large areas of the site were not accessed for survey, there may be other invasive 

species or protected plants within these areas. Areas not previously accessed will all 

be subject to a detailed Phase 1 Habitat Survey prior to submission of a planning 

application. 

 Fauna 

 Bats 

5.13 All British bats are European protected species, afforded full protection under the 

Conservation of Habitats & Species Regulations 2017 and partial protection under 

the Wildlife and Countryside Act 1981 (as amended). Bats are protected from killing 

or injury, and from disturbance at the place of rest. Bat roosts are also protected from 

obstruction, damage or destruction (whether or not a bat is in occupation at the time). 

5.14 Although no trees or buildings within the areas of the site surveyed were found to 

have potential to support roosting bats, there are large areas of the site which were 

not accessed and which contain trees and buildings. If any trees or buildings in these 

areas are to be affected by the development proposals, they will be subject to a full 

assessment to confirm their suitability to roosting bats. If considered suitable, further 

survey will be undertaken as discussed in Section 7.0. 

5.15 The trees, hedgerows and woodland within the site, and the Bridgewater Canal along 

the southern boundary, offer foraging and commuting potential for bats. Bat activity 

surveys will be undertaken to determine the use of the site by the local bat population 

as discussed in Section 7.0. 

 Amphibians 

5.16 Great crested newts (GCN) and their habitats are protected under the Conservation 

of Habitats & Species Regulations 2017 and the Wildlife & Countryside Act 1981 (as 

amended). 

5.17 Although no records of any amphibians were returned within 1km of the site, there is 

a pond in the south west corner of the site and there appears to be another adjacent 

to the boundary in the east. The site contains suitable foraging and refuge habitat for 

amphibians so survey of these ponds will be undertaken to determine the presence 

or absence of GCN as discussed in Section 7.0. Common toad may also be present 

within the pond. 
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 Badger 

5.18 Badgers are fully protected under The Protection of Badgers Act 1992. No evidence 

of badger was observed on site but there are large areas of the site not physically 

accessed for survey, with the site containing habitat suitable for sett construction and 

foraging. A badger survey of the entire site will be undertaken prior to submission of 

a planning application. 

 Birds 

5.19 Native nesting birds, their nests and eggs are protected under the Wildlife & 

Countryside Act 1981 (as amended) from damage and destruction, from the time of 

nest construction to fledging of the young. This is a risk if any vegetation clearance, 

including tree lopping is carried out in the nesting period (generally considered to be 

between March to August inclusive, although some species nest outside this period). 

5.20 The site contains habitat suitable to support wintering bird species, although due to 

high levels of disturbance it may not be suitable. Further survey may be required for 

wintering birds and for breeding birds if the site is confirmed to be of potential value 

to this group. 

 Other 

5.21 The site has suitability to support hedgehog and there are records of this species 

within 1km. Reasonable avoidance measures will be undertaken to ensure no 

negative impacts on this species during site clearance works. 
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6.0 Recommendations 

6.1 This section sets out appropriate recommendations for impact avoidance, mitigation 

and enhancement. Details of further surveys are also described, where relevant. 

6.2 This information relates to further survey, mitigation, avoidance and enhancement 

measures required should the site be taken forward for a detailed planning 

application. 

6.3 These recommendations are based on the existing masterplan shown in Appendix A 

(Ref: NS017_MP_001b). This masterplan includes areas of residential development 

across the site, separated by retained and enhanced hedgerows and tree lines with 

areas of green open space to the southeast which are shown as offering a new sports 

facility. The south of site also contains space for a new marina.  

 Designated Sites 

6.4 There are several locally designated sites within 1km of the site. No direct impacts 

are predicted on these sites. To prevent increased public pressure on the sites for 

amenity use and for dog walking, suitable green walkways and areas of public open 

space have been incorporated into the new development at Rush Green. 

 Habitats and Flora  

6.5 The habitats of highest importance on site are the blocks of deciduous woodland and 

the hedgerows. The majority of these habitats are to be retained during development, 

although a site entrance will be created into the site through the semi-natural 

woodland in the north of the site. The loss of this small section of woodland will be 

mitigated through the creation of new species rich native hedgerow and woodland 

within the site boundary equal to or greater than the area to be lost. 

6.6 Measures will be provided within the CEMP for the site to prevent any potential 

impacts on the Bridgewater Canal from on-site runoff, wind and water borne dust/silt 

or other pollutants and will detail measures required to prevent any light spill onto the 

canal which may affect crepuscular species.  

6.7 An Arboricultural Report has been produced by TEP to ensure woodland and 

scattered mature trees to be retained are suitably protected throughout the 

development process. All recommendations made in this report will be adhered to 

during development.  This will also confirm if there are any implications relating to 

TPOs on the site. 

 Invasive Species 

6.8 Himalayan balsam and Japanese knotweed have been recorded within the site. A 

site specific management plan will be produced detailing the management and 

removal of these species prior to development. 



Land off Rush Green Road  
Lymm 
Preliminary Ecological Assessment  

    
 

6929.01.020 Page 19 June 2019 
Version 4.0   

 

 Bats 

6.9 There are a number of tree lines and hedgerows across the site and the Bridgewater 

Canal runs along the southern boundary. Further survey will be undertaken prior to 

development to determine if these are important foraging and commuting routes for 

bats. 

6.10 The habitats on site have moderate suitability to support bats. Therefore, one dusk 

or dawn transect survey visit per month will be undertaken (April to October) including 

at least one survey incorporating both dusk and dawn within a 24hr period. Static 

monitoring will also be required at two locations per transect and recording must 

continue for five consecutive nights in suitable weather conditions each month. 

6.11 If important bat foraging and commuting routes are identified on site a detailed 

mitigation strategy will be produced prior to development. This will include details on 

retention of important habitats, creation of suitable mitigation measures and details 

on a suitable lighting strategy for the site. 

6.12 Although no trees or buildings were found to have potential to support roosting bats, 

there are large areas of the site which have not been accessed for survey. If any trees 

or buildings in these areas will be affected by the proposals, further survey will be 

undertaken to confirm if they have any roosting potential. In the case of buildings, this 

would initially take the form of an external and internal survey, while trees would be 

subject to a ground based assessment. Depending on the findings, dusk emergence 

/ dawn re-entry surveys may be required. 

 Great Crested Newt 

6.13 There is one pond in the south western corner of the site and there appears to be 

another adjacent to the site boundary in the east. These will be subject to further 

survey prior to submission of a planning application. Initially eDNA assessment will 

be undertaken. This involves water samples being collected from the pond by a 

suitably licensed ecologist and sent to a lab for testing. This survey would confirm the 

presence or absence of GCN. This survey can only be undertaken between 15th April 

and 30th June. 

6.14 Should the eDNA analysis confirm the presence of GCN, then traditional surveys 

involving bottle trapping, egg searching and torchlight survey will be undertaken. A 

total of six surveys are required across April to June to confirm the population size, 

with three surveys during the peak season of mid-April to mid-May. 

6.15 If GCN are found to be present on site a licence would be required from Natural 

England to enable works. There have recently been a number of new policies 

introduced by Natural England in relation to GCN mitigation. The most appropriate 

method for mitigating impacts on newts on site should be reviewed at the time of 

submittal for planning. 

6.16 It is also possible that common toad and other common amphibians could be present 

on site. As part of the CEMP a toad Reasonable Avoidance Method Statement will 

be produced to prevent harm to this species during site clearance works. 
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 Badger 

6.17 No badger sett was identified on site. However badgers are highly transient, and large 

areas of the site were not physically accessed for survey. Therefore prior to 

submission of a planning application, an updated survey to confirm whether badgers 

are using the site will be undertaken. No development should take place within 30m 

of a badger sett. 

6.18 If an active badger sett is confirmed on site, or within 30m of works, it may need to 

be closed under licence from Natural England. Further surveys would be required to 

inform the licence application. 

 Birds 

6.19 To avoid adverse impact on birds, vegetation clearance, including areas of grassland 

if suitable for ground nesting species, should be completed outside of the nesting 

period (typically taken to be March to August inclusive). Where this is not practicable, 

a nesting bird check must be carried out by a suitably qualified ecologist a maximum 

of 24 hours in advance of works to confirm no active nests are present. In the event 

that an active nest is identified, works within the surrounding area (radius dependent 

on species and context) must halt until the chicks have fledged. 

6.20 Given the presence of open grass fields and proximity to the Bridgewater Canal the 

site is determined to be suitable for supporting wintering bird species, although its 

value to this group may be reduced due to regular disturbance by dog walkers. A full 

winter bird and breeding bird survey may be required on this site prior to submittal of 

a detailed planning application. This will be confirmed following an initial assessment 

by a suitably qualified ornithologist. If required, winter bird surveys involve a total of 

five surveys across September to April with breeding bird surveys required April to 

June. Surveys will cover the entire site as well as land within 500m of the site. Each 

survey will take place for one hour either side of high tide, when birds are more likely 

to be feeding/roosting on farmland. 

6.21 Should an important population of wintering birds be identified on site then mitigation 

will be required. It is unlikely that suitable space will be present on site to support 

mitigation. Therefore, suitable land within close proximity to the site would need to be 

identified for mitigation and would need to be managed to support the bird species 

identified on site. 

 Hedgehog 

6.22 There is potential for hedgehog to use this site. A Reasonable Avoidance Method 

Statement (RAMS) will be produced to ensure that there are no negative impacts on 

this species during site clearance works. 

 Biodiversity Enhancement 

6.23 Potential biodiversity enhancement measures which could be implemented on the 

site include: 

• Installing a selection of bird boxes on the site will enhance nesting 

opportunities for a range of birds. 



Land off Rush Green Road  
Lymm 
Preliminary Ecological Assessment  

    
 

6929.01.020 Page 21 June 2019 
Version 4.0   

 

• Enhancement of roosting opportunities could be provided via the 

installation of bat boxes around the site. A range of bat boxes could be 

installed on retained trees or, where feasible, within the structure of the 

new build. 

• Landscaping proposals should consider provision of pockets of 

wildflower/grassland planting particularly along retained hedgerows and 

woodland. The new planting mix should include an appropriate native 

grassland/wildflower seed mix which should enhance the ecological value 

of the site. 

• Any ornamental/landscape planting should aim to include berry-bearing 

and nectar rich species which are native or of known wildlife value. These 

can provide a foraging resource for a range of wildlife species including 

invertebrates, and will also provide a foraging resource for birds and bats. 

 

 Biodiversity net gain 

6.24 It is considered likely that prior to submission of a detailed planning application for 

this site the Environment Bill will pass through parliament and will be written into law. 

There will be a requirement within this that each development site achieves a 

minimum 10% net gain in biodiversity.  Therefore, any detailed planning application 

for this site will be accompanied by a completed biodiversity metric using the methods 

set out below.  

 Site survey  

6.25 A site survey will be undertaken in line with the requirements of the Biodiversity Metric 

3.0, using methodologies provided in both the Biodiversity Metric 3.0 user guide3 and 

Technical Supplement4. 

6.26 In brief the site survey comprises an assessment of the habitats present on using the 

UKHAB survey methodology to determine the type of habitats present. Alongside this 

a condition assessment of each individual habitat is undertaken using the condition 

assessment sheets within the technical supplement.  

 Completion of the metric 

6.27 The habitat information (type and size) and condition are then fed into the Biodiversity 

Metric 3.0 for habitats pre and post development, split out between area and linear 

habitats. An assessment of the sites strategic significance is then undertaken and 

also entered into the metric for each habitat.  

6.28 Once all the above data is entered the Biodiversity Metric 3.0 will provide a value for 

the loss or gain in biodiversity units.  

 
3 STEPHEN PANKS A, NICK WHITE A, AMANDA NEWSOME A, JACK POTTER A, MATT HEYDON A, EDWARD 

MAYHEW A, MARIA ALVAREZ A, TRUDY RUSSELL A, SARAH J. SCOTT B, MAX HEAVER C, SARAH H. SCOTT C, JO 
TREWEEK D, BILL BUTCHER E and DAVE STONE A 2021. Biodiversity metric 3.0: Auditing and accounting for biodiversity – 
User Guide. Natural England. 

4 STEPHEN PANKS A, NICK WHITE A, AMANDA NEWSOME A, JACK POTTER A, MATT HEYDON A, EDWARD 
MAYHEW A, MARIA ALVAREZ A, TRUDY RUSSELL A, SARAH J. SCOTT B, MAX HEAVER C, SARAH H. SCOTT C, JO 
TREWEEK D, BILL BUTCHER E and DAVE STONE A 2021. Biodiversity metric 3.0: Auditing and accounting for biodiversity – 
Technical Supplement. Natural England. 
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6.29 A report will be produced detailing the methods and outcome of the assessment and 

will also identify, in scenarios where there is a loss of habitat units, the best approach 

to gain credits.  

 Mitigating for habitat loss 

6.30 Where there is a loss of biodiversity units on site or 10% gain is not achieved the first 

approach will be to develop the landscape scheme for the site to gain additional 

credits. In general species rich meadow grassland, mixed native scrub and woodland 

planting should be targeted as these achieve a high score post development and 

offer significant foraging, commuting and in the case of new trees nesting/roosting 

potential to local species. There are however trading rules within Metric 3.0 which 

specify like for like replacement for habitats of high value, these would be adhered to 

during any mitigation proposals.  

6.31 If following review of the landscape scheme the required number of credits cannot be 

achieved on site then there will be a requirement for offsite mitigation. Offsite 

mitigation should be undertaken on land within the same ecological network where 

possible. When using offsite mitigation, the area to be used must first be subject to 

its own biodiversity net gain assessment to determine its baseline habitat units and 

those which can be delivered following enhancement. The presence of protected 

sites, habitats and species must also be considered when identifying suitable offsite 

mitigation. 

6.32 If onsite and offsite mitigation have been maximised then purchase of units form a 

habitat bank would be undertaken to enable the required 10% gain to be met.  

6.33 Regardless of the outcome of the assessment there is a commitment to achieving a 

minimum of 10% net gain across this site using a combination of onsite, offsite and 

where required purchase of units to meet their target.  
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APPENDIX A: Proposed Development  
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APPENDIX B: Desk Study 
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Desk Based Ecology Assessment 
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Site location plan 
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Extract of Warrington Borough Council Local Plan 
(adopted July 2014) – Proposals map and supporting key 
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Extracts of relevant planning policies and supplementary 
planning guidance 

 
Adopted Local Plan Core Strategy (adopted July 2014) – Relevant Policies 
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Warrington Updated Proposed Submission Version Local Plan 2021 - 2038 (September 2021) 
– Relevant Policies 
 
Policy GB1 - Green Belt 
 
General Principles 
 

1. The Council will maintain the general extent of the Borough’s Green Belt, as defined 
on the Local Plan Policies Map, throughout the Plan Period and to at least 2050. 
 

2. The Council will plan positively to enhance the beneficial use of the Green Belt as part 
of Warrington’s Green Infrastructure Network. 
 

Policy DC3 – Green Infrastructure 
 
Strategic Green Infrastructure 
 

1. The Council, in partnership with other agencies and stakeholders will adopt a strategic 
approach to the care and management of all the Borough's green infrastructure and 
seek to protect, enhance and extend the multifunctional network in order to maintain 
and develop the wider public health, active travel, flood management, climate change, 
ecological and economic benefits it provides.  

 
Green Infrastructure Opportunities 
 

2. A key focus of these efforts will be on reinforcing and maximising the environmental 
and socio-economic benefits from, the following strategic green links which connect the 
Borough to the wider sub-region:  
 

a. The Mersey Valley; 
b. Sankey Valley Park and St. Helens Canal; 
c. The Bridgewater Canal; 
d. The River Bollin; and 
e. The Trans Pennine Trail 
 
3.  The Council is committed to supporting wider programmes and initiatives which seek 

to connect the Borough’s Strategic Green Infrastructure assets with residential 
communities, employment areas and other green infrastructure assets both within and 
outside of the Borough, including: 
  

a. Great Manchester Wetlands Nature Improvement Area;  
b. Bold Forest Park; 
c. Walton Hall Estate; 
d. The Mersey Forest; 
e. The Circular Parklands; and 
f. The River Mersey frontage where it passes through the Town Centre. 

 
4.  The Council will work with partners to strengthen and expand the network of ecological 

sites, corridors and stepping stone habitats to: 
a. secure a net gain in biodiversity; 
b. to expand tree cover in appropriate locations across the Borough; 
c. to improve landscape character, water and air quality; 
d. to help adapt to flood risk and mitigate the impacts of climate change; 
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e. to contribute to the development of the Mersey Forest; 
f. to contribute to the wider regional nature recovery network of wetland sites by 

enhancing the wetlands across Warrington; and 
g. to support the retention of underused farmland for habitat creation and 

management. 
 
Development Proposals affecting Green Infrastructure 
 

5. .  All development proposals should, as appropriate to their nature and scale: 
 

a. protect existing green infrastructure and the functions it performs, especially where this 
helps to mitigate the causes of and addresses the impacts of climate change; 

b. increase the functionality of existing and planned green infrastructure especially where 
this helps to mitigate the causes of and addresses the impacts of climate change; 

c. improve the quality of existing green infrastructure, including local networks and 
corridors, specifically to increase its attractiveness as a sport, leisure and recreation 
opportunity and its value as a habitat for biodiversity; 

d. protect and improve access to and connectivity between existing and planned green 
infrastructure to develop a continuous right of way and greenway network and 
integrated ecological system/network; 

e. secure new green infrastructure in order to cater for anticipated increases in demand 
arising from development particularly in areas where there are existing deficiencies 
assessed against standards set by the Council in accordance with Policy DC5; and 

f. provide long-term management arrangements for new and enhanced green 
infrastructure within development sites. 
 

6. Where a loss of, or negative impact on green infrastructure functionality or ecological 
system/network is unavoidable, development proposals should demonstrate what 
mitigation measures are proposed and/or replacement green infrastructure will be 
provided. Any replacement or mitigation measure should seek to secure a net gain in 
biodiversity assessed against the latest version of the DEFRA Metric and be deployed 
as closely as possible to the affected green infrastructure asset. 

 
 
Policy DC4 – Ecological Network 

 
1. The Council will work with partners to conserve, restore and enhance biodiversity and 

secure a measurable net gain for biodiversity and enhance public access to nature 
across the Plan area. These efforts will be guided by the principles set out in the 
National Planning Policy Framework and those which underpin the strategic approach 
to the care and management of the Borough’s Green Infrastructure in its widest 
sense contained in Policy DC3.  

2. Sites and areas that make up the Borough’s ecological network and are recognised 
for their nature and geological value are shown on the Policies Map and include: 

a. European Sites of International Importance 
b. Sites of Special Scientific Interest 
c. Regionally Important Geological Sites 
d. Local Nature Reserves 
e. Local Wildlife Sites 
f. Wildlife Corridors/Natural Improvement Areas 

 
The specific sites covered by the above designations at the time of publication are detailed  
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in Appendix 4 of the draft local plan. 
 
Development affecting Sites of International Importance 
 

3.  Proposals for development which may affect European Sites of International 
Importance will be subject to the most rigorous examination in accordance with the 
Habitats Directive. Development or land use change not directly connected with or 
necessary to the management of the site and which is likely to have significant effects 
on the site (either individually or in combination with other plans or projects) and which 
would affect the integrity of the site, will not be permitted unless the Council is satisfied 
that; 
 

a. there is no alternative solution; and 
b. there are imperative reasons of over-riding public interest for the development or land 

use change and where suitable mitigation or compensatory provision has been made. 
Any mitigation or compensatory provision must be assessed in a project–related 
Habitats Regulations Assessment and be fully functional before any likely adverse 
effect arises. 

 
Development affecting Sites of National Importance 
 

4.  Proposals for development in or likely to affect Sites of Special Scientific Interest 
(SSSI) will be subject to special scrutiny. Where such development may have an 
adverse effect, directly or indirectly, on the SSSI it will not be permitted unless the 
reasons for the development clearly outweigh the nature conservation value of the site 
itself and the national policy to safeguard the national network of such sites and the 
loss can be mitigated through off-site habitat creation to achieve a measurable net gain 
in biodiversity/geodiversity assessed against the latest version of the DEFRA metric.  
 

Development affecting Sites of Regional and Local Importance 
 

5. Proposals for development likely to have an adverse effect on regionally and locally 
designated sites will not be permitted unless it can be clearly demonstrated that there 
are reasons for the development which outweigh the need to safeguard the substantive 
nature conservation value of the site or feature and the loss can be mitigated through 
off-site habitat creation to achieve a measurable net gain in biodiversity/geodiversity 
assessed against the latest version of the DEFRA metric. 

 
Development affecting Protected and/or Priority Species and Priority Habitats 
 
6. Proposals for development which may adversely affect the integrity or continuity of UK 

priority habitats, irreplaceable habitats, or other habitats of local importance, or 
adversely affect EU Protected Species, UK Priority Species or other species of local 
importance, or which are the subject of Local Biodiversity Action Plans will only be 
permitted if it can be shown that the reasons for the development clearly outweigh the 
need to retain the habitats or species affected and that mitigating measures can be 
provided which would reinstate the habitats or provide equally viable alternative refuge 
sites for the species affected. 
 

7. All development proposals affecting protected sites, wildlife corridors, priority habitats, 
irreplaceable habitats, EU Protected Species or priority species (as identified in Local 
Biodiversity Action Plans) should be accompanied by information proportionate to their 
nature conservation value including; 
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a. a site survey carried out by suitably qualified or experienced person to establish the 

presence, extent and density of these species and identify features of nature and 
geological conservation importance; an assessment of the likely impacts of the 
development proposals for the protection and management of features identified 
for retention; 

b. an assessment of whether the reasons for the development clearly outweigh the 
nature conservation value of the site, area or species; and 

c. proposals for compensating for features damaged or destroyed during the 
development process, including mitigation through habitat creation to achieve a 
measurable net gain in biodiversity/geodiversity assessed against the DEFRA 
metric. 

d. proposals for compensating for any negative impacts on species during the 
development process, including mitigation through off-site habitat creation. 
 

Where development is permitted, the Council will consider the use of conditions or planning 
obligations to ensure the protection and enhancement of the site’s nature conservation 

interest and/or to provide appropriate compensatory measures. 
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Map provided by RECORD of site designations within 1km 
 
 

There are no designated sites within 1km 
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Extract of species data provided by RECORD within 1km
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Locally protected sites provided by RECORD within 1km
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Detailed species data provided by RECORD within 1km 
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MAGIC Map 10km search zone for designated wildlife sites 
– Map 



  

Land off Rush Green Lane, Warrington (WA13 9QY) 
 

 

6612.04.001  Desk Based Appendix 

 



  

Land off Rush Green Lane, Warrington (WA13 9QY) 
 

 

6612.04.001  Desk Based Appendix 

 



  

Land off Rush Green Lane, Warrington (WA13 9QY) 
 

 

6612.04.001  Desk Based Appendix 

 



  

Land off Rush Green Lane, Warrington (WA13 9QY) 
 

 

6612.04.001  Desk Based Appendix 

 



  

Land off Rush Green Lane, Warrington (WA13 9QY) 
 

 

6612.04.001  Desk Based Appendix 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
MAGIC Map search for SSSI Impact Risk Zones for site only 
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SSSI Impact Risk Zones - to assess planning applications for likely impacts on 
SSSIs/SACs/SPAs & Ramsar sites (England) 
 
1. DOES PLANNING PROPOSAL FALL INTO ONE OR MORE OF THE CATEGORIES BELOW? 

2. IF YES, CHECK THE CORRESPONDING DESCRIPTION(S) BELOW. LPA SHOULD CONSULT NATURAL 
ENGLAND ON LIKELY RISKS FROM THE FOLLOWING: 
All Planning Applications 
Infrastructure 
Airports, helipads and other aviation proposals. 
Wind & Solar Energy 
Minerals, Oil & Gas 
Planning applications for quarries, including: new proposals, Review of Minerals Permissions (ROMP), 
extensions, variations to conditions etc. Oil & gas exploration/extraction. 
Rural Non Residential  
Residential 

Rural Residential 
Air Pollution 
Any industrial/agricultural development that could cause AIR POLLUTION (incl: industrial processes, pig 
& poultry units, slurry lagoons > 750m² & manure stores > 3500t). 
Combustion 
General combustion processes >50MW energy input. Incl: energy from waste incineration, other 
incineration, landfill gas generation plant, pyrolysis/gasification, anaerobic digestion, sewage treatment 
works, other incineration/ combustion. 
Waste 
Composting 
Discharges 
Any discharge of water or liquid waste of more than 5m³/day to ground (ie to seep away) or to surface 

water, such as a beck or stream (NB This does not include discharges to mains sewer which are unlikely 
to pose a risk at this location). 
Water Supply 
Notes 
GUIDANCE – How to use the Impact Risk Zones 
/Metadata_for_magic/SSSI IRZ User Guidance MAGIC.pdf 
 
1. DOES PLANNING PROPOSAL FALL INTO ONE OR MORE OF THE CATEGORIES BELOW? 
2. IF YES, CHECK THE CORRESPONDING DESCRIPTION(S) BELOW. LPA SHOULD CONSULT NATURAL 
ENGLAND ON LIKELY RISKS FROM THE FOLLOWING: 
All Planning Applications 
Infrastructure 

Pipelines, pylons and overhead cables. Any transport proposal including road, rail and by water 
(excluding routine maintenance). Airports, helipads and other aviation proposals. 
Wind & Solar Energy 
Minerals, Oil & Gas 
Planning applications for quarries, including: new proposals, Review of Minerals Permissions (ROMP), 
extensions, variations to conditions etc. Oil & gas exploration/extraction. 
Rural Non Residential  
Large non residential developments outside existing settlements/urban areas where footprint exceeds 
1ha. 
Residential 
Rural Residential 

Any residential development of 100 or more houses outside existing settlements/urban areas. 
Air Pollution 
Any industrial/agricultural development that could cause AIR POLLUTION (incl: industrial processes, pig 
& poultry units, slurry lagoons > 200m² & manure stores > 250t). 
Combustion 
General combustion processes >20MW energy input. Incl: energy from waste incineration, other 
incineration, landfill gas generation plant, pyrolysis/gasification, anaerobic digestion, sewage treatment 
works, other incineration/ combustion. 
Waste 
Landfill. Incl: inert landfill, non-hazardous landfill, hazardous landfill. 
Composting 
Any composting proposal with more than 75000 tonnes maximum annual operational throughput. Incl: 

open windrow composting, in-vessel composting, anaerobic digestion, other waste management. 

http://www.magic.gov.uk/Metadata_for_magic/SSSI%20IRZ%20User%20Guidance%20MAGIC.pdf
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Discharges 
Any discharge of water or liquid waste of more than 5m³/day to ground (ie to seep away) or to surface 
water, such as a beck or stream (NB This does not include discharges to mains sewer which are unlikely 
to pose a risk at this location). 
Water Supply 
Large infrastructure such as warehousing / industry where total net additional gross internal floorspace 
following development is 1,000m² or more. 

Notes 
GUIDANCE – How to use the Impact Risk Zones 
/Metadata_for_magic/SSSI IRZ User Guidance MAGIC.pdf 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MAGIC Map 1km search zone for habitat inventory data 

http://www.magic.gov.uk/Metadata_for_magic/SSSI%20IRZ%20User%20Guidance%20MAGIC.pdf
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APPENDIX C: Target Notes 
 



Target Notes Report 

Target Note 1 
Young semi-natural broad-leaved woodland screening the site from Bucklow Gardens. 
 Prunus sp. Cherry species D 
 Acer campestre Field Maple O 
 Betula pendula Silver Birch O 
 Cornus sanguinea Dogwood O 
 Corylus avellana Hazel O 
 Crataegus monogyna Hawthorn O 
 Cytisus scoparius Broom O 
 Fraxinus excelsior Ash O 
 Rosa canina agg. Dog Rose O 
 

 
Target Note 2 
Tall ruderal vegetation within grazed fields 
 Cirsium arvense Creeping Thistle D 
 Rumex crispus Curled Dock F 
 Urtica dioica Nettle F 
 Cirsium vulgare Spear Thistle O 
 Epilobium hirsutum Great Willowherb O 
 Petasites hybridus Butterbur O 
 Rubus idaeus Raspberry O 
 Rumex obtusifolius Broad-leaved Dock O 
 Senecio jacobaea Common Ragwort O 



 
Target Note 3 
Semi-improved grassland fields which are grazed by horses 
 Holcus lanatus Yorkshire-fog D 
 Ranunculus repens Creeping Buttercup A 
 Agrostis capillaris Common Bent F 
 Anthriscus sylvestris Cow Parsley F 
 Arrhenatherum elatius False Oat-grass F 
 Dactylis glomerata Cock's-foot F 
 Lolium perenne Perennial Ryegrass F 
 Persicaria maculosa Redshank F 
 Plantago lanceolata Ribwort Plantain F 
 Rumex crispus Curled Dock F 
 Rumex obtusifolius Broad-leaved Dock F 
 Senecio jacobaea Common Ragwort F 
 Heracleum sphondylium Hogweed O 
 Plantago major Greater Plantain O 
 Ranunculus acris Meadow Buttercup O 
 Taraxacum officinale agg. Dandelion O 
 Trifolium repens White Clover O 
 Tripleurospermum inodorum Scentless Mayweed O 
 Vicia sativa Common Vetch O 
 Chamerion angustifolium Rosebay Willowherb R 



 
Target Note 4 
Mature plantation broad-leaved woodland in centre of the site 
 Fraxinus excelsior Ash D 
 Betula pendula Silver Birch A 
 Fagus sylvatica Beech F 
 Quercus robur English Oak F 
 Corylus avellana Hazel O 
 Ilex aquifolium Holly O 
 Sambucus nigra Elder O 
 Sorbus aucuparia Rowan O 
 Salix species Willow species R 

 
 



Target Note 5 
Semi-natural woodland in the south of the site adjacent to the canal 
 Fallopia japonica Japanese Knotweed  A 

 Impatiens glandulifera Himalayan Balsam A 

 Rubus fruticosus agg. Bramble A 
 Crataegus monogyna Hawthorn F 
 Fraxinus excelsior Ash F 
 Quercus robur English Oak F 
 Sambucus nigra Elder F 
 Urtica dioica Nettle F 
 Acer campestre Field Maple O 
 Alnus glutinosa Alder O 
 Calystegia sp. Bindweed species O 
 Corylus avellana Hazel O 
 Epilobium hirsutum Great Willowherb O 
 Digitalis purpurea Foxglove R 
  

 
Target Note 6 
Dense scrub within the grassland 
 Rubus fruticosus agg. Bramble D 
 Urtica dioica Nettle D 
 Fraxinus excelsior Ash F 
 Ranunculus repens Creeping Buttercup F 
 Chamerion angustifolium Rosebay Willowherb O 
 Epilobium montanum Broad-leaved Willowherb O 



 
Target Note 6 
Marshy grassland within field adjacent to hedgerow 
 Juncus effusus Soft Rush D 

Target Note 8 
Dry ditch colonised by scattered broad-leaved trees 
 Pteridium aquilinum Bracken D 
 Chamerion angustifolium Rosebay Willowherb F 
 Acer pseudoplatanus Sycamore O 
 Phalaris arundinacea Reed Canary-grass O 
 Prunus sp. Cherry species O 
 Quercus robur English Oak O 

 
 



Target Note 9 
Hedgerow 1 on east site boundary. Native species-rich hedgerows with trees. Less tan 10% gaps and  
unmanaged to 15m tall and 4m wide. Adjacent to public footpath and connectivity to semi-natural broad- 
leaved woodland. 

 Crataegus monogyna Hawthorn D 
 Rubus fruticosus agg. Bramble A 
 Fraxinus excelsior Ash F 
 Geum urbanum Wood Avens F 
 Hedera helix Ivy F 
 Quercus robur English Oak F 
 Corylus avellana Hazel O 
 Prunus sp. Cherry species O 
 Acer campestre Field Maple R 
 Acer pseudoplatanus Sycamore R 
 Aesculus hippocastanum Horse-chestnut R 

 
Target Note 10 
Hedgerow 2 - native species-poor intact hedgerow. Leggy and unmanaged to 6m high and 3m wide. Less  
than 10 gaps. 

 Crataegus monogyna Hawthorn D 
 Hedera helix Ivy A 
 Calystegia sp. Bindweed species F 
 Acer campestre Field Maple O 
 Centaurea nigra Knapweed O 
 Quercus robur English Oak O 
 Sambucus nigra Elder O 



 
Target Note 11 
Hedgerow 3 - native species-poor intact hedgerow. Unmanaged to 6m and 3m wide with less than 10%  
gaps. Viewed from site boundary with binoculars. 

 Crataegus monogyna Hawthorn D 
 Impatiens glandulifera Himalayan Balsam A 

 
Target Note 12 
Hedgerow 4 - native species-poor hedgerow with trees. Unmanaged with less than 10% gaps. Adjacent to  
public footpath and canal along south site boundary. 

 Crataegus monogyna Hawthorn D 
 Hedera helix Ivy A 
 Rubus fruticosus agg. Bramble A 
 Urtica dioica Nettle A 



 Acer pseudoplatanus Sycamore F 
 Fraxinus excelsior Ash F 
 Quercus robur English Oak F 
 Digitalis purpurea Foxglove O 
 Pteridium aquilinum Bracken O 

 
Target Note 13 
Hedgerow 5 - native species-poor hedgerow with trees. Gaps less than 10%. 
 Crataegus monogyna Hawthorn D 
 Acer pseudoplatanus Sycamore O 
 Artemisia vulgaris Mugwort O 
 Quercus robur English Oak O 
 Quercus cerris Turkey Oak R 

 KEY - D = Dominant, A = Abundant, F = Frequent, O = Occasional, R = Rare 
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Heritage Appraisal  

Warrington Local Plan – Land at Rushgreen, Lymm 

June 2018 (Updated November 2021) 

Introduction 

1. This Heritage Appraisal has been prepared on behalf of Peel L&P Holdings (UK) Limited in 
connection with Land at Rushgreen, Lymm (the ‘Appraisal Site’).  It identifies heritage assets with 
potential to be affected by development of the Appraisal Site and broadly describes their 
significance and setting.  It identifies whether there are heritage constraints to development and 
how these constraints could be resolved or mitigated. 

2. This Appraisal was originally prepared in July 2018.  It has since been updated to refer to the 
revised NPPF (2021) and provides a review of the proposed masterplan (Development 
Prospectus, November 2021) in light of the key heritage considerations originally identified.  

The Appraisal Site  

3. The Appraisal Site is a c24 hectare site situated to the north of the Bridgewater Canal to the 
north east of Lymm village centre. It is an irregularly shaped site which is bounded by existing 
modern residential development south of Rush Green Road and Oughtrington Primary School to 
the north and east and the Bridgewater Canal to the south. To the west, the Appraisal Site is 
bounded by fields which appear to be used for light industrial use or as compounds with metal 
sheds, containers and vehicles.  

4. The Appraisal Site is largely comprised of open fields used for arable crops. There is a small group 
of houses and ancillary buildings in its north west corner. The topography is generally flat. There 
are hedgerows and trees along field boundaries within the Appraisal Site, along the towpath at 
the south of the Appraisal Site and a larger grouping of trees in the north west of the Appraisal 
Site. There is a dense tree belt running approximately east to west across part of the Appraisal 
Site to the west of the primary school trees. The rural character of the Appraisal Site is 
experienced in conjunction with modern housing developments along the northern boundary of 
the Appraisal Site.  

5. The historic field pattern shown on the 1882 Ordnance Survey Map remains discernible today. 
The footpath, which runs along the south of the residential development to the north of the 
Appraisal Site, is shown to be a historic route; present from at least the late 19th century. The 
1882 Map also shows a structure at the south west corner of the Appraisal Site, north of the 
towpath, which has since been demolished.  

6. By 1911, there was a group of buildings in the north west corner of the Appraisal Site which have 
subsequently been altered and extended. Until the late 20th century, Rushgreen and 
Oughtrington were separate settlements from Lymm. Expansion of Lymm since the 1950s has led 
to suburban residential development infilling the settlements along the Rushgreen Road and 
Sandy Lane.  



 

The Heritage Assets 

7. The NPPF (2021) defines a heritage asset as:  

“A building, monument, site, place, area, or landscape identified as having a degree of 
significance meriting consideration in planning decisions, because of its heritage interest”1.  

8. The setting of a heritage asset is defined by the NPPF (2021) as: 

“The surroundings in which a heritage asset is experienced. Its extent is not fixed and may change 
as the asset and its surroundings evolve. Elements of setting may make a positive or negative 
contribution to the significance of an assets, may affect the ability to appreciate that significance 
or may be neutral”.2 

9. A site visit was completed on 22 May 2018 to assess the potential for designated and non-
designated heritage assets to be affected by future development of the Appraisal Site for 
residential use.  These assets are set out below and are then followed by a broad assessment of 
their significance (including the contribution made by setting and the Appraisal Site). There are 
no locally listed heritage assets proximate to the Appraisal Site.  

Asset Name Grade (if applicable) Location, relative to Site 

The Bridgewater Canal Lloyd 
Bridge 

Grade II listed Approximately 55m to the 
south east of the Appraisal Site 
at its nearest point 

Tanyard Farmhouse Grade II listed Approximately 110m to the 
west of the Appraisal Site at its 
nearest point.  

Church of St Peter Grade II listed Approximately 300m to the 
south of the Appraisal Site at 
its nearest point 

 

The Bridgewater Canal Lloyd Bridge (grade II listed) 

10. Lloyd Bridge is a road bridges over the Bridgewater Canal dating from c1770 and designed by 
James Brindley, the engineer of the Bridgewater Canal, for the Duke of Bridgewater. It is 
constructed of red brick with plain sandstone copings to its parapets. It has a single deep 
segmental brick arch on stone springers backed by a stone band. The aqueduct has stone dressed 
brickwork and a 20th century parapet to the towpath on the north bank of the canal. There is a 
plaque on the bridge indicating it was named after a family who served the Bridgewater Canal 
Company for over 200 years (dated 1963).  

11. The bridge is principally listed due to its late 18th century date, high degree of intactness and its 
association with the Bridgewater Canal; often referred to as the first truly man-made canal.  

 
1  MHCLG (2021) National Planning Policy Framework (NPPF) – Annex 2: Glossary 
2  MHCLG (2021) National Planning Policy Framework (NPPF) – Annex 2: Glossary 



 

Contribution made by Setting to Significance 

Physical Surroundings 
12. As set out above, the asset is situated approximately 55m to the south east of the Appraisal Site 

at its nearest point. It does not have a designed setting. The bridge is aligned north to south on 
Oughtrington Lane, where it crosses the Bridgewater Canal. There are tow paths on the north 
and south banks of the Canal with modern residential development to the north. To the south 
east is a complex of early 20th century buildings used for small business and retail. Beyond this 
immediate development are open fields, mainly in arable use.  Lloyd Bridge has a functional 
association with other assets along the Bridgewater Canal. 

13. The surrounding topography is relatively flat. There are bands of trees along the tow path to the 
north east and south west of the bridge which creates a partially enclosed aspect. The setting of 
the bridge was largely rural in character until the 1950s when residential development saw the 
area become an edge of settlement location.  

Experience of the Asset 
14. The location of the bridge across the canal gives it prominence in views along the tow paths from 

both directions, albeit the visibility of the bridge from a distance is reduced due to vegetation 
along the tow paths. Due to the relative height of the bridge, there are views out from the bridge 
to the west and east along the canal. The mix of modern residential development and 
undeveloped fields within these views emphasise the asset’s location of the edge of a settlement. 
However, as set out above, until the 1950s onwards, the setting of the bridge was rural and, 
although a pleasant backdrop, the extent to which the views contribute to the significance of the 
asset is limited.   

15. There is no intervisibility with other heritage assets. The setting of the bridge is relatively quiet, 
as would be expected for an edge of settlement location. In addition, the semi-enclosure of the 
tow paths mean the setting of the bridge, as experienced from the tow path, would have a sense 
of seclusion. However, it is likely that road and pedestrian traffic greatly increases at school times 
and the sense of enclosure will lessen during the winter months. 

16. The significance of the bridge lies primarily in its age, intactness, former function and association 
with the Bridgewater Canal. Whilst the setting has some picturesque qualities, it is not essential 
to the asset’s special interest.   

Associative Attributes 
17. The structure has no known associative attributes.  

Contribution made by the Appraisal Site 
18. The Appraisal Site is separated from the asset by a small late 20th century residential 

development. However the Appraisal Site is visible within views to the west from the bridge and 
towpath proximate to the bridge. As previously identified, that setting has changed since the 
1950s to have an edge of settlement character and the extent to which these views contribute to 
the significance of the asset is limited.  

Tanyard Farmhouse (grade II listed) 

19. Tanyard Farmhouse is of special interest due to its early age (mid- 17th century with a c1800 rear 
extension) and vernacular architecture. It is constructed of squared, tooled and coursed 
sandstone in large blocks with brick rear and side wings and have a slate roof. The two-storey 
building has mullioned windows and a central brick chimney. Internally it has a stone inglenook 
with oak bressumer amongst other 18th-19th century vernacular features.  



 

Contribution made by Setting to Significance 

Physical Surroundings 
20. As set out above, the asset is situated approximately 110m to the west of the Appraisal Site at its 

nearest point. The Farmhouse is situated on the south side of Rushgreen Road; a busy road to the 
north of Lymm village. It does not have a designed setting. It has a small lawn to the front and a 
garden to the east and south enclosed by a high brick wall. There is a 19th century villa and 
cottages opposite on the north side of the road. Immediately to the west is a former agricultural 
building converted to residential use beyond which is a recently built supermarket with car park. 
Surrounding the listed building to the south and east is a modern residential development (Rush 
Gardens). 

21. The topography surrounding the asset is relatively flat with the exception of some limited 
specimens within nearby gardens; there are no significant areas of trees nearby.  With the 
exception of the supermarket, the surrounding scale of development is domestic and medium to 
low density. Buildings are arranged freely with a general orientation towards, although set back 
from, Rushgreen Road. The development along the road creates a degree of enclosure. 
Cartographic evidence indicates that until the mid-20th century, the setting of Tanyard 
Farmhouse would have been predominately rural, with some later 19th century development 
such as the villas opposite, but has since become suburban in character due to the expansion of 
Lymm. The fields to the north west at Reddish Crescent provide the last visual relationship with 
the asset’s former rural setting.    

Experience of the Asset 
22. The asset is principally experienced from Rushgreen Road. The building’s set back, surrounding 

development and the busy nature of the road mean that the asset is not prominent within the 
townscape. There are limited views of the asset due to its orientation and surrounding 
development. The east gable is visible in views from the east along Rushgreen Road. However, 
the age, form and vernacular architecture is best appreciated from directly in front of the 
building.  

Associative Attributes 
23. The structure has no known associative attributes.  

Contribution made by the Appraisal Site 
24. Due to the intervening development at Rush Gardens there is no intervisibility between the 

Appraisal Site and Tanyard Farmhouse. There are no known associative relationships between 
the Appraisal Site and the asset. As such, it is concluded that the Appraisal Site does not 
contribute to the significance of the listed building.   

Church of St Peter (grade II listed)  

25. The Church of St Peter on Oughtrington Lane is of special interest as a late 19th century (1871-2) 
church designed by Slater and Carpenter, in a late 13th century manner. Slater died in 1872 
making the church one of the last commissions by the partnership. It is built of local sandstone 
and is comprised of a five-bay nave with a clerestory, north and south aisles, an apsidal chancel, a 
south vestry, a south porch and a north east tower with a spire and octagonal belfry. There is a 
rose window with four lancet windows above at the west end.  

Contribution made by Setting to Significance 

Physical Surroundings 
26. The Church of St Peter is situated on the west side of Oughtrington Lane within its graveyard 

which extends principally to the south of the Church. The topography falls away gently to the 



 

north and rises to the south. The asset has an edge of settlement location with undeveloped 
fields to the north and west. Beyond the immediate field to the north is the Bridgewater Canal 
lined with trees and vegetation. To the south, separated by a small plot of undeveloped land, are 
two pairs of 19th century semi-detached houses and modern residential development on the 
former site of Oughtrington House (also known as Cotebrook House). On the west side of 
Oughtrington Lane, to the south east of the Church, is Lymm High School, formerly Oughtrington 
Hall (grade II listed building). The Dewhurst Family occupied Oughtrington House before 
purchasing the Oughtrington Hall Estate in 1865 and funding the building of the Church of St 
Peter.    

Experience of the Asset 
27. The Church was likely to have been sited and designed to have a commanding presence over its 

immediate surroundings to signify the importance of the Dewhurst family to Lymm. As previously 
described, the Church has an elevated position and is surrounded by undeveloped fields to the 
north and west. This provides an open and rural aspect within which the Church has prominence 
particularly on approach from the south along Oughtrington Lane. There are glimpsed views of 
the Church from Longbutt Lane and Sutch Lane which boarder the fields. Due to the low lying and 
flat topography to the north of the Bridgewater Canal, more distanced views of the Church are 
largely screened by intervening areas of trees and development. At a greater distance, where 
views open up (for example from Reddish Lane looking south), the spire of the Church can be 
seen above the tree line.   

28. Whilst the immediate surroundings of the Church have a rural character, the asset is experienced 
in combination with some modern development including at Lymm High School and residential 
development beyond the adjacent field to the west. These developments are largely screened by 
tree belts and do not impose on the immediate rural character of the Church’s setting.  

29. The architectural form and detailing of the Church is most clearly experienced from closer 
proximity including from Oughtrington Lane, within the graveyard and from pathways within the 
fields to the west.   

Associative Attributes 
30. The Church has an associative relationship with the former Oughtrington Hall through their 

shared connection with the Dewhurst family.  

Contribution made by the Appraisal Site 
31. The Site is situated beyond the field to the north of the asset and the Bridgewater Canal. Due to 

the previously described area of trees along the canal, visibility of the Site from within the 
immediate surroundings of the Church are limited. In winter when the trees are not in leaf, 
intervisibility is increased with glimpsed or filtered views between the Church and the southern 
extent of the Site.  

Overview of Legislation, Key National Planning Policy Considerations and Guidance 

Statutory Duty (1990 Act) 
32. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“In considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority or, as the case may be, the Secretary of State 
shall have special regard to the desirability of preserving the building or its setting or any features 
of special architectural or historic interest which it possesses.” 

33. The concept of ‘preserve’ has been interpreted through case law to mean ‘to cause no harm.’ 



 

The National Planning Policy Framework, revised 2021  
34. Conservation areas are 'designated heritage assets' within the meaning of the NPPF. Paragraph 

190 of the NPPF states that  local planning authorities should set out in their Local Plan a positive 
strategy for the conservation and enjoyment of the historic environment, including heritage 
assets most at risk through neglect, decay or other threats. In developing this strategy, local 
planning authorities should take into account of:  

• The desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation;  

• The wider social, cultural, economic and environmental benefits that conservation of the 
historic environment can bring; 

• The desirability of new development making a positive contribution to local character and 
distinctiveness; and 

• Opportunities to draw on the contribution made by the historic environment to the 
character of a place. 

35. Paragraph 195 sets out the principles guiding the determination of applications affecting 
designated and non-designated heritage assets, and states that: 

'Local planning authorities should identify and assess the particular significance of any heritage 
asset that may be affected by a proposal . . . They should take this assessment into account when 
considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between 
the heritage asset’s conservation and any aspect of the proposal.’ 

36. Paragraph 197 elaborates that local planning authorities should take account of the desirability of 
sustaining and enhancing the significance of heritage assets, putting them into viable uses 
consistent with their conservation, as well as the desirability of new development making a 
positive contribution to local character and distinctiveness. 

37. Paragraph 199 requires when considering the impact of a Proposed Development on the 
significance of a designated heritage asset, that great weight should be given to the asset’s 
conservation and the more important the asset, the greater that weight should be. Paragraph 
200 confirms that significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting and any harm or loss requires clear and 
convincing justification. 

38. In the event that harm is perceived to arise from proposals, the NPPF provides a policy 
framework at paragraphs 201 and 202 within which such harm can then be weighed against 
public benefits (202) or substantial public benefits (201) bearing in mind the considerable 
importance and weight that should be attached to the statutory duty of the Act. 

39. Paragraph 206 requires local planning authorities look for opportunities for new development 
within the setting of heritage assets to better reveal their significance. With respect to setting, 
the policy notes that proposals that preserve those elements of setting that make a positive 
contribution to or better reveal the significance of the asset should be treated favourably.  

Good Practice Advice Note 3: The Setting of Heritage Assets, Historic England (2017) 
40. Historic England has published guidance in respect of the setting of heritage assets, providing 

detail on understanding setting and the associated assessment of the impact of any changes.  The 
guidance confirms that setting is not a heritage asset, nor a heritage designation, rather its 
importance lies in what it contributes to the significance of the relevant heritage asset itself. 



 

Key Heritage Considerations  

41. As previously set out, the significance of the Lloyd Bridge (grade II listed) lies primarily in its age, 
intactness, former function and association with the Bridgewater Canal and whilst providing an 
attractive backdrop, setting makes a limited contribution to the actual significance of the asset. 
There are therefore no significant heritage constraints to redevelopment of the Appraisal Site any 
effect is likely to be minor and limited to the cumulative effect of further suburbanisation of its 
former rural setting. The following measures could be considered: 

• Open space could be retained in the southern half of the field to the west of Bridge Close, 
together with the following landscape features to maintain an open and green character in 
views to the west from Lloyd Bridge: 

‒ The hedgerow running in a roughly southerly direction from the south west corner 
of Oughrington Primary School.  

‒ The band of mature trees running approximately east to west from the south west 
corner of Oughrington Primary School. 

• Restrict the height of new development within the east part of the Appraisal Site to a 
maximum of two storeys.    

42. The Masterplan (Appendix 1) has been informed by the identified key heritage considerations.  In 
particular, the existing hedgerows and bands of mature trees have been retained, together with 
an area of open space to the west of Bridge Close. The landscape buffer to the north of the canal 
has been augmented and development is focused to the north of the Site. Subject to the careful 
consideration of any lighting and landscaping of buildings associated with the sports pitches, 
development of the type and arrangement identified in the Masterplan will sustain the 
significance of nearby heritage assets. 

  



 

Appendix 1: Masterplan  
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Limitations 
 

All findings, recommendations and conclusions contained in this report are based on information 

provided to us during investigations. Shepherd Gilmour Infrastructure Ltd. has created the report 

based on the assumption that all the information is accurate and accepts no liability should 

additional information exist or become available. 

 

Unless otherwise requested by the client, Shepherd Gilmour Infrastructure Ltd. is not obliged to 

and disclaims any obligation to update the report for events taking place after the date noted on 

the report. 

 

Shepherd Gilmour Infrastructure Ltd. makes no representation whatsoever concerning the legal 

significance of its findings or the legal matters referred to in the report. The information presented 

and conclusions drawn are based on statistical data and are for guidance purposes only. The 

study provides no guarantee against the flooding of the study site or elsewhere, nor of the absolute 

accuracy of water levels, flow rates, and associated probabilities. 

 

This report has been prepared for the sole use of the client. No other third parties may rely upon 

or reproduce the contents of this report without the written permission of Shepherd Gilmour 

Infrastructure Ltd. 
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SECTION 1 INTRODUCTION 

1.1. Shepherd Gilmour Infrastructure Ltd (SGi) has been engaged by Peel Investments 

(North) Limited (hereafter “the Applicant”) to provide a Flood Risk and Utilities 

Appraisal in support of development known as Land at Rush Green Road in Lymm 

for the forthcoming representations to the Warrington Local Plan. 

SITE LOCATION 

1.2. The proposed site is located in the village of Lymm in Warrington. The site is 

approximately 24 ha in total and consists of agricultural fields, paddocks and pockets 

of woodland.  

• Nearest Postcode: WA13 9RH 

• OS Coordinates: 369212E, 387551N 

• OS Grid Reference: SJ 692875 

 

Figure 1.1 Red Line Boundary  
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TOPOGRAPHY 

1.3. Based on the Ordnance Survey maps, the site ranges in level between 15-25m AOD. 

The site appears to generally fall in level from the Bridgewater Canal (south boundary) 

to the A6144 Rush Green Road (just beyond the northern boundary). 

   

Figure 1.2 Site Plan (OS Map)  

Topography generally falls 

from the Bridgewater Canal 

to the A6144 Rush Green Rd 
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PRELIMINARY PROPOSALS 

1.4. The client’s conceptual masterplan is shown in Figure 1.3 and proposes between 

350-420 dwellings with associated infrastructure works, a landscape buffer to 

sensitive boundaries and existing pockets of woodland and watercourses retained 

and protected.  

1.5. A full-sized plan of the below masterplan is included in Appendix A.  

 

Figure 1.3 Conceptual Masterplan (Randall Thorp) 
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SECTION 2 PRELIMINARY FLOOD RISK ADVICE 

GOV.UK PLANNING ADVICE MAPS 

2.1. The Gov.UK online Flood Maps provide initial information on any flood zoning onsite. 

These maps indicate that the majority of site is located within Flood Zone 1 (low 

probability of fluvial flooding) with a small area of Flood Zone 2 (medium probability 

of fluvial flooding).  

 

Figure 2.1 Flood Map for Planning (Gov.UK) 

ENVIRONMENT AGENCY DATA 

2.2. The latest flood data and maps has been requested from the Environment Agency 

(EA) and indicate similar flood zoning (Figure 2.2). The data also includes estimated 

flood levels which can be used in conjunction with a topographical survey during the 

detailed design stage. This information has been included within Appendix B.  

Slitten Brook 

Bridgewater Canal 

Unnamed main river 
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Figure 2.2 Detailed Flood Map (EA) 

FLOOD ZONE GUIDANCE 

2.3. The Flood Risk and Coastal Change Guidance indicates which, development type is 

suitable for each Flood Zone as shown in Table 2.1 & 2.2.  

Flood 

Zone 

Flood Risk Vulnerability Classification 

Essential 

Infrastructure 

Highly 

Vulnerable 

More 

Vulnerable 

Less 

Vulnerable 

Water 

Compatible 

1 ✓ ✓ ✓ ✓ ✓ 

2 ✓ 

Exception 

Test 

Required 

✓ ✓ ✓ 

3a 

Exception 

Test 

Required 

x 

Exception 

Test 

Required 

✓ ✓ 

3b 

Exception 

Test 

Required 

x x x ✓ 

Table 2.1 Flood Risk Classification  
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 • Police stations, Ambulance stations and Fire stations and Command Centres.  

• Emergency dispersal points.  

• Basement dwellings.  

• Caravans, mobile homes & park homes intended for permanent residential use.  

• Installations requiring hazardous substances consent. 
M

o
re
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 • Hospitals.  

• Residential institutions 

• Residential dwelling, student halls, drinking establishments/nightclubs and hotels.  

• Non–residential - Health services, nurseries and educational establishments.  

• Landfill and sites used for waste management facilities for hazardous waste. 

L
e
ss

 V
u
ln

e
ra

b
le

 

• Police, ambulance and fire stations which are not required during a flood.  

• Shops; financial, professional and other services; restaurants and cafes; hot 

food takeaways; offices; general industry; storage and distribution; non–

residential institutions not included in ‘more vulnerable’; and assembly and 

leisure.  

• Land and buildings used for agriculture and forestry.  

• Waste treatment (except landfill and hazardous waste facilities).  

• Minerals working and processing (except for sand and gravel working).  

• Water treatment works which are not required during times of flood.  

• Sewage treatment works. 

Table 2.2 Development Types (Abstract) 

2.4. Applying the sequential approach, the conceptual masterplan (Figure 1.3) indicates 

that all residential developments (i.e. more vulnerable development) will be located 

within low probability areas (Flood Zone 1). Therefore, the client’s preliminary 

proposals meet the requirements of the NPPF at this stage.  

2.5. The estimated flood levels and detailed development proposals will require further 

analysis once a topographical survey is available. 
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SECTION 3 EXISTING DRAINAGE INFRASTRUCTURE 

PUBLIC SEWERS 

3.1. The public sewers within the vicinity of the proposed site are owned and maintained 

by United Utilities (UU). Copies of their records have been requested and are 

included in Appendix C of this report.  

 

Figure 3.1 Combined UU Sewer Plan 

Surface Water Sewers 

3.2. United Utilities records indicate a number of surface water sewers in the surrounding 

areas but none onsite. The sewers surrounding the site collect and convey runoff to 

either the Bridgewater Canal (south) or the unnamed main river (north). 

Foul Water Sewers 

3.3. According to the records there are foul water sewers in the surrounding areas but 

none onsite. The sewers collect and convey effluent to the main combined sewer 

that flows in a northward direction.  

Combined Water Sewers 

3.4. Records indicate that there is a 225mm and a 600mm diameter combined sewer 

onsite. The 600mm sewer enters the site from the east (The Greenacres) and flows 

225mm combined 

water sewer onsite 

600mm combined 

water sewer onsite 

825mm combined 

water sewer 
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through the site in a westerly direction before leaving the site via the northern 

boundary.  

3.5. The 225mm sewer enters the site from the Bridgewater canal and flows northwards 

to the 600mm sewer. The 225mm sewer appears to miss the proposed development 

areas but is likely to require a 3m offset each side of the centreline of the sewer 

(Sewers for Adoption 6th Edition).  

3.6. The 600mm sewer passes through the proposed northern development zones and 

is likely to require a 4/5m offset each side of the centreline of the sewer (Sewers for 

Adoption 6th Edition). 

PRIVATE DRAINAGE 

3.7. There is no known private drainage onsite. 

PRELIMINARY DEVELOPMENT DRAINAGE 

Surface Water Drainage 

3.8. Based on the topography and development proposals/location it should be possible 

to discharge any runoff from the development into the unnamed main river via the 

onsite waterbody. This arrangement is aligned with the runoff destination hierarchy 

set out in Paragraph 080 of the Flood Risk and Coastal Change Guidance document. 

3.9. Note that any surface water runoff rates must be agreed by the Environment Agency 

and/or Lead Local Flood Authority, dependant on the status of the waterbody. 

Foul Water Drainage 

3.10. Foul effluent generated by the development should be able to connect into the onsite 

combined water sewers. At the stage the need for off-site reinforcement is unknown 

and United Utilities should be consulted as soon as practically possible. 

Sewer Diversions 

3.11. At this stage, it is difficult to assess if any sewer diversions would be required due to 

the plans only being at the conceptual stage. More information is required and any 

sewer diversion can be addressed at a later stage. 
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SECTION 4 UTILITIES INFRASTRUCTURE 

ELECTRICITY 

4.1. The electricity in the area is supplied by Scottish Power Manweb (SP). These records 

identify a high voltage (11kV) supply within Rushgreen Road beyond the northern 

boundary, and within Oughtrington Crescent to the east of the site. There are also 

a number of LV supplies in the vicinity which serve the existing residential areas and 

commercial properties. 

4.2. The need for any offsite reinforcement to meet the power demands of the 

development is unknown. Discussions with Scottish Power Manweb should be 

undertaken as soon as practically possible.  

 

Figure 4.1 Electricity Infrastructure (SP Manweb) 

4.3. A copy of the SP Manweb records has been included within Appendix D. 

TELECOMMUNICATION 

4.4. Openreach records show a number of assets in the vicinity of the site which serve 

the existing dwellings.  A supply from the existing infrastructure might be possible 

but there may not be sufficient capacity. Discussions with Openreach should be 

undertaken as soon as practically possible.  

4.5. A copy of Openreach records has been included within Appendix E. 

MAINS WATER 

4.6. United Utilities records indicate a number of water mains around the site that vary 

in size. Connections from these mains might but be able to supply the site but it is 

HV (11kV) Supply  
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expected that a direct connection to the 400mm distributor main (north of the site) 

is more suitable. 

4.7. Any offsite reinforcement works required to meet the water supply demands is 

unknown at this stage. Discussions with UU should therefore be undertaken as soon 

as practically possible. 

4.8. A copy of United Utilities records has been included within Appendix C. 

 

Figure 4.2 Water Infrastructure (UU) 

GAS 

4.9. Cadent/National Grid records indicate two onsite gas mains within the northern tow 

path of the Bridgewater canal. The first is a Local High Pressure main and enters the 

site from the south-eastern corner. The second is a Medium Pressure spur and supply 

from the LHP that exits the site from the south-western corner. 

4.10. There is a vast network of Low Pressure mains in the area but these are unlikely to 

be suitable for the development proposes. 

4.11. The LHP main are likely to have an associated legal easement but the exact 

dimensions are unknown at this stage and should be investigated as soon as practically 

possible. 

8” Mains Water 

6” Mains Water 

400mm Mains Water 
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4.12. A connection to the LHP and/or MP could be suitable for the proposed site, but 

discussions with Cadent/National Grid should be undertaken to confirm. Any offsite 

reinforcement to meet the gas supply demands of the proposed development is 

unknown at this stage. 

   

Figure 4.3 Gas Infrastructure (Cadent) 

4.13. A copy of Cadent/National Grid records has been included within Appendix F. 

MP within towpath 

LHP within towpath 
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SECTION 5 HEALTH AND SAFETY EXECUTIVE CHECK 

5.1. A preliminary consultation with the Health and Safety Executive has indicated that 

the proposed site is located near or on a major hazard site or major accident hazard 

pipeline. The plans provided highlighted one items of risk. 

LHP MAIN 

5.2. There is a Local High Pressure main that follows the towpath of the Bridgewater 

canal. This is considered a major accident hazard pipeline. However, the HSE 

‘consultation distance’ for the risk is indicated as only a narrow ‘inner zone’. 

 

Figure 5.1 Planning Advice Map – LHP Mains (HSE) 

CONSULTATION ZONING 

5.3. HSE consultation distances consists of three zones known as the Inner, Middle and 

Outer. These zones along with the sensitivity level of the development (Table 5.1) 

will determine if the HSE will advise against the proposed development (Table 5.2). 

  

LHP Main 
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5.4.  

Level of Sensitivity 
Developments in 

Inner Zone 

Development in 

Middle Zone 

Development in 

Outer Zone 

1 Don’t Advise Against Don’t Advise Against Don’t Advise Against 

2 Advise Against Don’t Advise Against Don’t Advise Against 

3 Advise Against Advise Against Don’t Advise Against 

4 Advise Against Advise Against Advise Against 

Table 5.1 HSE Decision Matrix 

Development 

Type 
Examples 

Development Detail 

and Size 
Justification 

DT2.1 

Housing 

Houses, flats, 

retirement flats / 

bungalows, residential 

caravans, mobile 

homes 

Developments up to 

and including 30 

dwelling units and at a 

density of no more 

than 40 per hectare 

(Level 2) 

Development where 

people live or are 

temporarily resident. 

It may be difficult to 

organise people in the 

event of an emergency 

Exclusions 

Very small 

developments 

including infill and back 

land developments 

DT2.1 x 1 

Developments of 1 or 

2 dwelling units 

(Level 1) 

Minimal increase in 

numbers at risk 

Larger housing 

developments 

DT2.1 x 2 

Larger developments 

for more than 30 

dwelling units  

(Level 3) 

Substantial increase in 

numbers at risk 

DT2.1 x 3 

Any developments for 

more than 2 dwelling 

units at a density of 

more than 40 dwelling 

units per hectare 

(Level 3) 

High density 

development 

Table 5.2 HSE Development Classification 

5.5. The residential proposals for the development are be considered a Level 3 

sensitivity development type and as such should not occur in the Inner Zone. The 

conceptual development masterplan (Appendix A) locates all sensitive development 

(residential) outside the HSE Inner Zone and thus satisfies the HSE condition. 
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SECTION 6 CONCLUSION 

6.1. This flood risk and utilities appraisal provides an overview of the existing 

infrastructure on or around the proposed site and evaluates flood risk issues that 

may potentially influence the conceptual masterplan. In summary, the statement 

confirms that: 

a) The proposed development areas are within Flood Zone 1 & 2 (low & medium 

probability). In accordance with the Flood Risk and Coastal Change Guidance these 

proposals are acceptable in this zone. All residential development will be located 

within Flood Zone 1. 

b) The proposed surface water runoff generated by the proposals should discharge to 

the unnamed main river or onsite waterbody. Flow rates to be agreed with the 

Environment Agency or Lead Local Flood Authority (dependant on the status of the 

waterbody). 

c) The proposed foul water effluent will discharge to United Utilities onsite combined 

sewer. Flow rates and any offsite/onsite upgrade works are to be agreed with United 

Utilities. 

d) Any combined water sewer diversions should be investigated further once the 

masterplan layout is fixed. 

e) Early discussions with Scottish Power Manweb are required to establish the proposed 

electricity route(s) to the site. 

f) The existing Openreach infrastructure that surrounds the site could be able to cater 

for the site proposals. However early discussions with Openreach should be 

undertaken. 

g) Early discussions with United Utilities are required to establish the proposed mains 

water route(s) to the site. 

h) Early discussions with Cadent/National Grid are required to confirm the onsite 

easement associated with the LHP mains and establish the future proposed gas main 

route(s) to the site. 
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i) Preliminary consultation with the Health and Safety Executive indicates that all 

proposed residential development lies outside of the consultation distance associated 

with the LHP main.  Further discussions are required to confirm this. 
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Spine Road:   0.01 ha
Green Infrastructure: 1.30 ha

Area 2:  9.02 ha
Developable Area:  4.56 ha
Spine Road:  0.66 ha
School Extension:   0.60 ha
Green Infrastructure: 3.20 ha

Area 3:  2.74 ha
Developable Area:  1.59 ha
Spine Road:  0.08 ha
Green Infrastructure: 1.07 ha

Area 4:  8.95 ha
Developable Area:  3.61 ha
Spine Road:  0.40 ha
Green Infrastructure: 4.94 ha
 
Total Site Area:   24.0 ha
(Areas 1, 2, 3 and 4) 
Total Developable Area: 11.74 ha
School Extension:  0.60 ha
Spine Roads:  1.15 ha
Green Infrastructure: 10.51 ha

Potential Yield: 
@30 dph:  352 units
@35 dph:  411 units 

Proposed access

Potential Emergency Access

Existing Public Right of Way

Proposed footpath network

Proposed 0.6ha school extension

Site Boundary 

Proposed development cells 

Proposed open space 

Proposed woodland/trees 

Existing woodland/trees

Water body

Proposed main road

NB:  Masterplan subject to change  
following detailed survey work. 

Proposed secondary road

Proposed private drive
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Detailed Flood Map centred on Rush Green Road, Lymm. Created 07/08/2017 [GMMC55891CC]

Contact Us: National Customer Contact Centre, PO Box 544, Rotherham, S60 1BY. Tel: 08708 506 506 (Mon-Fri 8-6). Email: enquiries@environment-agency.gov.uk
© Environment Agency copyright and / or database rights 2016. All rights reserved. © Crown Copyright and database right. All rights reserved. Environment Agency, 100026380, 2016.
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8th August 2017 GMMC55891CC

Map Reference Model Node Reference Easting Northing Data 1 % AEP (1 in 100 year)
1 % AEP (1 in 100 year) + 

Climate Change*
0.1 % AEP (1 in 1000 year)

Modelled Water Level (m aodN) 16.50 16.57 16.80

Modelled Flow (cumecs) 0.30 0.36 0.60

Modelled Water Level (m aodN) 16.15 16.16 16.21

Modelled Flow (cumecs) 0.29 0.34 0.51

Modelled Water Level (m aodN) 13.69 13.73 13.91

Modelled Flow (cumecs) 0.22 0.27 0.55

Modelled Water Level (m aodN) 12.20 12.22 12.34

Modelled Flow (cumecs) 0.22 0.27 0.55

Model data taken from Rushgreen Brook 2011

m aodN - metres above ordnance datum Newlyn

cumecs - cubic metres per second

Notes:

387656

387795

387743

387803

Undefended

*Climate Change Scenario - 20% increase in flow.  We only hold climate change measurements based on the previous climate change guidance.  The new climate change guidance is available at 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances.  The location of the site and the type (vulnerability) of development determine the climate change allowances to consider in any 

flood risk assessment.

For further guidance on climate change within the GMMC area please see the attachment ‘Flood risk assessments: Climate change allowances’. Particularly section 3, table B which shows the Local 

precautionary allowances for potential climate change impacts.

ea013_Model_URUS01_00013

ea013_Model_URUS01_00011

369243

369254

368849

3687434

AEP - Annual Exceedence Probability
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Shepherd Gilmour Infrastructure

Date: 14/8/2017

FAO:

Dear Sirs

Location:

I acknowledge with thanks your request dated

Please find enclosed plans showing the approximate position of our apparatus known to be in the vicinity
of this site.

The enclosed plans are being provided to you subject to the United Utilities terms and conditions for both
the wastewater and water distribution plans which are shown attached.

If you are planning works anywhere in the North West, please read our access statement before you
start work to check how it will affect our network.
http://www.unitedutilities.com/work-near-asset.aspx.

Natalia Marsden

   Rush Green Road   Lymm WA13 9QL

08/08/17 for information on the location of our services.

Yours Faithfully, 

Karen McCormack 
Property Searches Manager 

United Utilites Water Limited

If you have any queries regarding this matter please telephone us on 0370 7510101.

I trust the above meets with you requirements and look forward to hearing from you should you need
anything further.



Copyright © United Utilities Water Limited 2014 

TERMS AND CONDITIONS - WASTERWATER & WATER DISTRIBUTION PLANS 

These provisions apply to the public sewerage, water distribution and telemetry systems (including sewers which 

are the subject of an agreement under Section 104 of the Water Industry Act 1991 and mains installed in 

accordance with the agreement for the self-construction of water mains) (UUWL apparatus) of United Utilities 

Water Limited "(UUWL)". 

 

TERMS AND CONDITIONS: 

1. This Map and any information supplied with it is issued subject to the provisions contained below, to the 

exclusion of all others and no party relies upon any representation, warranty, collateral contract or other 

assurance of any person (whether party to this agreement or not) that is not set out in this agreement or 

the documents referred to in it. 

2. This Map and any information supplied with it is provided for general guidance only and no 

representation, undertaking or warranty as to its accuracy, completeness or being up to date is given or 

implied. 

3. In particular, the position and depth of any UUWL apparatus shown on the Map are approximate only 

and given in accordance with the best information available. The nature of the relevant system and/or 

its actual position may be different from that shown on the plan and UUWL is not liable for any damage 

caused by incorrect information provided save as stated in section 199 of the Water Industry Act 1991.

UUWL strongly recommends that a comprehensive survey is undertaken in addition to reviewing this 

Map to determine and ensure the precise location of any UUWL apparatus. The exact location, positions 

and depths should be obtained by excavation trial holes.  

4. The location and position of private drains, private sewers and service pipes to properties are not 

normally shown on this Map but their presence must be anticipated and accounted for and you are 

strongly advised to carry out your own further enquiries and investigations in order to locate the same. 

5. The position and depth of UUWL apparatus is subject to change and therefore this Map is issued subject 

to any removal or change in location of the same. The onus is entirely upon you to confirm whether any 

changes to the Map have been made subsequent to issue and prior to any works being carried out. 

6. This Map and any information shown on it or provided with it must not be relied upon in the event of any 

development, construction or other works (including but not limited to any excavations) in the vicinity of 

UUWL apparatus or for the purpose of determining the suitability of a point of connection to the sewerage 

or other distribution systems. 

7. No person or legal entity, including any company shall be relieved from any liability howsoever and 

whensoever arising for any damage caused to UUWL apparatus by reason of the actual position and/or 

depths of UUWL apparatus being different from those shown on the Map and any information supplied 

with it. 

8. If any provision contained herein is or becomes legally invalid or unenforceable, it will be taken to be 

severed from the remaining provisions which shall be unaffected and continue in full force and affect. 

9. This agreement shall be governed by English law and all parties submit to the exclusive jurisdiction of 

the English courts, save that nothing will prevent UUWL from bringing proceedings in any other 

competent jurisdiction, whether concurrently or otherwise.  



WASTE WATER SYMBOLOGY

Combined Foul Surface Overflow

Manhole MANHOLE FUNCTION SEWER SHAPE

Manhole, side entry FO Foul CI Circular SQ Square

Public sewer SW Surface Water EG Egg TR Trapezoidal

Private sewer CO Combined OV Oval AR Arch

S104 sewer OV Overflow FT Flat Top BA Barrel

Rising Main, public RE Rectangular HO Horse Shoe

Rising Mian, private SEWER MATERIAL U Unspecified

Rising main, S104 AC Asbestos Cement DI Ductile Iron

Highway Drain, private BR Brick VC Vitrified Clay

WW Pumping Station CO Concrete PP Polypropylene

Inspection Chamber CSB Concrete Segment PF Pitched Fibre

Extent of Survey CSU Concrete Segment MA Masonary, Coursed

Head of System CC Concrete Box Culverted MA Masonary, Random

Soakaway PSC Plastic RP Reinforced Plastic

Rodding Eye GR Glass Reinforced CI Cast Iron

Lamp Hole GRP Glass Reinforced SI Spun Iron

T Junction/Saddle PVC Polyvinyl Chloride ST Steel

Gulley PE Polyethtlene U Unspecified

Air Valve

Non Return Valve Control Kiosk

Sewer Overflow Sludge Main

Cascade

Flow Meter ABANDONED PIPE

Hatch Box Public Sewer

Hydrobrake Rising Main

Inlet Private Sewer

Bifurcation Sludge Main

Catchpit

Oil Interceptor

Penstock

Summit

Valve

Valve chamber

Washout Chamber

Drop Shaft

WW Treatment Works

Septic Tank

Vent Column

Network Storage Tank

Orifice Plate

Vortex Chamber

Penstock Chamber

Screen Chamber

Discharge Point

Outfall

! ! ! !

# # #



Cleanwater Symbology

Pipework Nodes

Live Proposed Live Proposed

Distribution Main - Pressurised Main End Cap

LDTM Treated Water Distribution - Pressurised main CC Valve open

LDTM Treated Water Distribution - Gravity main CC Valve closed

Trunk Main - Pressurised main AC Valve open

Raw Water Aqueduct - Pressurised Main AC Valve closed

Raw Water Aqueduct - Gravity Main Air Valve

LDTM Raw Water Distribution - Pressurised main Sluice Valve

LDTM Raw Water Distribution - Gravity main Non Return Valve

Private Pipe Pressure Management Valve

Comms Pipe Change of Characterisitcs

Concessionary Service Anode

Chlorination Point

De Chlorination Point

Abandoned Bore Hole

LDTM Treated Water Distribution Inlet Point

Trunk Main Bulk Supply Point

Raw Water Aqueduct Fire Hydrant

LDTM Raw Water Distribution Hydrant

Distribution main Pump

Private Pipe Site Termination

Comms Pipe Service Start

Concessionary Service Service End

Commercial Meter

Property Types Domestic Meter

Live Proposed Strainer Point

Condition Report Access Point

Pumping Station Hatch Box

Water Treatment Works IP Point

Valve House Sampling Station

Water Tower Logger Box

Service Reservoir Stop Tap

Supply Reservoir

Pipe Bridges

Matertial Types Lining Types

AC Asbestos Cement CL Cement Lining

CI Cast Iron TB Tar or Bitumen

CU Copper ERL Epoxy Resin

CO Concrete

DI Ductile Iron Insertion Types

GI Galvanised Iron

GR Grey Iron DD Die Drawn

OT Others DR Directional Drilling

PB Lead MO Moling

PV uPVC PI Pipeline

SI Spun Iron SL Slip Lined

ST Steel

UN Unknown

PE Ployethelene



The position of the underground apparatus shown on this plan is
approximate only and is given in accordance with the best information
currently available
The actual positions may be different from those shown on the plan, private
service pipes may be shown where a known record is available.
United Utilities Water will not accept liability for any loss or damage caused
by the actual position being different from those shown.  Crown copyright
and database rights [2016] Ordnance Survey 100022432.
United Utilities Water Limited 2014
The plan is based upon the Ordnance Survey Map with the
sanction of the Controller of H.M. Stationery Office.Crown and
United Utilities copyrights are reserved. Unauthorised
reproduction will infringe these copyrights.
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The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

5501 19.46 SW         18.14 225         CI VC 4 9
5502 19.5 CO                                                                                   
5503 18.32 CO                                                                                   
5505           FO                   150         CI VC 18.03                              
5506           FO                   100         CI VC 29                               
5509           CO                   150         CI VC 12.72                              
5510           CO                   150         CI VC 4.96                              
5512           FO                                                                                   
5513           FO                                                                                   
5701 12.6 CO         10.23 825         CI CO 36.24 1208
5703           CO                                                                                   
5801 12.21 CO         10.21 825         CI CO 45.54 506
5803 11.91 SW         10.91 600         CI CO 36.4                              
5805           SW                                                                                   
6501 17.46 SW         15.88 300         CI VC 34.83 41
6502 16.63 SW                                                                                   
6503 15.92 FO                                                                                   
6504 16 SW                                                                                   
6505 16.05 SW         14.75 150         CI VC 35.06                              
6506 18.32 SW                                                                                   
6507 20.19 SW                                                                                   
6508 16.89 SW         15.12 300         CI VC 33.54                              
6509 17.1 CO         14.07 300         CI VC 58.6                              
6510           FO                   150         CI VC 13                               
6511           FO                                                                                   
6512           FO                                                                                   
6513           FO                                                                                   
6514           FO                                                                                   
6515           FO                                                                                   
6516           FO                                                                                   
6517           FO         0 150         CI VC 17                               
6518           FO         0 150         CI VC 8.06                              
6519           FO                                                                                   
6520           FO                                                                                   
6521 15.79 SW                                                                                   
6523           FO                                                                                   
6601           SW                                                                                   
6602 15.75 SW                                                                                   
6603 16.25 CO                                                                                   
6604           SW                                                                                   
6605           CO                                                                                   
6701           CO         0 825         CI CO 88.6                              
6702 12.16 SW         10.97 600         CI VC 35.47 3547
6705           SW         0 600         CI VC 46.62                              
7501           SW                                                                                   
7502 19.72 SW                                                                                   
7503 20.99 SW                                                                                   
7504           FO                   150         CI VC 32.02                              
7505 16.67 CO         15.56 225         CI VC 15 27
7506 16.72 CO                                                                                   
7508 16 CO                                                                                   
7509           FO                                                                                   
7511           FO                                                                                   
7513           CO                                                                                   
7514           CO                   150         CI VC 8.01                              
7518           FO                   100         CI VC 5.71                              
7519           FO                   150         CI VC 15.52                              
7601 15.75 CO                                                                                   
7602 15.34 CO                                                                                   
7603 15.34 CO         11.42 225         CI VC 1.41                              
7604 15.12 CO                                                                                   
7605 15.22 SW                                                                                   
7606 15.26 SW                                                                                   
7607 14.84 CO                                                                                   
7608 14.8 CO                                                                                   
7609 15.34 SW                                                                                   
7610 14.96 SW                                                                                   
7613           CO                                                                                   
7615           CO                                                                                   
7616           SW                                                                                   
7701 15.08 SW                                                                                   
8601 15.3 CO                                                                                   
8602           CO                   150         CI VC 27.18                              
8603           CO                                                                                   
8610 15.82 CO                                                                                   
8611 15.65 CO         11.23 750         CI CO 27.44 110
8612 15.2 CO                                                                                   
8613 15.21 CO                                                                                   
8614 15.21 CO                                                                                   
8615 15.24 CO                                                                                   
8704 14.99 CO         11.39 450         CI CO 25.3 1265
8801 14.9 SW         12.9 375         CI VC 53.67 179
8802 15.49 SW                                                                                   
9501 16.63 CO         11 600         CI CO 43.45 6
9502 17.21 CO         14.49 225         CI VC 41.19 179
9601 16.04 CO         14.03 300         CI VC 16.92                              
9701 15.6 SW                                                                                   
9702 15.53 CO                                                                                   
9703 15.3 CO         11.5 450         CI VC 39.81 3981
9704 15.21 SW         13.93 450         CI VC 57.28 133
9801 15.64 SW         13.34 375         CI VC 5.1                              
9802 15.7 SW         14.82 150         CI VC 29.07                              
9803 15.72 CO                                                                                   
9804 15.7 CO                                                                                   
9805 15.66 CO                                                                                   
9808           CO                   100         CI VC 15.66                              
9901 15.49 SW                                                                                   
9902 15.56 SW         13.36 375         CI VC 26.08                              
9903 15.66 CO                                                                                   
9905           FO                   100         CI VC 21.73                              
9906           FO                                                                                   
5504           FO                   100         CI VC 7.21                              
5507           CO                                                                                   
5508           CO                   100         CI VC 4.27                              
5702           CO                                                                                   
6524           FO                                                                                   
6606           SW                                                                                   
6706           SW         10.96 600         CI CO 36.4                              
7512           SW                                                                                   
7515           CO                   150         CI VC 3.94                              
7516           CO                   150         CI VC 10.58                              
7611           CO         0 150         CI VC 5.66                              
7617           CO                                                                                   
7618           CO                                                                                   
7619           SW         12.96 375         CI CO 11 92
7620           SW                                                                                   
7621           CO                                                                                   
7802           SW                                                                                   
8604           CO         0 825         CI CO 8.16                              
8605           CO         0 600         CI CO 2.83                              
8607           CO         3.43 600         CI VC 8.77                              
8608           CO         11.37 450         CI VC 27.11 1355
8701           CO         11.49 450         CI CO 41                               
8803           SW         13.04 375         CI VC 39.81 995
9503           CO         14.26 300         CI VC 37.09 169
9602           CO                                                                                   
9807           CO         13.62 150         CI VC 7.07 101
9809           CO                                                                                   
9810           CO                                                                                   
9904           FO                                                                                   
9909           FO                                                                                   
9910           FO                   100         CI VC 7.57                              
5511           CO                                                                                   
6522           FO                                                                                   
7517           CO                                                                                   
7614           CO                                                                                   
8609           CO                                                                                   
9705           CO                                                                                   
9806           SW                                                                                   
9908           FO                                                                                   
5802 11.95 CO                                                                                   
5804           CO                                                                                   
5806           CO                                                                                   
6703           CO                                                                                   
6704           CO                                                                                   
7702           CO                                                                                   
7900           CO                                                                                   
8602           CO                                                                                   
8603           CO                                                                                   
8606           CO                                                                                   

8609           CO                                                                                   
7507           SW                   300         CI VC 50.31                              



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.

81

1
7

DA
IR

Y F
AR

M 
CL

OS
E

62

2

69

4

52

57

18
26

MARDALE CRESCENT

50

15
11

13

45

51
34

33 2

57

Canal

31
25

THIRLMERE DRIVE

1

10

3

32

33 to 3945 58
4641

34

Landing StageJetties

Issues

Watercress Farm

Track

SS

75

79

36

PEPPER STREET

77
73

Bridgewater Canal

69

Bank

67

63

71
69
65
61

Towing Path

1

8

59
57
53

87

51

1

55

50

RACEFIELD CLOSE

49

22

43

47

27

27

2
1

11

Slipway

HA
RT

LE
Y

10

CL
OS

E

15

9

1

Crane

35

21

Cl
ub

14

48

53

2

37

QUAYSIDE MEWS

ROSE BANK

34

14

24

9

47

1

CROSSFIELD AVENUE

Ward Bdy

10
2

20

57

Sub
Sta

El

93 to 99

69

26

67

79

SCHOLARS GREEN LANE

45

50

32
3325

53

33

School Rosebank Naturegarten
Community Primary

Ravenbank

54

Raven Bank

89 91 101
SUTCH LANE97

El Sub Sta

Governor
Gas

1 t
o 1

1

16

15
 to

 21

CYRIL BELL CLOSE

12

23
 to

 31 22

15

2

608

57

811

2

SCHOLARS GREEN LANE
CHURCHWOOD VIEW16

15 20
554

1

69

30.8m

30

LONGBUTT

36

36.9m

LANE

2

12

38

FAIRFIELD ROAD
1

24

13

23

1
3

Posts

48

2

14
38

26

7
ORCHARD AVENUE

5

36

21

6

41 47

4

Playing Field

51

THE PEPPERS

1

o#

!

XX

!
! !

!

!

!
!

!
!

!

!

!

!

!

!!
!

!!

X

!! !!

!!

!

!

!

!

!

!!

!!

X
X
!

!!
!
!

!

!
!

!

!
!

!

!
!

!

!

!

!

!

!

! !

!
!
!
!

!
!!

!
!

!

!

!

!
!

!

!

!

!

!

!

!

!!

!

!

!

!

!

!

!

!

!

!

!
!

!

!

! ! !!!!!!
!!

!

! !

!
!

! !
!

!

!

!
! ! ! !!

!
!

!
!

!

X

!

!
!

! ! ! !!

!!
!

!
!

!!! !

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!!

!

!

!

!

!

!

!

!

!

!X
!! X!

!
!

!

!!

!

!

!

!

!
!

!

! !

!

! !X

!
!

!!
!!

!
!

!

!

!

!

!

!

!

!
! !

!

!

!

!

!

X
!

!X
X

!!

!
!

X

!
!

!
! !

!
!

!X

!

w

w

w

x w

w

ww

wx

wx ww

w

x

w

w u

b

u

u
b

a

a

a

a

a

a

a

aa

a

b

aaa

bu

a

a

a
a

u

a

a

a

ubbu

a

a

a

u a

a

u

a

a

b

a
u

u

aub

u

q

q

q

q

z

z

!

!

225

V6002
V7008

V6001 V7002

V7001

V6103

V7101V7103
V5104

V6110

V6104

V9102 V9101

V9013 V9003

V9012 V9011

V8015

V8004

V8016

V8008

V8103
V8104

V8003

V8102

V8101

V8002

V8001

V5406

V5407 V5408

V5413

V5414

V6402

V6408

V6403

V6412

V6413

V6404

V7401

V5314
V5306

V6416 V6418
V6417V5415

V5416
V6422 V6414

V7313
V7305

V7309
V7326V7325 V7307

V7328

V7402

V6302 V6303
V6304

V5301 V6313 V6312
V5308V5313

V6307 V6309V6305
V6306

V7308

V7327

V8201

V8313

V8317

V8206

V8308

V8209

V8208

V8309

V8311

V8210

V8315

V8316

V8205

V8305

V8203

V8105 V8106

V8301

V8302

V9402

V9401

V9302

V9301

V9201

V7102

V7202

V7204

V7208

V7306

V6102 V6106V5101
V6203 V7215

V6205
V6204 V6203V5201

V6201 V6202

V5207
V5206 V6301V5303

V5202

V5209

V5203

V5205

V5401

V5405

V5402

V5309
V5312

V5105

V5107

V5201

V7228
V7227

V7332 V7331

V6207

30
0

30
0

15
0

150

225

225

375

100

15
01

50

150

150

37
5

375

150

150

225

225HD

150

150

30
0

150

150

37
5

225

30
0

150

150
150

150

150

225

225

150

150

225

150

150

150

100

15
0

15
0

15
0

375

22
5

37
5

375

22
5

150

225

300

15
0

150

150

150

375
150

375

100

100

15
0

100

15
0

15
0

375

15
0

375

100

22
5

150

15
0225

150

150

37
5

225

150

300

150

150

150

15
0

225

225

225

375

225

300

150

225
150

150

225

150300

150

225

100

150

30
0

225

30
0

150

225

300

375

225

30
0

22
5

225

225

225

150

150

225

225

15
0

300

150

225

225

15
0

150

150375

225

375

225

150

150

300

150225

150

225

225

375

150

225

150

225

300

150

225

225

150

225
225

225

225

225

22
5

375

150
375

225

375

300

150

225

225

37
5

150

300

225

225

150

225

375

300

300

300

30
0

225

225

Scale: 1:1250 Date: 14/08/2017
SJ6887SEOS Sheet No:

Refno Cover Func Invert Size.x Size.y ShapeMatl

Printed By: Scale: 1:1250 Date: 14/08/2017

SJ6887SEOS Sheet No:

311 Nodes
Sheet 1 2of

GradLength Refno Cover Func Invert Size.xSize.y Shape Matl GradLength

SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

5101 30.27 CO         28.45 375         CI VC 52.35 42
5103           CO         0 225         CI VC 47.87                              
5104           CO                                                                                   
5105           CO                                                                                   
5106           CO                                                                                   
5107           CO                                                                                   
5108           CO                   100         CI VC 10.75                              
5201           CO                                                                                   
5201 29.16 CO                                                                                   
5202 29.72 SW         28.52 150         CI VC 21.36 18
5203 29.79 CO         28.37 150         CI VC 20.88 23
5204 29.41 SW         27.26 225         CI VC 31.26 1563
5205 29.34 CO                                                                                   
5206 29.14 SW                                                                                   
5207 29.02 CO                                                                                   
5209           CO                                                                                   
5301 28.68 SW                                                                                   
5302 29.78 SW                                                                                   
5303 29.78 CO         27 225         CI VC 52.35 107
5304           FO                                                                                   
5305 26.98 SW         25.44 375         CI VC 5 167
5306 26.94 SW                                                                                   
5307 14.34 SW                                                                                   
5308 28.38 SW                                                                                   
5309           SW         0 150         CI VC 33.14                              
5312           FO         0 150         CI VC 16.28                              
5313           FO                                                                                   
5314           FO         0 150         CI VC 69.58                              
5401 21.68 SW                                                                                   
5402 21.59 CO                                                                                   
5403 23.43 SW                                                                                   
5404 23.22 SW                                                                                   
5405 23.18 CO                                                                                   
5406 22.97 SW         21.65 150         CI VC 28.64 47
5407 22.52 CO         21.32 150         CI VC 32.25 55
5408 22.24 SW         21.01 150         CI VC 28.02 21
5413           FO                   150         CI VC 54.15                              
5414 22.31 FO                                                                                   
5415           FO                                                                                   
5416           FO                   150         CI VC 14.14                              
5417           FO                                                                                   
5420           CO                                                                                   
5421           CO                   150         CI VC 23.47                              
5425           CO                   100         CI VC 3.51                              
5427           CO                                                                                   
6001 36.62 CO                                                                                   
6002 37.86 CO                                                                                   
6006           CO                   150         CI VC 14.26                              
6007           CO                                                                                   
6101 32.75 FO                                                                                   
6102 32.72 FO                                                                                   
6103 33.14 CO         31.07 375         CI VC 19.42 50
6104 32.42 CO                                                                                   
6106           FO         0 150         CI VC 19.24                              
6110           CO                                                                                   
6201 29.87 CO         28.33 150         CI VC 38.64 64
6202 29.83 SW         0 150         CI VC 41.59                              
6203 31.07 CO         29.29 375         CI VC 34.53 45
6203           CO                                                                                   
6204 31.85 CO                                                                                   
6205 31.15 CO         28.04 300         CI VC 85.09                              
6207           FO                                                                                   
6301 28.8 CO                                                                                   
6302 28.76 SW                                                                                   
6303 28.86 CO         27.74 225         CI VC 49.37 987
6304           SW         0 225         CI VC 68.45                              
6305 26.86 SW         25.8 225         CI VC 55.44 4
6306 26.98 FO         0 150         CI VC 9.43                              
6307           FO                                                                                   
6308 27.45 FO                                                                                   
6309 27.5 SW         26.25 150         CI VC 19.12 174
6310 27.45 SW                                                                                   
6312           FO                                                                                   
6313           CO                   150         CI VC 10.01                              
6314           CO                   150         CI VC 15.53                              
6317           SW                   100         CI VC 3.41                              
6401 21.86 SW         19.6 225         CI VC 51.04 95
6402 22.38 SW                                                                                   
6403 22.89 SW         21.47 150         CI VC 24.04 65
6404 23.07 SW                                                                                   
6405           FO                                                                                   
6406           FO                                                                                   
6407           FO                                                                                   
6408           FO                                                                                   
6411 24.24 FO         22.66 150         CI VC 14.32                              
6412           FO                                                                                   
6413           FO                   0         CI UN 31.78                              
6414           FO                                                                                   
6415           FO                   150         CI VC 31.81                              
6416 25.52 FO                                                                                   
6417 25.22 FO         24.58 150         CI VC 13.04 130
6418 25.36 FO         24.72 150         CI VC 11 85
6419           FO                   100         CI VC 1.88                              
6420           FO                                                                                   
6421           FO                                                                                   
6422           SW                                                                                   
6423           FO                                                                                   
6428           FO                                                                                   
6429           FO                                                                                   
6431           FO                   100         CI VC 4.92                              
7001 37.83 SW                                                                                   
7002 40.34 SW         38.49 225         CI VC 41 16
7003           CO                                                                                   
7004 37.88 CO                                                                                   
7005 43.03 CO                                                                                   
7008           CO                                                                                   
7010           CO                                                                                   
7101 35.4 SW                                                                                   
7102           CO                                                                                   
7103           CO         0 150         CI VC 46.02                              
7201 31.61 SW                                                                                   
7202 31.71 CO         28.41 300         CI VC 57.27                              
7203 31.42 SW         29.72 225         CI VC 7.62 11
7204 31.07 SW         29.3 150         CI VC 13.34 89
7205 31.04 SW                                                                                   
7206 30.62 SW                                                                                   
7207 30.52 CO                                                                                   
7208 29.64 CO                                                                                   
7209 29.58 SW                                                                                   
7215           CO                                                                                   
7219           CO                                                                                   
7223           CO                                                                                   
7227           CO                   100         CI VC 28.47                              
7228           CO                   100         CI VC 16.49                              
7229           CO                   100         CI VC 7.31                              
7234           CO                                                                                   
7241           FO                                                                                   
7301 28.56 CO                                                                                   
7302 27.06 SW                                                                                   
7303 28.71 CO                                                                                   
7304 28.27 SW                                                                                   
7305 28.88 CO                                                                                   
7306 28.24 SW         27.31 225         CI VC 25.08 90
7307           SW                                                                                   
7308           CO                                                                                   
7309           SW                                                                                   
7313 28.52 SW                                                                                   
7314 28.16 CO                                                                                   
7315           CO                   100         CI VC 10.6                              
7319           CO                                                                                   
7320 27.47 FO                                                                                   
7321 27.52 FO                                                                                   
7322 27.33 FO                                                                                   
7323 27.08 FO         25.7 225         CI VC 22.36                              
7324 27.47 SW                                                                                   
7325 27.6 SW                                                                                   
7326 27.36 SW                                                                                   
7327 27.26 SW                                                                                   
7328 26.47 SW                                                                                   
7329 26.76 SW                                                                                   

7331           CO                   100         CI VC 8.92                              
7332           CO                                                                                   
7401 23.26 SW                                                                                   
7402           FO                                                                                   
8001 43.23 FO                                                                                   
8002 42.38 SW                                                                                   
8003 43.88 SW         41.88 225         CI CO 48.54 45
8004 41.37 FO         39.32 150         CI CO 14.43 40
8005 41.07 FO                                                                                   
8006 40.87 FO                                                                                   
8007 40.63 FO         38.18 150         CI VC 17.52 70
8008 40.41 FO         37.93 150         CI VC 32 24
8009 41.34 SW                                                                                   
8010 41 SW                                                                                   
8011 40.84 SW                                                                                   
8012 40.6 SW         38.48 300         CI CO 15.12 63
8013 40.39 SW         38.24 300         CI CO 4.15                              
8014 40.25 SW                                                                                   
8015 40.7 SW         39.18 225         CI  12.19 30
8016           FO                                                                                   
8017           FO                                                                                   
8018           FO                   100         CI VC 19.9                              
8101 36.41 FO                                                                                   
8102 36.25 SW                                                                                   
8103 38.92 SW                                                                                   
8104 39.21 FO                                                                                   
8105 35.06 SW                                                                                   
8106 35.1 FO                                                                                   
8201 31.28 FO                                                                                   
8202 32.22 SW                                                                                   
8203 30.89 SW                                                                                   
8205 32.33 FO                                                                                   
8206           FO         0 150         CI VC 11.41                              
8208 31.07 SW         29.47 225         CI VC 30.68 32
8209 29.8 SW                                                                                   
8210 31.11 FO                                                                                   
8301 28.33 SW                                                                                   
8302 27.24 SW         25.97 375         CI CO 41.57 87
8305           CO                                                                                   
8307 27.1 CO         0 225         CI VC 8.06                              
8308           CO         0 225         CI VC 15.81                              
8309           CO                                                                                   
8310           CO                                                                                   
8311 27.97 CO         26.04 150         CI VC 22.2                              
8313 27.35 SW                                                                                   
8314 27.31 SW                                                                                   
8315           SW         0 150         CI VC 19.1                              
8316           SW         0 225         CI VC 31.95                              
8317 27.88 SW         26.27 225         CI VC 13 28
9001 39.99 SW                                                                                   
9002 40.79 SW         38.99 300         CI CO 15.24 19
9003 41.28 SW         39.49 300         CI CO 8.92 18
9004 44.57 SW                                                                                   
9005 44.61 SW         43.41 225         CI CO 25.56 38
9006 45.03 SW         43.73 225         CI CO 22.92 72
9007 46.22 SW                                                                                   
9008 46.33 FO                                                                                   
9009 45.91 FO         44.25 150         CI CO 23.27 29
9010 45.04 FO         43.44 150         CI CO 24.08 73
9011 44.61 FO         43.11 150         CI CO 22.66 39
9012 44.58 FO                                                                                   
9013 41.37 FO         39.41 150         CI CO 10.59 17
9014 40.75 FO         38.79 150         CI VC 16.43 18
9015 39.94 FO                                                                                   
9016 46.04 SW         44.56 225         CI CO 25.67 31
9017           SW                                                                                   
9018           FO                                                                                   
9101 38.35 SW                                                                                   
9102 38.68 FO                                                                                   
9103 39.9 SW                                                                                   
9201 29.84 SW                                                                                   
9301 26.62 CO         24.95 225         CI VC 46.49 86
9302 26.07 CO                                                                                   
9401 25.58 CO         22.07 225         CI VC 67.05 20
9402 20.43 CO         17.51 225         CI VC 73.08 24
5109           CO                                                                                   
5110           CO                   150         CI VC 1.7                              
5208           CO                                                                                   
5210           CO         0 150         CI VC 9.15                              
5310           SW         13.22 300         CI VC 67.03                              
5311           SW                                                                                   
5409           CO         0 150         CI VC 36.22                              
5410           CO         0 150         CI VC 7.07                              
5411           CO         0 150         CI VC 11.66                              
5412           SW         0 150         CI VC 15.13                              
5419           SW                                                                                   
5424           CO                                                                                   
5426           CO                                                                                   
6003           CO                                                                                   
6004           CO                                                                                   
6005           CO                                                                                   
6105           FO         0 150         CI VC 15.52                              
6107           FO         0 150         CI VC 5                               
6108           CO         30.68 375         CI CO 19.65 49
6109           CO         29.77 375         CI VC 17.72 38
6316           SW                   100         CI VC 2.16                              
6318           FO                                                                                   
6409           SW         0 150         CI VC 17.03                              
6424           FO                                                                                   
6425           FO                                                                                   
6426           FO                                                                                   
6427           FO                                                                                   
6430           FO                                                                                   
7007           CO                                                                                   
7009           CO                                                                                   
7012           CO                                                                                   
7013           CO                                                                                   
7104           CO         0 150         CI VC 64.16                              
7210           SW         0 150         CI VC 22.2                              
7212           SW         0 225         CI VC 15.52                              
7213           CO         0 150         CI VC 8.54                              
7214           CO         0 150         CI VC 9                               
7215           CO                                                                                   
7216           CO         0 150         CI VC 7.07                              
7217           CO         0 150         CI VC 3                               
7218           SW                                                                                   
7220           CO                                                                                   
7221           CO                                                                                   
7226           CO                                                                                   
7227           CO                                                                                   
7228           CO                                                                                   
7229           CO                                                                                   
7235           CO                                                                                   
7238           CO                                                                                   
7239           CO                                                                                   
7240           SW                                                                                   
7242           FO                                                                                   
7243           FO                   100         CI VC 20                               
7311           SW                                                                                   
7312           CO         0 150         CI VC 29.15                              
7318           SW         0 150         CI VC 7.28                              
7330           SW         26.04 225         CI VC 9.22 132
7403           FO                   0         CI UN 48.14                              
8019           FO                                                                                   
8204           FO         0 150         CI VC 10.3                              
9020           CO                                                                                   
9303           CO         0 225         CI VC 35                               
9305           SW         0 375         CI VC 4.47                              
5102           CO                                                                                   
5212           CO                                                                                   
5423           CO                                                                                   
6009           CO                                                                                   
6206           CO                                                                                   
6315           CO                                                                                   
6428           FO                                                                                   
6432           FO                                                                                   
7006           CO                                                                                   
7011           CO                                                                                   
7211           CO                                                                                   
7222           CO                                                                                   



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

7225           CO                                                                                   
7230           CO                                                                                   
7231           CO                                                                                   
7232           CO                                                                                   
7316           CO                                                                                   
7317           CO                                                                                   
7315           CO                                                                                   
8211           FO                                                                                   
8303           CO                                                                                   
8304           CO                                                                                   
6311           FO         0 225         CI VC 39.39                              



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

5601           SW         0 150         CI VC 15.81                              
5602           CO         0 150         CI VC 11.66                              
5603 19.21 FO                                                                                   
5604           FO                                                                                   
5607           FO                                                                                   
5701 19.21 SW         17.16 300         CI VC 19.33 967
5702 19.14 SW         17.12 300         CI VC 13.59 113
5703 19.19 FO         16.94 150         CI VC 39.92 114
5704 18.56 SW                                                                                   
5705 18.58 FO                                                                                   
5706 19.21 SW                                                                                   
5707 18.93 FO                                                                                   
5708 18.91 SW                                                                                   
5709 18.53 FO                                                                                   
5710 18.55 SW                                                                                   
5711 18.18 SW         16.68 300         CI CO 67.27                              
5712 18.19 FO         16.42 150         CI VC 67.07 99
5714           FO                                                                                   
5801 18.06 FO                                                                                   
5802 18.08 SW         16.88 150         CI VC 71.18                              
5803           SW                                                                                   
5804 17.46 FO                                                                                   
5805 17.35 SW                                                                                   
5806 17.07 SW                                                                                   
5807 17.08 FO                                                                                   
5808 18.18 SW                                                                                   
5809           FO                                                                                   
5813           FO                   100         CI VC 6.29                              
5814           FO                                                                                   
5815           FO                   100         CI VC 13.99                              
5901 16.84 FO         14.68 225         CI VC 33.02 97
5902 16.89 SW                                                                                   
5903 17.04 FO         15.22 150         CI VC 75.64 128
5904 16.86 SW                                                                                   
5905 16.73 FO                                                                                   
5909           SW                                                                                   
5914           FO                   150         CI VC 7.82                              
5915           FO                   150         CI VC 10.62                              
5917           SW                   150         CI VC 7.49                              
5920           FO                                                                                   
5926           FO                                                                                   
6502           CO                   150         CI VC 16.46                              
6503           CO                   150         CI VC 6.78                              
6701 19.37 SW         18.37 150         CI VC 46.06 128
6702 19.44 FO         17.94 150         CI VC 49.31 133
6703 19.23 SW         17.97 225         CI CO 5.74 72
6704 19.04 FO         17.76 150         CI VC 25.95 130
6705 18.71 SW         17.81 300         CI CO 20.75 109
6706 18.8 FO                                                                                   
6707 18.99 SW         17.42 300         CI VC 17 81
6708 19 FO         17.1 150         CI VC 28.16 256
6709 19.07 SW         17.89 300         CI CO 29.68 156
6711 19.26 FO         17.76 150         CI VC 9.48 105
6801           FO                                                                                   
6802 18.23 SW                                                                                   
6901 17.73 SW                                                                                   
6902           FO                                                                                   
6903 18.48 SW         17.7 150         CI VC 68.62 181
6905 17.37 CO                                                                                   
6908           SW                                                                                   
6909           CO                   150         CI VC 9.97                              
6910           FO         0 150         CI VC 78                               
6911           CO                                                                                   
6913           FO                                                                                   
6914           FO                                                                                   
6917           FO                                                                                   
7501 23.89 CO                                                                                   
7502           CO         0 300         CI VC 109.79                              
7506           CO                                                                                   
7507           CO                                                                                   
7511           CO                                                                                   
7512           CO                                                                                   
7516           CO                                                                                   
7517           CO                   100         CI VC 6.83                              
7601 20.52 FO                                                                                   
7602 20.3 FO                                                                                   
7603 20.2 FO                                                                                   
7604 20.39 FO         18.51 150         CI VC 27.75 107
7605 20.52 SW                                                                                   
7606 20.2 SW                                                                                   
7607 20.39 SW         18.29 900         CI CO 23.94 1197
7608           CO                                                                                   
7609           CO                   100         CI VC 11.97                              
7610           CO                                                                                   
7613           FO                                                                                   
7614           FO                   150         CI UN 13.3                              
7615           FO                                                                                   
7616           FO                                                                                   
7617           FO                                                                                   
7619           FO                                                                                   
7620           FO                   150         CI UN 11.44                              
7621           FO                                                                                   
7622           SW                                                                                   
7623           SW                   100         CI UN 16.66                              
7624           SW                   150         CI UN 10.98                              
7625           FO                                                                                   
7626           FO                   150         CI UN 1.03                              
7627           FO                   150         CI UN 4.17                              
7629           FO                                                                                   
7630           FO                                                                                   
7636           SW                   150         CI UN 12.41                              
7637           SW                   100         CI UN 27.65                              
7638           FO                                                                                   
7639           FO                                                                                   
7640           FO                                                                                   
7641           FO                                                                                   
7643           SW                                                                                   
7701           CO                                                                                   
7702           CO         0 100         CI VC 4.87                              
7704 20.56 CO                                                                                   
7705 20.62 CO                                                                                   
7706 20.56 SW                                                                                   
7707           CO                   100         CI VC 15.27                              
7708           CO                   150         CI VC 15.68                              
7709           CO                   150         CI VC 3.57                              
7711           FO                   150         CI UN 3.05                              
7712           FO                   150         CI UN 6.89                              
7713           FO                   150         CI UN 5.78                              
7714           SW                   150         CI UN 6.31                              
7715           FO                                                                                   
7801 18.44 CO         16.2 225         CI VC 30.36                              
7802 18.84 CO                                                                                   
7803           CO                                                                                   
7804           CO                   150         CI VC 6.33                              
7901 17.74 CO         16.89 150         CI VC 35.11 121
7902 17.86 CO                                                                                   
7905           CO                   225         CI VC 13.44                              
7906           CO                   0         CI VC 16.47                              
7907           CO                   0         CI VC 13.58                              
7908           CO                   0         CI VC 9.73                              
8501 22.95 CO                                                                                   
8502 23.05 CO                                                                                   
8503 22.06 CO         19.31 450         CI VC 11.4 190
8504 22.05 CO                                                                                   
8510           CO                   100         CI VC 4.44                              
8601 20.54 CO                                                                                   
8602 20.94 CO                                                                                   
8603 20.62 CO                                                                                   
8610           CO                                                                                   
8701 20.43 CO                                                                                   
8702 20.42 CO         19.07 150         CI VC 21.31                              
8703 20.56 CO         18.76 225         CI VC 62.77 126
8704 20.04 CO                                                                                   
8705 20.55 CO                                                                                   
8706 20.31 CO         19.07 150         CI VC 22.47 68
8708           CO         0 100         CI VC 5.96                              
8709           CO         0 100         CI VC 17.19                              
8801 18.92 CO         17.23 150         CI VC 58.19 135
8802 19.52 CO                                                                                   
8803           CO         0 225         CI VC 88.23                              

8805           CO                                                                                   
8808           CO                                                                                   
8810           CO                   100         CI PF 22.67                              
8812           CO                                                                                   
8813           CO                                                                                   
8814           CO                                                                                   
8901 17.6 CO         0 150         CI VC 51.73                              
8902 18.14 CO                                                                                   
8903 11.9 CO                                                                                   
8904           CO                                                                                   
8907           CO                   225         CI VC 49.61                              
8908           CO         0 300         CI VC 65.48                              
8909           FO                                                                                   
8911           CO                                                                                   
9501 24.81 CO                                                                                   
9502 24.39 CO                                                                                   
9506           CO                                                                                   
9601 21.4 CO         19.63 225         CI VC 57.94 68
9602 22.85 CO         21.5 225         CI VC 43.08 120
9701           CO                                                                                   
9702           CO                                                                                   
9703           CO                                                                                   
9801           CO                                                                                   
5713           SW         0 225         CI VC 34.09                              
5715           SW         17 300         CI CO 13.04 100
5810           FO         0 150         CI VC 7                               
5811           SW                                                                                   
5812           SW         16.12 300         CI VC 39.12 391
5906           SW         0 150         CI VC 9.85                              
5907           FO         0 150         CI VC 29.02                              
5908           SW         0 150         CI VC 26.93                              
5910           SW                                                                                   
5911           SW                                                                                   
5913           SW                                                                                   
5918           FO                                                                                   
5919           SW                                                                                   
5922           SW                                                                                   
5923           SW                                                                                   
5927           FO                                                                                   
5928           FO                                                                                   
5930           FO                                                                                   
5931           FO                   100         CI VC 2.18                              
6501           CO         0 150         CI VC 31.14                              
6710           SW                                                                                   
6803           FO         0 150         CI VC 30                               
6804           SW         0 300         CI VC 13                               
6805           FO         0 150         CI VC 10.05                              
6806           FO         0 150         CI VC 9.9                              
6807           SW                                                                                   
6904           SW         0 150         CI VC 39.56                              
6907           SW         0 150         CI VC 6.32                              
7505           CO         0 150         CI VC 3                               
7510           SW                                                                                   
7513           CO                                                                                   
7514           CO                   100         CI VC 13.73                              
7611           CO                                                                                   
7618           FO                                                                                   
7628           FO                                                                                   
7631           FO                                                                                   
7632           FO                                                                                   
7634           SW                                                                                   
7635           SW                                                                                   
7642           FO                                                                                   
7646           SW                                                                                   
7717           FO                                                                                   
7718           SW                                                                                   
7720           CO                                                                                   
7721           SW                                                                                   
7904           CO         16.47 225         CI VC 37.34 149
7909           CO                                                                                   
7910           CO                                                                                   
7912           FO                                                                                   
7913           SW                                                                                   
8506           SW                                                                                   
8507           CO         0 150         CI VC 15.65                              
8508           SW                                                                                   
8509           CO                                                                                   
8511           CO                                                                                   
8605           CO                   100         CI UN 24.23                              
8606           CO         18.84 375         CI VC 41.44 104
8607           CO         0 450         CI VC 10.48                              
8608           CO         0 225         CI VC 1.47                              
8611           CO                                                                                   
8707           CO         0 150         CI VC 7.28                              
8710           CO                                                                                   
8804           CO         0 150         CI VC 20.12                              
8811           CO                                                                                   
8815           CO                                                                                   
8816           SW                                                                                   
8905           CO         0 150         CI VC 14.32                              
8906           CO         0 150         CI VC 13.93                              
8910           CO                   100         CI VC 11.12                              
9504           CO         0 225         CI VC 32.98                              
9505           CO                                                                                   
9508           CO                   100         CI PF 27.44                              
5817           FO                                                                                   
5912           SW                   150         CI VC 10.84                              
5916           FO                                                                                   
5924           SW                   150         CI VC 2.97                              
5929           FO                                                                                   
6906           CO                                                                                   
6912           CO                                                                                   
6916           CO                                                                                   
7503           CO                                                                                   
7508           CO                                                                                   
7612           CO                                                                                   
7633           SW                   100         CI UN 15.82                              
7645           SW                   100         CI UN 8.38                              
7703           CO                                                                                   
7710           CO                                                                                   
7719           SW                   100         CI UN 10.65                              
7903           CO                                                                                   
7911           CO                                                                                   
7911           CO                                                                                   
8505           CO                                                                                   
8513           CO                                                                                   
8604           CO                                                                                   
8612           CO                                                                                   
8809           CO                                                                                   
9503           CO                                                                                   
9901           CO                                                                                   



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

0601           CO         0 600         CI VC 59.77                              
0701 15.78 CO                                                                                   
0702 15.59 SW                                                                                   
0703 15.68 CO         13.55 225         CI VC 7.89                              
0704 15.71 SW         13.21 1000         CI VC 3.27                              
0705 16.72 SW         14.5 1000         CI CO 18.84 15
0706           CO                   100         CI VC 4.64                              
0707           CO                                                                                   
0801 15.62 CO                                                                                   
0802 15.89 SW         14.25 150         CI VC 39.56 152
0803 15.87 FO         14.34 150         CI VC 28.23 37
0804 15.83 FO                                                                                   
0805 15.67 SW                                                                                   
0806 15.63 CO                                                                                   
0809           CO                   150         CI VC 10.34                              
0811           CO                   150         CI VC 4.48                              
0901 15.55 FO         12.87 150         CI VC 31.78 96
0902 15.85 SW                                                                                   
0903 15.72 FO         13.39 150         CI VC 5.66 189
0904 15.74 SW         13.74 300         CI VC 2.24                              
0905 15.77 FO                                                                                   
0906 15.74 SW                                                                                   
0909           FO                   150         CI VC 26.59                              
0911           FO                                                                                   
0912           FO                                                                                   
0913           FO                                                                                   
1601 16.54 CO                                                                                   
1602           CO         0 600         CI CO 37.11                              
1701 17.02 CO                                                                                   
1702           CO                                                                                   
1703 16.23 CO         14.65 150         CI VC 22.8 114
1704 15.85 CO                                                                                   
1801 15.97 CO         12.22 450         CI VC 90.43 377
1802 16 SW         14.75 450         CI VC 94.45 429
1803 15.94 SW                                                                                   
1804 15.81 SW                                                                                   
1808 16.28 SW                                                                                   
1809           CO                   150         CI VC 2.57                              
1810           CO                                                                                   
1901 16.13 SW                                                                                   
1902 16.04 FO                                                                                   
1903 16.18 FO                                                                                   
1904 16.2 SW                                                                                   
1910           FO                                                                                   
1911           FO                                                                                   
2702 15.99 SW         13.19 150         CI VC 3.31 4
2703 16.03 CO                                                                                   
2704 17.07 SW         15.43 150         CI VC 28.1 26
2800 16.45 SW                                                                                   
2801 16.66 CO         12.19 600         CI CO 70.41                              
2802 15.92 CO         14.13 150         CI VC 6.08 4
2803 15.98 CO                                                                                   
2804 16.63 SW                                                                                   
2805           SW                                                                                   
2808 16.45 CO                                                                                   
2809 15.79 SW         14.09 675         CI CO 37.48 187
2810 15.7 FO         14.65 150         CI VC 7.79 65
2813 15.73 FO         14.53 150         CI VC 23.14 9
2901 16.41 FO         14.64 150         CI VC 64.08 169
2902 16.5 SW         14.86 150         CI VC 61.85 88
2903 16.03 SW                                                                                   
2904 16 SW                                                                                   
3701           SW                                                                                   
3702 17 SW                                                                                   
3703 17.57 SW                                                                                   
3704 17.61 SW         13.88 1350         CI CO 22.26 101
3705 17.93 SW         14.35 900         CI CO 14.43 31
3706 18.31 SW         14.72 900         CI CO 16.86 46
3707 18.71 SW                                                                                   
3708 17.36 SW                                                                                   
3709 17.34 FO                                                                                   
3710 17.58 FO         14.13 225         CI VC 21.3 101
3711 17.95 FO         16.23 150         CI VC 16.59 8
3712 18.3 FO         16.38 150         CI VC 18.34 122
3713 18.81 FO                                                                                   
3714 17.46 FO                                                                                   
3715 17.03 FO         14.94 150         CI VC 53.7 85
3800 17.15 SW         15.77 150         CI VC 38.42 41
3801 16.53 CO         12.45 600         CI CO 13.68                              
3803 16.41 SW                                                                                   
3804 16.63 SW                                                                                   
3805 16.52 SW         14.47 225         CI VC 17.58 103
3806 16.17 SW         13.91 900         CI CO 33.6 160
3807 16.09 SW                                                                                   
3808 16.25 SW                                                                                   
3809 16.07 CO                                                                                   
3810 16.2 FO                                                                                   
3811 16.02 FO                                                                                   
3812 16.24 FO                                                                                   
3813 16.85 FO         13.19 150         CI VC 26.13 84
3814 16.43 CO         12.88 150         CI VC 5.3 88
3815 16.5 CO         12.48 600         CI CO 8.13 271
3816 16.87 SW         13.62 1200         CI CO 24.83 177
3817 16.45 SW         13.48 150         CI VC 2.91 5
3818 17.08 SW                                                                                   
3819 17.04 SW                                                                                   
3820 16.96 CO                                                                                   
3821 16.55 CO                                                                                   
3822 16.31 CO         0 600         CI CO 22.6                              
3823 17.09 FO         15.49 150         CI VC 21.09 11
3824 17.1 FO                                                                                   
3825           FO                   100         CI VC 12.11                              
3828           FO                                                                                   
3900 16.24 SW         14.85 225         CI VC 35.83 94
3901           CO                                                                                   
3902 16.26 CO         12.6 600         CI CO 42.73 356
3903 16.26 CO                                                                                   
3904 16.32 SW         14.93 300         CI VC 112.68                              
3907           FO                   100         CI PE 11.28                              
3908           FO                   100         CI PE 24.08                              
4601 20.42 SW         18.04 150         CI VC 35.01 100
4602           FO                                                                                   
4603 19.45 FO                                                                                   
4604 19.48 SW                                                                                   
4605 19.48 SW         16.13 300         CI VC 49.8 94
4606 19.59 FO         16.94 150         CI VC 52.39 159
4701 19 SW         16.3 300         CI VC 34.99 206
4702 17.48 SW                                                                                   
4703 17.78 SW         16.38 150         CI VC 27.75 42
4704 19.19 FO         17.19 150         CI VC 30.03 120
4801           SW         0 450         CI VC 81.68                              
4802 16.88 FO                                                                                   
4803 16.92 SW         15.16 225         CI VC 18.2 15
4804 17.23 SW         13.59 1350         CI CO 23.6 472
4805 16.99 SW         13.64 1350         CI CO 26.22 524
4806 17.17 SW                                                                                   
4807 17.11 SW         15.01 150         CI VC 14.72 55
4808 16.89 SW         15.21 150         CI VC 16.51 83
4809 17.42 FO         16.22 150         CI VC 19.19 42
4810 17.15 FO                                                                                   
4811 16.97 FO         15.67 150         CI VC 37.37 208
4812 17.21 SW         0 450         CI VC 72.43                              
4813           FO                   100         CI PE 17.87                              
4814           FO                   100         CI PE 15.17                              
4815           FO                   100         CI PE 16.39                              
4901 16.6 SW         15.33 225         CI VC 61.59 560
4902 16.64 FO                                                                                   
4903 16.24 SW                                                                                   
4904 16.28 CO                                                                                   
4905 16.18 CO                                                                                   
4906 16.25 CO                                                                                   
4907 16.29 SW                                                                                   
4908 16.32 CO         12.87 450         CI VC 89.19 557
4911 16.65 FO         13.48 150         CI VC 8.47 94
4912 16.83 FO         13.39 150         CI CO 21.24 106
4913 16.65 SW         13.92 1200         CI CO 11.56 83
4914 16.77 SW         13.78 1200         CI CO 18.27 114
4916           FO                                                                                   
4917           FO                                                                                   
0807           SW         0 75         CI VC 21 21

0808           CO                                                                                   
0810           CO                                                                                   
0812           CO                                                                                   
0907           SW         13.75 300         CI CO 2.24                              
0908           SW         13.71 375         CI VC 43.66 4366
0915           FO                                                                                   
0917           FO                                                                                   
1603           CO         3.36 600         CI VC 38.33                              
1805           FO         0 150         CI VC 19.1                              
1806           SW         0 225         CI VC 29.74                              
1807           CO         0 150         CI VC 18.98                              
1905           SW         0 150         CI VC 25                               
1906           FO         0 150         CI VC 22.85                              
1907           SW         0 150         CI VC 8.06                              
1908           SW                                                                                   
1909           FO                                                                                   
1912           FO                                                                                   
2807           CO         0 150         CI VC 12.17                              
2811           CO         0 150         CI VC 10.2                              
2905           SW                                                                                   
2906           SW         0 150         CI VC 29.15                              
2908           SW         0 150         CI VC 10.77                              
2909           FO         0 150         CI VC 14.56                              
2910           FO         0 150         CI VC 12.08                              
2912           SW                                                                                   
3802           SW         0 375         CI VC 136.71                              
3905           SW         0 150         CI VC 29.83                              
3906           CO         0 150         CI VC 14.76                              
4910           FO                                                                                   
4918           FO                                                                                   
5714           SW                                                                                   
0708           CO                                                                                   
0914           FO                                                                                   
0916           FO                                                                                   
2806           SW                                                                                   
4909           SW         0 300         CI VC 78.29                              
4915           SW                                                                                   
4919           FO                                                                                   
2812           SW         14.41 880 920 OV BR 12.42 65



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square
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AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

5101 38.63 SW                                                                                   
5201 32.38 SW                                                                                   
6301 28.5 SW         27.18 225         CI VC 51.19                              
6302 29.44 SW                                                                                   
6402           CO         0 225         CI VC 78.63                              
6403           SW                                                                                   
6404           CO                                                                                   
9401           CO         0 150         CI VC 24.35                              
5102           SW                                                                                   
5202           SW                                                                                   
5203           SW                                                                                   



The position of the underground apparatus shown on this plan is approximate only and is given in
accordance with the best information currently available. United Utilities Water will not accept liability
for any loss or damage caused by the actual position being different from those shown.  Crown
copyright and database rights [2016] Ordnance Survey 100022432.
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SEWER RECORDS

LEGEND
MANHOLE FUNCTION
FO
SW
CO

Foul
Surface Water
Combined

OV Overflow
SEWER SHAPE
CI Circular
EG Egg
OV Oval
FT Flat Top
RE Rectangular
SQ Square

TR Trapezoidal
AR Arch
BA Barrel
HO HorseShoe
UN Unspecified

SEWER MATERIAL
AC Asbestos Cement
BR Brick

CI Cast Iron
SI Spun Iron

CO Concrete
CSB Concrete Segment Bolted
CSU Concrete Segment Unbolted
CC Concrete Box Culverted

DI Ductile Iron

GRC Glass Reinforced Concrete
GRP Glass Reinforced Plastic

PSC Plastic/Steel Composite

PVC Polyvinyl Chloride
PE Polyethylene
RP Reinforced Plastic Matrix

ST Steel
VC Vitrified Clay
PP Polypropylene
PF Pitch Fibre
MAC Masonry, Coursed
MAR Masonry, Random

U Unspecified

WASTE WATER SYMBOLOGY

ABANDONED PIPE

Property Searches

0101           CO                                                                                   
0102           SW         0 300         CI VC 93.6                              
0201 35.69 CO                                                                                   
0202 31.88 CO                                                                                   
1001 46.26 CO                                                                                   
1201 37.15 CO                                                                                   
2201 38.26 CO                                                                                   
3101 39.99 CO                                                                                   
4001 48.43 SW                                                                                   
4002 45.79 SW                                                                                   
4003 45.19 SW                                                                                   
4004 45.09 CO                                                                                   
4006           FO                                                                                   
4009           CO                                                                                   
4011           CO                                                                                   
4102           SW                                                                                   
4103 41.36 CO         39.17 150         CI VC 13.05                              
4005           CO         0 225         CI VC 18.03                              
4007           SW                   225         CI VC 7.81                              
4008           SW                   225         CI VC 7.09                              
4010           SW                   225         CI VC 8.49                              
4012           SW                                                                                   
4104           CO                                                                                   
4101           CO                                                                                   
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The posi tion and depths of underground and overhead apparatus as
indicated on th is plan are approximate and are in tended for guidance only.
The depths may have changed if the land surface levels have a ltered.
You are also informed that the plan may not show, or may inaccurate ly
show, ind ividual property services and services to street lighting
installations.  The onus of locating the apparatus precise ly before
commencing any excavations or other works in  the immediate vicin ity
therefore rests entirely upon the person undertaking or responsible
for those works.  Before any such works are undertaken the precise
location of the apparatus and cables should therefore be ascertained by
sui tab le means. In  the event of an emergency or for fur ther assistance
please contact 0800-092-9290 (ScottishPower area) or  0800-001-5400
(SP Manweb area) .

Reproduced from (or based upon) Ordnance Survey maps by PowerSystems 
with the permission of Ordnance Survey on behalf of the controller  of HMSO.
(c) Crown Copyright Power Systems 100019036.
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Plant Protection 
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Date: 09/08/2017 
 

 
RE: Proposed Works, Land at Rushgreen Road Lymm East 
 
Thank you for your enquiry which was received on 09/08/2017. 
Please note this response and any attached map(s) are valid for 28 days. 
 
An assessment has been carried out with respect to Cadent Gas Ltd, National Grid Electricity Transmission 
plc's and National Grid Gas plc's apparatus. Please note it does not cover the items listed in the section "Your 
Responsibilities and Obligations", including gas service pipes and related apparatus. 
For details of Network areas please see the Cadent website (http://cadentgas.com/Digging-safely/Dial-before-
you-dig) or the enclosed documentation. 

As your works are at a "proposed" stage, any maps and guidance provided are for information 
purposes only. This is not approval to commence work. You must submit a "Scheduled Works" 
enquiry at the earliest opportunity and failure to do this may lead to disruption to your plans and 
works. Plant Protection will endeavour to provide an initial assessment within 14 days of receipt 
of a Scheduled Works enquiry and dependent on the outcome of this, further consultation may 
be required. 

In any event, for safety and legal reasons, works must not be carried out until a Scheduled 
Works enquiry has been completed and final response received. 

http://www.cadentgas.com/


Your Responsibilities and Obligations 

The "Assessment" Section below outlines the detailed requirements that must be followed when planning or 
undertaking your scheduled activities at this location. 

It is your responsibility to ensure that the information you have submitted is accurate and that all relevant 
documents including links are provided to all persons (either direct labour or contractors) working for you near 
Cadent and/or National Grid's apparatus, e.g. as contained within the Construction (Design and Management) 
Regulations. 

This assessment solely relates to Cadent Gas Ltd, National Grid Electricity Transmission plc (NGET) and 
National Grid Gas plc (NGG) and apparatus. This assessment does NOT include: 

● Cadent and/or National Grid's legal interest (easements or wayleaves) in the land which restricts 
activity in proximity to Cadent and/or National Grid's assets in private land. You must obtain details of 
any such restrictions from the landowner in the first instance and if in doubt contact Plant Protection. 

● Gas service pipes and related apparatus 
● Recently installed apparatus 
● Apparatus owned by other organisations, e.g. other gas distribution operators, local electricity 

companies, other utilities, etc. 

It is YOUR responsibility to take into account whether the items listed above may be present and if they could 
be affected by your proposed activities. Further "Essential Guidance" in respect of these items can be found 
on the National Grid Website (http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=8589934982). 

This communication does not constitute any formal agreement or consent for any proposed development work; 
either generally or with regard to Cadent and/or National Grid's easements or wayleaves nor any planning or 
building regulations applications. 

Cadent Gas Ltd, NGG and NGET or their agents, servants or contractors do not accept any liability for any 
losses arising under or in connection with this information. This limit on liability applies to all and any claims in 
contract, tort (including negligence), misrepresentation (excluding fraudulent misrepresentation), breach of 
statutory duty or otherwise. This limit on liability does not exclude or restrict liability where prohibited by the 
law nor does it supersede the express terms of any related agreements. 

If you require further assistance please contact the Plant Protection team via e-mail (click here) or via the 
contact details at the top of this response. 

Yours faithfully 

Plant Protection Team 
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ASSESSMENT 

Affected Apparatus 
The apparatus that has been identified as being in the vicinity of your proposed works is: 

● High or Intermediate pressure (above 2 bar) Gas Pipelines and associated equipment 
● Low or Medium pressure (below 2 bar) gas pipes and associated equipment. (As a result it is highly 

likely that there are gas services and associated apparatus in the vicinity) 
● Above ground gas sites and equipment 

 

Requirements 

BEFORE carrying out any work you must:

● Note the presence of an Above Ground Installation (AGI) in proximity to your site. You 
must ensure that you have been contacted by Cadent and/or National Grid prior to 
undertaking any works within 10m of this site. 

● Carefully read these requirements including the attached guidance documents and maps showing the 
location of apparatus. 

● Contact the landowner and ensure any proposed works in private land do not infringe Cadent and/or 
National Grid's legal rights (i.e. easements or wayleaves). If the works are in the road or footpath the 
relevant local authority should be contacted. 

● Ensure that all persons, including direct labour and contractors, working for you on or near Cadent 
and/or National Grid's apparatus follow the requirements of the HSE Guidance Notes HSG47 - 
'Avoiding Danger from Underground Services' and GS6 – 'Avoidance of danger from overhead electric 
power lines'. This guidance can be downloaded free of charge at http://www.hse.gov.uk 

● In line with the above guidance, verify and establish the actual position of mains, pipes, cables, 
services and other apparatus on site before any activities are undertaken. 
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GUIDANCE 

High Pressure Gas Pipelines Guidance: 
If working in the vicinity of a high pressure gas pipeline the following document must be followed: 
'Specification for Safe Working in the Vicinity of Cadent and/or National Grid High Pressure Gas Pipelines and 
Associated Installations - Requirements for Third Parties' (SSW22). This can be obtained from: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=33968 

Dial Before You Dig Pipelines Guidance: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=33969 

Excavating Safely - Avoiding injury when working near gas pipes: 
http://www.nationalgrid.com/NR/rdonlyres/2D2EEA97-B213-459C-9A26-
18361C6E0B0D/25249/Digsafe_leaflet3e2finalamends061207.pdf 

Standard Guidance 

Essential Guidance document: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=8589934982 

General Guidance document: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=35103 

Excavating Safely in the vicinity of gas pipes guidance (Credit card): 
http://www.nationalgrid.com/NR/rdonlyres/A3D37677-6641-476C-9DDA-
E89949052829/44257/ExcavatingSafelyCreditCard.pdf 

Excavating Safely in the vicinity of electricity cables guidance (Credit card): 
http://www.nationalgrid.com/NR/rdonlyres/35DDEC6D-D754-4BA5-AF3C-
D607D05A25C2/44858/ExcavatingSafelyCreditCardelectricitycables.pdf 

Copies of all the Guidance Documents can also be downloaded from the National Grid Website: 
http://www.nationalgrid.com/uk/Gas/Safety/work/downloads/ 
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ENQUIRY SUMMARY 

Received Date 
09/08/2017 
 
Your Reference 
Lymm East 
 
Location 
Centre Point: 369607, 387680 
X Extent: 755 
Y Extent: 610 
Postcode: WA13 9RH 
Location Description: Land at Rushgreen Road Lymm East 
 
Map Options 
Paper Size: A3 
Orientation: LANDSCAPE 
Requested Scale: 2500 
Actual Scale: 1:5000 (GAS) 
Real World Extents: 2060m x 1220m (GAS) 
 
Recipients 

 
 
Enquirer Details 
Organisation Name: Shepherd Gilmour Infrastructure 
Contact Name: Natalia Marsden 

 
 

 
 
Description of Works 
Currently only in the initial planning stages for potential residential development 
 
Enquiry Type 
Proposed Works 
 
Activity Type 
Development Project 
 
Work Types 
Work Type: Plans Only 
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Plant Protection 
Cadent 
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Registered Office: 1-3 Strand, London WC2N 5EH Registered Office: 1-3 Strand, London WC2N 5EH Central Boulevard, Coventry CV7 8PE 
Registered in England and Wales, No 2366977 Registered in England and Wales, No 2006000 Registered in England and Wales, No 10080864 
 

Natalia Marsden 
 

 
 

 
 

 
 

 

Date: 09/08/2017 
 

 
RE: Proposed Works, Land at Rush Green Road, Lymm West 
 
Thank you for your enquiry which was received on 09/08/2017. 
Please note this response and any attached map(s) are valid for 28 days. 
 
An assessment has been carried out with respect to Cadent Gas Ltd, National Grid Electricity Transmission 
plc's and National Grid Gas plc's apparatus. Please note it does not cover the items listed in the section "Your 
Responsibilities and Obligations", including gas service pipes and related apparatus. 
For details of Network areas please see the Cadent website (http://cadentgas.com/Digging-safely/Dial-before-
you-dig) or the enclosed documentation. 

As your works are at a "proposed" stage, any maps and guidance provided are for information 
purposes only. This is not approval to commence work. You must submit a "Scheduled Works" 
enquiry at the earliest opportunity and failure to do this may lead to disruption to your plans and 
works. Plant Protection will endeavour to provide an initial assessment within 14 days of receipt 
of a Scheduled Works enquiry and dependent on the outcome of this, further consultation may 
be required. 

In any event, for safety and legal reasons, works must not be carried out until a Scheduled 
Works enquiry has been completed and final response received. 

http://www.cadentgas.com/


Your Responsibilities and Obligations 

The "Assessment" Section below outlines the detailed requirements that must be followed when planning or 
undertaking your scheduled activities at this location. 

It is your responsibility to ensure that the information you have submitted is accurate and that all relevant 
documents including links are provided to all persons (either direct labour or contractors) working for you near 
Cadent and/or National Grid's apparatus, e.g. as contained within the Construction (Design and Management) 
Regulations. 

This assessment solely relates to Cadent Gas Ltd, National Grid Electricity Transmission plc (NGET) and 
National Grid Gas plc (NGG) and apparatus. This assessment does NOT include: 

● Cadent and/or National Grid's legal interest (easements or wayleaves) in the land which restricts 
activity in proximity to Cadent and/or National Grid's assets in private land. You must obtain details of 
any such restrictions from the landowner in the first instance and if in doubt contact Plant Protection. 

● Gas service pipes and related apparatus 
● Recently installed apparatus 
● Apparatus owned by other organisations, e.g. other gas distribution operators, local electricity 

companies, other utilities, etc. 

It is YOUR responsibility to take into account whether the items listed above may be present and if they could 
be affected by your proposed activities. Further "Essential Guidance" in respect of these items can be found 
on the National Grid Website (http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=8589934982). 

This communication does not constitute any formal agreement or consent for any proposed development work; 
either generally or with regard to Cadent and/or National Grid's easements or wayleaves nor any planning or 
building regulations applications. 

Cadent Gas Ltd, NGG and NGET or their agents, servants or contractors do not accept any liability for any 
losses arising under or in connection with this information. This limit on liability applies to all and any claims in 
contract, tort (including negligence), misrepresentation (excluding fraudulent misrepresentation), breach of 
statutory duty or otherwise. This limit on liability does not exclude or restrict liability where prohibited by the 
law nor does it supersede the express terms of any related agreements. 

If you require further assistance please contact the Plant Protection team via e-mail (click here) or via the 
contact details at the top of this response. 

Yours faithfully 

Plant Protection Team 
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ASSESSMENT 

Affected Apparatus 
The apparatus that has been identified as being in the vicinity of your proposed works is: 

● High or Intermediate pressure (above 2 bar) Gas Pipelines and associated equipment 
● Low or Medium pressure (below 2 bar) gas pipes and associated equipment. (As a result it is highly 

likely that there are gas services and associated apparatus in the vicinity) 
● Above ground gas sites and equipment 

 

Requirements 

BEFORE carrying out any work you must:

● Note the presence of an Above Ground Installation (AGI) in proximity to your site. You 
must ensure that you have been contacted by Cadent and/or National Grid prior to 
undertaking any works within 10m of this site. 

● Carefully read these requirements including the attached guidance documents and maps showing the 
location of apparatus. 

● Contact the landowner and ensure any proposed works in private land do not infringe Cadent and/or 
National Grid's legal rights (i.e. easements or wayleaves). If the works are in the road or footpath the 
relevant local authority should be contacted. 

● Ensure that all persons, including direct labour and contractors, working for you on or near Cadent 
and/or National Grid's apparatus follow the requirements of the HSE Guidance Notes HSG47 - 
'Avoiding Danger from Underground Services' and GS6 – 'Avoidance of danger from overhead electric 
power lines'. This guidance can be downloaded free of charge at http://www.hse.gov.uk 

● In line with the above guidance, verify and establish the actual position of mains, pipes, cables, 
services and other apparatus on site before any activities are undertaken. 
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GUIDANCE 

High Pressure Gas Pipelines Guidance: 
If working in the vicinity of a high pressure gas pipeline the following document must be followed: 
'Specification for Safe Working in the Vicinity of Cadent and/or National Grid High Pressure Gas Pipelines and 
Associated Installations - Requirements for Third Parties' (SSW22). This can be obtained from: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=33968 

Dial Before You Dig Pipelines Guidance: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=33969 

Excavating Safely - Avoiding injury when working near gas pipes: 
http://www.nationalgrid.com/NR/rdonlyres/2D2EEA97-B213-459C-9A26-
18361C6E0B0D/25249/Digsafe_leaflet3e2finalamends061207.pdf 

Standard Guidance 

Essential Guidance document: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=8589934982 

General Guidance document: 
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=35103 

Excavating Safely in the vicinity of gas pipes guidance (Credit card): 
http://www.nationalgrid.com/NR/rdonlyres/A3D37677-6641-476C-9DDA-
E89949052829/44257/ExcavatingSafelyCreditCard.pdf 

Excavating Safely in the vicinity of electricity cables guidance (Credit card): 
http://www.nationalgrid.com/NR/rdonlyres/35DDEC6D-D754-4BA5-AF3C-
D607D05A25C2/44858/ExcavatingSafelyCreditCardelectricitycables.pdf 

Copies of all the Guidance Documents can also be downloaded from the National Grid Website: 
http://www.nationalgrid.com/uk/Gas/Safety/work/downloads/ 
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ENQUIRY SUMMARY 

Received Date 
09/08/2017 
 
Your Reference 
Lymm West 
 
Location 
Centre Point: 368867, 387606 
X Extent: 805 
Y Extent: 705 
Postcode: WA13 9RH 
Location Description: Land at Rush Green Road, Lymm West 
 
Map Options 
Paper Size: A3 
Orientation: LANDSCAPE 
Requested Scale: 10000 
Actual Scale: 1:10000 (GAS) 
Real World Extents: 4120m x 2440m (GAS) 
 
Recipients 

 
 
Enquirer Details 
Organisation Name: Shepherd Gilmour Infrastructure 
Contact Name: Natalia Marsden 

 
 

 
 
Description of Works 
Currently only in the initial planning stages for potential residential development- west of the site 
 
Enquiry Type 
Proposed Works 
 
Activity Type 
Development Project 
 
Work Types 
Work Type: Plans Only 
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Shepherd Gilmour Infrastructure
Castlefield House, 29 Ellesmere Street,
Manchester

M15 4LZ

 

Advice : HSL-170814103759-432 Crosses Consultation Zone

Please enter further details about the proposed development by continuing with the enquiry on the HSE's
Planning Advice Web App from the Previous Enquiries tab either now or at a later time, unless the Web App
has stopped the process and notified you to contact HSE.

Your Ref: Land at Rush Green Road, Lymm
Development Name: 
Comments: 

Commercial In Confidence 

The proposed development site which you have identified currently lies within the consultation distance (CD) of
at least one major hazard site and/or major accident hazard pipeline; HSE needs to be consulted on any
developments on this site.

This advice report has been generated using information supplied by Dean O'Reilly at Shepherd Gilmour
Infrastructure on 14 August 2017.

You will also need to contact the pipeline operator as they may have additional constraints on development
near their pipeline.

6765_1049 Cadent Gas Ltd

HSL-170814103759-432 Date enquiry processed :14 August 2017 (369218,387578)



HSL/HSE accepts no liability for the accuracy of the pipeline routing data received from a 3rd party. HSE/HSL
also accepts no liability if you do not consult with the pipeline operator.

You may wish to contact HSE's Planning Advice team to discuss the above enquiry result on 01298 218159 or
by email at lupenquiries@hsl.gsi.gov.uk.

HSL-170814103759-432 Date enquiry processed :14 August 2017 (369218,387578)
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01 Overview and introduction

Overview

Randall Thorp LLP has been commissioned by Peel Holdings to produce 

a Landscape, Townscape and Visual sensitivity assessment. 

This report has been prepared in response to the proposed allocation 

of sites within Warrington Borough Council's Updated Proposed 

Submission Version Local Plan (2021) (UPSVLP). 

This report will assist in demonstrating the need for new residential 

development within the outlying settlements of the Borough, and 

broadly appraise the suitability of these outlying settlements to 

accommodate new residential development in relation to landscape 

character, townscape character and visual sensitivity.

Introduction

The purpose of this report is to provide an assessment of the 

landscape, townscape and visual sensitivity of the Land off Rushgreen  

Road, Lymm site and demonstrates the sites ability to accommodate 

development in principle without undue impacts on the surrounding 

landscape. 

This report has been prepared in response to the Warrington 

Borough Council Local Plan Settlement Profiles – Outlying Settlement 

document, published in July 2017, which states that sustainable 

settlement extension to Lymm “could have an impact on the overall 

Green Belt and settlement character objectives.”

The settlement of Lymm is located within the eastern part of the 

Borough, close to the junction of the M6 and M56. The site is located 

on the eastern fringes of Lymm, enclosed on three sides by residential 

development.  The strategic location of Lymm within the Warrington 

Borough and the site location are shown on Figure 1 (Page 5).

This report considers the existing character and visibility of the site. 

The report reviews the landscape, adjacent townscape and visual 

baseline in order to provide evidence to support the allocation of the 

site and inform the future masterplanning of the site for residential 

development. 

An illustrative masterplan is provided to demonstrate one possible 

solution for the development of the site indicating the findings of this 

report.

The site is located in Landscape Character Type 3: Red Sandstone 

Escarpment. Volume 1: Analysis of the Warrington Landscape 

Character Assessment, 2007 considers this Landscape Character Type 

to be suitable for new development. Volume 2: Landscape, townscape 

and visual appraisal of the outlying settlements and individual SHLAA 

sites considers this site suitable for development with townscape and 

visual mitigation.
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Appendix A: Figure 1
Site Context
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Methodology

Guidance

This Landscape, Townscape and Visual Sensitivity Assessment has 

been prepared in accordance with “Guidelines for Landscape and 

Visual Impact Assessment” (GLVIA3), Third Edition. These guidelines 

explain that it is necessary to tailor Landscape and Visual Appraisals to 

the specific nature of the proposals, and that a prescriptive approach 

should not be applied.

Study area

For the purposes of the report a landscape study area, which 

encompasses the site and its surrounding landscape and townscape 

context has been adopted. Figure 2 (Page 7) illustrates the study area.

Approach

An appropriate level of assessment has been carried out for the 

purposes of demonstrating that the site is suitable for allocation. 

The principle objectives of the assessment are: 

• Identify the planning policy constraints

• Consider the published Landscape Character Assessments  

• An evaluation of the landscape and townscape character 

• Identify visual receptors

• Describe and evaluate the existing landscape character of the site 

and its immediate surroundings

• Assess the landscape and visual sensitivity of the site and its 

immediate surroundings 

• Advise on the development potential of the site considering the 

landscape and visual sensitivity and the evaluation of the adjoining 

townscape as set out above.

Baseline studies

The baseline study identifies the landscape, townscape and visual 

character and components of the site within the study area shown in 

Figure 2 (Page 7).

The following documents have been reviewed as part of the  

desk study:

• Landscape Institute and the Institute of Environmental 

Management and Assessment – Guidelines for Landscape and 

Visual Impact Assessment (GLVIA), Third Edition (2013) 

• Landscape Institute Townscape Character Assessment Technical 

Information Note 05/2017

• Warrington: A Landscape Character Assessment – Prepared 2007 

(Warrington LCA, 2007)

• Warrington Local Plan Core Strategy – Adopted July 2014

• Warrington Borough Council PSLP (2019) 

• Warrington Borough Council Local Plan – Settlement Profiles  

July 2017

• Conservation Area in Lymm Leaflet (December 2000)

Initial field work was undertaken in April 2018; the field work 

establishes an understanding of the landscape within and around the 

site, its component parts and subdivisions, as well as the contribution 

currently made by different areas in terms of landscape quality and 

character, value, green infrastructure functions and accessibility. It also 

establishes the visual baseline to identify the range of views of the 

site, and whether there are any public viewpoints which are important 

in terms of appreciating the character of the site.

Photographs have been taken from publicly accessible locations as an 

aide memoire. 
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In addition Box 5.1 on page 84 of GLVIA lists a range of factors that are 

generally agreed to help in valuing landscapes. 

The value of the landscape is assessed in this report using a 

combination of the considerations set out in Box 5.1 of GLVIA3 and  

the key characteristics identified in the Warrington LCA, 2007.

‘Susceptibility to change’ is defined at paragraph 5.40 of GLVIA3  

which states: 

“This means the ability of the landscape receptor (whether it be the 

overall character or quality/condition of a particular landscape type or 

area, or an individual element and/or feature, or a particular aesthetic 

and perceptual aspect) to accommodate the proposed development 

without undue consequences for the maintenance of the baseline 

situation and/or the achievement of planning policies and strategies”.  

The level of susceptibility to change of any landscape will depend 

on both its existing characteristics and on the characteristics of 

the development being proposed. A landscape may have a high 

susceptibility to change if the elements are proposed which are 

completely new/alien in the context of the landscape, or where new 

elements would be highly visible in an open view. Likewise a landscape 

would have a low susceptibility to change if the site is not widely 

visible and the new elements proposed are already found in the 

existing environment. 

The following diagram summarises some of the considerations 

contributing to the evaluation of landscape sensitivity.

Methodology for appraising the sensitivity of the landscape

The guidance in GLVIA3 underpins the complete process of landscape 

and visual impact assessment and states that the value of the 

landscape should be considered as part of the baseline studies. 

‘Landscape value’ and ‘susceptibility to change’ are taken into account 

when establishing the overall sensitivity of a landscape prior to making 

an assessment of the landscape impacts. In broad terms landscape 

‘sensitivity’ is defined as a considered combination of the value of the 

landscape with its susceptibility to change. 

GLVIA3 suggests two approaches to determining landscape value, 

the first applies to areas where there are existing landscape 

characterisation studies and where there are landscape designations 

in place, and the second applies when there is no existing evidence 

base. It goes on, however to suggest (para 5.29) that in practice a 

combination of these approaches is most effective.

In the case of this settlement there is a published assessment, 

Warrington: A Landscape Character Assessment (Warrington LCA, 

2007), which sets out the key landscape characters in the Warrington 

Borough. This LCA does not attach any values to any particular 

landscape type or landscape area. It is an objective assessment of the 

2007 landscapes within Warrington Borough.  



Warrington Local Plan Sites 2019 02 Methodology

Landscape, Townscape and Visual Sensitivity Assessment and Development Appraisal| 9

Methodology for evaluating the townscape character 

Using GLVIA and the Landscape Institute Townscape Character 

Assessment Technical Information Note 05/2017 (TIN) this report 

includes an evaluation of the townscape character within close 

proximity of the site. 

Townscape is described in GLVIA3, paragraph 2.7: 

“the landscape within the built-up area, including the buildings, the 

relationship between them, the different types of urban open spaces, 

including green spaces and the relationship between buildings and 

open spaces.” 

Consideration of the townscape character will provide an 

understanding of how a place has evolved and developed over time 

to respond to natural, social and economic drivers; and how this is 

reflected in the layout of the streets, the architecture of the buildings 

and materials used; and the historic development of the surroundings. 

A study of the historic development; movement and connectivity; 

urban structure and built form; heritage assets; green infrastructure 

and public realm and tranquillity has been carried out  

in order to evaluate the townscape relevant to the site and 

surrounding area.

This evaluation will provide an understanding of the intrinsic 

character and qualities of a place and can be used as a guide to the 

location, design, scale, massing and type of development that can be 

accommodated. A townscape character assessment can form the basis 

for assessing the effects of change and whether a new development is 

appropriate in its context.



Warrington Local Plan Sites 201902 Methodology

10 | Landscape, Townscape and Visual Sensitivity Assessment and Development Appraisal

Methodology for appraising the sensitivity of the visual receptors 

In line with GLVIA a visual appraisal has been carried out to identify the 

sensitivity of the visual receptors.

Visual sensitivity is a considered combination of the value attached to 

a view and the susceptibility of the viewer to change.

The value attached to views takes account of the recognition of value 

though planning designation and value attached through appearance 

in tourist literature.

The susceptibility of visual receptors to change will vary according 

to the occupation or activity of those experiencing the view and the 

extent to which their attention is focused on the view.

Viewpoints considered representative of potentially sensitive receptors 

situated within the study area at varying distances and directions have 

been identified. Views from public viewpoints, such as Public Rights of 

Way (PRoW) and roads in the vicinity have been considered.

The following diagram summarises some of the considerations 

contributing to the evaluation of visual sensitivity.
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Planning policy and published landscape 
character assessment

Planning policy 

The Warrington Local Plan Core Strategy was adopted by Warrington 

Borough Council (WBC) on 21st July 2014 and replaced the previously 

Adopted Unitary Development Plan as the reference document for 

planning applications. Figure 2 (Page 7) identifies the site and the 

surrounding landscape planning policies within the study area.

The majority of the landscape that surrounds the settlement of Lymm 

and the Land off Rushgreen  Road is indicated as Green Belt, which is 

set out within Policy CS 5 – Overall Spatial Strategy – Green Belt. This 

is a spatial policy which is not specifically related to landscape quality 

objectives.

Warrington Borough Council recognises the need for Green Belt 

release in order to accommodate the Borough’s housing and economic 

requirements.

Within the study area the Bridgewater Canal and the open land to 

the north of the Trans Pennine Trail are designated in the Local Plan 

under Policy CS6 - Strategic Green Link. This policy sets out the need 

to care and manage the Green Infrastructure in the Borough. In 

addition, central to the settlement of Lymm is Lymm Dam. The dam 

and associated surrounding vegetation are designated as QE5 - Local 

Nature Reserves.

Lymm Conservation area is located centrally to the Lymm Settlement. 

There are a number of Listed Building within the Conservation Area 

and study area; these features are identified in Policy QE8 – Historic 

Environment. The Local Plan recognises the value of the heritage 

assets to the Borough and sets out the policy to appropriately protect 

and enhance these areas. St Peter’s Church is located 260m to the 

south of the site in Oughtrington. The church is recorded on the 

National Heritage List of England and is a Grade II Listed Building, it is 

also recognised locally as a landmark. 

The draft version of the Warrington PSLP was approved for 

consultation in March 2019. This includes emerging landscape 

policies that require consideration as part of the site promotion. Once 

adopted, the PSLP will replace the Local Plan Core Strategy (2014).

Published landscape character assessment 

Figure 2 (Page 7) shows the extent of the Landscape Character Areas 

within the study area. The Landscape Character Area within which 

the site is located, and the adjoining Landscape Character Areas are 

detailed below. 

Warrington LCA, 2007 sets out and describes, on an area by area basis, 

the Borough’s distinctive landscape, its cultural history, landscape 

sensitivity and landscape change, together with Recommended 

Management and Landscape Objectives. The Borough is divided into 

broad Landscape Character Types; these are then divided into more 

detailed Landscape Character Areas. 

The settlement of Lymm and its southern extent fall within Landscape 

Character Type 3, Red Sandstone Escarpment; Landscape Character 

Area 3C -  Lymm. The area to the north of Lymm area is classed as 

Landscape Character Type 5 Floodplain and comprises the Linear 

Landscape Character Area 5A River Mersey Basin. 

Appendix B includes extracts of the relevant Landscape Character Area 

descriptions from the Warrington LCA, 2007.

 

Landscape Character Area 3C – Lymm

The relevant key characteristics from LCA 3C:

• Small scale, more intimate rural landscape

• Luxuriant hedgerows trees with diverse range of species

• Rolling landscape 

• Restricted views 

• Strong feeling of high landscape quality

Landscape Character Area 3C is described within the Warrington LCA, 

2007 as:

“The boundaries of the area are formed by the Massey Brook basin to 

the west; the Warrington Borough boundary to the south and east and 

the Bridgewater Canal to the north. The land again falls generally to 

the north but is of a more rolling and undulating nature occasionally 

with back falls to the south. The agriculture is a balance of both 

pastoral and arable farming.  

The area’s topography creates an intimate landscape, often self-

enclosed by woodlands and hedgerow trees. Views from the area are 

therefore less extensive with few internal views of note. Lymm water 

tower and St Peter’s Church, Oughtrington are exceptions, forming 

local landmarks. To the east of Lymm, around Oughtrington, the 

landscape is more open and land less dissected by streams. 
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Vegetation in the area generally is notably vigorous and healthy, 

particularly when compared with the rest of Warrington Borough. 

Hedgerows and hedgerow trees appear more luxuriant, larger and 

more well-formed and include a more diverse range of species, 

including chestnut, lime, beech, and willow, to accompany the more 

universally found common oak.”

Landscape Character Area 5A – River Mersey/Bollin

The relevant key characteristics of LCA 5A are:

• The River Mersey and River Bollin

• The Manchester Ship Canal

• Mounded landfill sites

• Slurry and dredging lagoons

• Importance for nature conservation

• Dominance of floodplain crossings (Road and rail bridges)

• Residual floodplain meadows

• Widespread residential and industrial development on  

the floodplain

• Artificial levee and channel constraints to the river

• Lack of visual importance of the river (normally screened  

from views)

• The Mersey Way recreational footpath

Landscape Character Area 5A is described within the Warrington LCA, 

2007 as:

“The River Mersey and its broad floodplain forms a major 

landscape character, dividing the Borough into roughly two halves 

on an east/west axis. The River Bollin flood plain merges with the 

Mersey floodplain from the east. The Mersey displays the typical 

characteristics of a lowland mature river, winding across a broad 

floodplain with large meander loops. Much of the river has been 

prevented from naturally flooding onto its floodplain by the creation 

of artificial levee embankments, whilst its channel has also been 

occasionally straightened or restricted by sheet piling, walls or other 

hard structures. A section of the river upstream from Butchers Field, 

Rixton has also been canalised to form part of the Manchester  

Ship Canal.  

Within the Borough boundary, only small areas of original flood 

meadows still survive. These are located to the south of the river 

in the Penketh area, to the north of the river within a meander 

loop at Paddington Meadows and at the confluence with the River 

Bollin between Warburton and Lymm. The remainder of the Mersey 

flood plain has heavily developed for residential and industrial uses, 

particularly in the areas of Martinscroft, Woolston, Padgate, Orford, 

Westy, Latchford, Wilderspool and Sankey Bridges.”  

Summary of the landscape character of the site and its surroundings

The site itself sits within Landscape Character Area 3C, Lymm. 

The site demonstrates "a small scale, more intimate rural landscape" 

however, this landscape is experienced in the context of the urban 

edge of Lymm. The site is not considered to be "rolling" or have a "high 

landscape quality". 

The site is not noted for being a particularly important or 

representative example of the landscape character area. Development 

within the site will be in keeping with the general characteristics of the 

adjacent urban/suburban land uses. 
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Landscape/townscape character  
and visual receptors

Landscape character of the study area

The study area covers an expanse of land that comprises the north 

eastern portion of the settlement of Lymm, the village of Oughtrington 

and the surrounding agricultural land. The settlement of Lymm 

is characterised by the valley on which it sits. To the south of the 

village centre is Lymm Dam, a large recreational water body. To the 

north west of Lymm is Statham which has been absorbed into the 

development of Lymm.

The topography of the land falls generally to the north and is “rolling 

and undulating in nature, occasionally with back falls to the south” 

(Warrington LCA, 2007). The agriculture is a mixture of pastoral and 

arable farming. In general the landscape character area describes 

the topography creating “an intimate landscape, often self-enclosed 

by woodlands and hedgerow trees” (Warrington LCA, 2007). These 

landscape features restrict extensive views, however to the east of 

Lymm the landscape is more open and less dissected by streams. 

Townscape character of the study area

The townscape adjacent to the site comprises Lymm and Oughtrington.

Historical development

Lymm conservation area is identified on Figure 2 (Page 7) and is 

described in the Conservation Area Leaflet produced by Warrington 

Borough Council in December 2000. Lymm was recorded in the 

Doomsday Survey of 1086 as a small agricultural community and 

has since expanded as a residential area. The Conservation Leaflet 

describes “the centre of Lymm has all the attributes of a village and 

contains a number of buildings of considerable interest, the focal point 

being The Cross and stocks, both of medevial origins but replaced in 

the 17th Century and in 1955 respectively” (Warrington LCA, 2007). 

In 1971 the “historic village centre and important components of the 

townscape extending southwards to include the lake and its wadded 

slopes” (Warrington LCA, 2007) were designated as the Lymm Village 

Conservation area. Then in 1973 the Eagle Brow Area “of Georgian and 

Victorian houses that form a pleasant approach to the village”, and the 

New Road Area “of large Victorian houses standing in large gardens 

bounded by mature landscape and trees” (Warrington LCA, 2007), 

were designated and added to the Conservation Area.  

The development of Lymm settlement has spread along two A roads 

that pass through the centre of the village, the A56 and the A6144.

Movement and connectivity

The A6144/ Rushgreen  Road travels through the study area. The 

strategic route connects to both Warrington to the east and Greater 

Manchester to the west. Beyond Lymm village the route links to the 

B5158 which travels south out of Lymm village and provides a link from 

the village to Junction 20 of the M6, which connects to the M56. 

The Bridgewater Canal traverses the study area on an east-west 

alignment. The canal was constructed in the 1770s, originally to 

transport coal from Worsley to Liverpool docks. There are a number of 

Listed Buildings focused along the canal and bridges crossing the canal.

Urban structure and built form

Lymm comprises the Village Centre and a number of satellite villages 

including Oughtrington, Statham, and Rushgreen .

The Conservation Leaflet (2000) describes how the “character and 

scale of the buildings in Lymm vary considerably but together they 

create integrated pleasant street scenes throughout the settlement.” 

The town has developed over the years from an agricultural settlement 

to become a residential village incorporating a number of hamlets. 

Over time the satellite hamlets have become absorbed into the village 

meaning that Lymm has become an area of predominantly residential 

development with a mixture of housing styles and types. 

Heritage assets

The majority of the Listed Buildings within the study area are focused 

along the canal and in the centre of Lymm village. 

St Peters Church, Oughtrington is a landmark feature in the landscape, 

and a Grade II Listed Building. 

Green infrastructure and public realm

Lymm Dam provides a large area for recreation serving the village 

centre and the satellite hamlets. The dam, its surroundings and the 

large water body provides opportunities for angling, woodland walks, 

picnics and has links to the Trans Pennine Trail. 

The Trans Pennine Trail, the Cheshire Ring Canal Walk and the Mersey 

Valley Trail traverse the study area. These are nationally recognised 
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recreational routes, which lie within close proximity to Lymm. The 

Trans Pennine Trail is a national coast to coast route running between 

Southport and Hornsea. It is runs east – west through Lymm following 

the track bed of the former railway line. The Cheshire Ring Canal Walk 

forms part of a large recreational route which follows six historic canal 

towpaths through Cheshire and the Peak District. Adjacent to Lymm 

the route follows The Bridgewater Canal. The Mersey Valley Trail 

passes through Lymm and connects to a section of the Bridgewater 

Canal before continuing on to Daresbury Firs, Halton Village and 

Runcorn beyond. The route is partially urban, mostly rural and 

takes in low lying hills, woodland, parkland, and farmland. Access to 

these three recognised trails from the adjacent townscape is via the 

surrounding highways network and through residential areas.  

 

Tranquility

A6144 and Oughtrington Lane are both heavily trafficked route 

through Lymm and the business uses, schools and residential land uses 

mean that the landscape is not considered to be particularly tranquil. 

Site description

Figure 3 (Page 15) shows the site in relation to Lymm, its landscape 

features and context. 

The site comprises agricultural land and is well related to the 

settlement of Lymm and is enclosed on three sides by existing 

residential properties. The Bridgewater Canal forms the southern 

boundary of the site. 

The site is bordered to the north by properties and residential areas 

off Rushgreen  Road; to the east by properties off Sandy Lane and 

Oughtrington Lane; and to the west by the residential development at 

Mardale Crescent and associated cul de sacs. Oughtrington Community 

Primary school borders the site to the north east. 

Field boundaries are marked by gappy hedgerows. There are areas 

of woodland planting within the site and some mature trees are 

located within the hedgerows focused at the site boundary. The site is 

generally flat with a gentle slope to the north. There are a number of 

drains and small water courses that traverse the site in a north south 

alignment and a pond is located to the south of Lymm Garden Nursery.

There is a Public Right of Way which enters the site on the eastern 

boundary and tracks in a north western direction along the northern 

site boundary. This route provides a connection from Oughtrington 

to Lymm Village via the Trans Pennine Trail and the highway network. 

The Cheshire Ring Canal Walk follows directly adjacent to the southern 

boundary of the site. 

The site is well contained by vegetation and built form limiting views. 

From within the site there are occasional views the eastern part of the 

site towards St Peter’s Church spire. 

Visual receptors and views of the site

Figure 3 (Page 15) illustrates the locations of the photograph 

viewpoints taken from visual receptors within and around the site. 

Figures 5-8 (Pages 18-22) include the Photographs 1-10 which are 

taken from publicly accessible viewpoints within and around the 

site. Views from private residencies have not been considered. Any 

consideration of residential amenity would need to be carried out as a 

separate assessment.

Observations made during the site visit identified the following publicly 

accessible visual receptors: 

Public Rights of Way within and surrounding the site

1   PRoW Lymm 30

2   PRoW Lymm 32

3   Mersey Valley Trail 

4   Cheshire Ring Canal Walk

5   PRoW Lymm 34

Roads surrounding the site

6   Oughtrington Lane

7   Bucklow Gardens

8   Dyers Lane 

9    Rushgreen  Road/ A6144

10 Thirlmere Drive 
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Description of the Public Rights of Way within and  

surrounding the site

1 PRoW Lymm 30 (Photographs 1.1 – 1.2)

The footpath provides a pedestrian link from the residential area 

of Lymm to Oughtrington Lane and Lymm High School. From 

Oughtrington Lane the footpath travels on an east – west alignment, 

to the south of St Peters Church, a Grade II Listed Building. The route 

follows a field boundary until meeting Longbutt Lane, a cycle and 

pedestrian link to Lymm Village. In views towards the site the eastern 

starting point of the route is somewhat enclosed by the adjacent 

church and associated vegetation which provide some enclosure. As 

the route continues west there are extensive open views to the north 

across fields. In these views the site itself is on low lying land and 

intervening vegetation associated with the Bridgewater Canal screens 

views of the site. There are long distance views beyond this vegetation 

towards high ground and raised features in the landscape, such as the 

M6 motorway on the Thelwall Viaduct and the spoil heap at Bollin 

Point on the River Mersey. 

2 PRoW Lymm 32 (Photograph 2)

The footpath runs within an agricultural field along the boundary 

hedge on an east-west alignment. The route links Lymm to Broomedge 

and Agden. Due to the topography of the land and the intervening 

vegetation there are limited views from this footpath to the wider 

landscape and there are no views of the site. 

3 Mersey Valley Trail (Photographs 3.1 – 3.4)

The Mersey Trail is a long distance walk that links Lymm through to 

Runcorn through a series of urban and rural landscapes. The western 

portion of the trail runs through the residential area of Lymm towards 

Lymm Dam and the eastern portion of the route is contained within 

Spud Wood. From the sections of the route south of the site and 

adjacent to the Bridgewater Canal, there are filtered views into the site 

through existing vegetation with some gaps in the vegetation allowing 

views across the site. In the majority of the views the primary school 

and existing housing associated with Lymm and Oughtrington can be 

seen. The views looking south away from the site towards St Peters 

Church are more valued than those looking north. 

4 Cheshire Canal Ring Walk (Photographs 4.1 – 4.2)

The Cheshire Ring Canal Walk connects six historic canals and is a 

nationally recognised trail with recreational value. The route runs 

outside the site along the southern boundary. Views into the site are 

generally filtered or screened for the majority of the route. However, 

there are clear views into the site from the eastern portion of the 

footpath and through gaps in the vegetation. Views along this route 

are influenced by urbansing features such as existing residential and 

the local primary school.  

5 PRoW Lymm 34 (Photographs 5.1 – 5.3)

The route tracks on an east – west alignment entering the site on 

the eastern boundary from Oughtrington Crescent through a ginnel 

between existing houses. The route passes through the eastern field 

parcel of the site, wrapping around the southern and western side of 

Oughtrington Community Primary School, before leaving the site at the 

northern boundary. From this point the route follows the northern site 

boundary and is over looked by the properties at Bucklow Gardens, 

before passing into a more enclosed section of the pedestrian route. 

This section of the path is flanked to the north by a mixture of brick 

walls, timber boarded fences and rear boundary treatments, and to 

the south by a mixture of timber post and rail fences, tall hedgerow 

and trees. Views are limited for the majority of the journey. However, 

there are clear views across the site from the section of the route 

that runs through the eastern field parcel and from the northern 

boundary at Bucklow Gardens where there is a field access gate. Views 

from this route are experienced in the context of existing residential 

development in Lymm and Oughtrington and the local primary school. 

Description of the roads surrounding the site

6 Oughtrington Lane (Photographs 6.1 – 6.3)

Oughtrington Lane connects Lymm to Oughtrington. The route is 

semi-rural in its nature with a footpath on one side and breaks in the 

built form allowing views towards open fields. The site is not visible 

for the majority of the route. It is located within low lying land and 

when travelling north on Oughtrington Lane the vegetation to the 

south of the Bridgewater Canal screens the site. As the lane cross 

the Bridgewater Canal there are views along the canal towards the 

south western field parcel of the site; existing houses are seen in the 

foreground of this view.  
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7 Bucklow Gardens (Photograph 7)

Bucklow Gardens is series of residential cul-de-sacs located off 

Rushgreen  Road. The main arterial route into this area of development 

runs on a north – south alignment. There are views across the eastern 

portion of the site from the northern end of the road. The views across 

this field parcel are foreshortened by vegetation of the existing mature 

tree belt that runs centrally to the site. 

8 Dyers Lane (Photograph 8)

Dyers Lane leads from Rushgreen  Road and provides access to Dyers 

Close and Rushgreen House, a large detached dwelling. The route is 

not heavily trafficked but is a link for pedestrians using PRoW Lymm 

34. There are limited views of the site from this road and they are 

experienced in the context of existing residential development. 

9 Rushgreen  Road/ A6144 (Photograph 9)

Rushgreen  Road/ A6144 is a main road through Lymm which provides 

links from Lymm Village to Warburton, Partington, Cadishead and 

Irlam. Due to the topography and existing built form along Rushgreen  

Road there are few views of the site from the road. Should the site be 

developed, rooftops may appear where there are gaps in the built form 

and vegetation. 

10 Thirlmere Drive (Photograph 10)

Thirlmere Drive is a residential cul-de-sac which terminates at the 

western boundary of the site and offers some views towards the 

western portion of the site.  These views are experienced in the 

context of the existing housing at Thirlmere Drive.
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Photo 1.2 - View from PRow 30 looking north towards the site

Photo 1.1 - View from PRoW Lymm 30 looking north towards the site

Photo 2.1 - View from Lymm 32 looking north west towards the site
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Photo 3.2 - View from Mersey Valley Trail looking north.
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Landscape and visual sensitivity

The landscape within the study area is not designated for its 

landscape value.

Section 3 above sets out the designations within the wider landscape 

context. 

The value of the landscape within the site and its immediate 

surroundings is considered below using the guidelines of  

GLVIA3 Box 5.1.

Overall it is considered that this is not a valued landscape. The 

landscape value of the site and its immediate surroundings is therefore 

considered to be Medium - Low.

LANDSCAPE VALUE

LANDSCAPE QUALITY (CONDITION)

The landscape to the south and east is predominantly agricultural. To the west the “agricultural changes towards 
arable farming have led to the progressive decline in landscape features such as hedgerows and hedgerow trees” 
(Warrington LCA, 2007). The landscape to the south is described as having “a strong feeling of a high landscape 
quality”. Landscape features are described as “luxuriant hedgerow trees” and “well formed”, “often self-enclosed 
by woodlands”. However, this “creates a less sensitive environment in which to absorb small scale development”. 
To the north “The flood plains have been extensively developed without consideration to its landscape sensitivity” 
(Warrington LCA, 2007).

SCENIC QUALITY

The scenic quality of the landscape is varied. In some locations, due to the lack of vegetation, there are open views 
into the landscape although these are considered “visually dominated by the M6 motorway” (Warrington LCA, 
2007). To the south of Lymm the topography and well vegetated nature of this land creates a more intimate and 
enclosed landscape which is described as having “restricted views” (Warrington LCA, 2007). 

RARITY

The landscape does not include uncommon characteristics or features considered to be rare. 

REPRESENTATIVENESS

The landscape is relativiely typical of the Landscape Character Area but not representative. The landscape does not 
contain elements which are considered particularly important examples.
CONSERVATION INTERESTS

Lymm Conservation Area is located centrally to Lymm. The buildings within the conservation area are surrounded 
by existing properties that have been developed as part of the expansion of Lymm. There are a number of Listed 
Buildings within the vicinity of the site, in particular St Peters Church a Grade II Listed church recognised as a highly 
visible local landmark. In addition, Lymm Dam, a Local Nature Reserves, is situated to the south east. Neither the 
conservation area or Lymm Dam are located within or directly adjacent to the site and there is no visual connection 
between them and the site. 
RECREATION VALUE

The Trans Pennine Trail, the Mersey Valley Trail, and the Cheshire Ring Canal Walk are important recreational links 
through the landscape. Lymm Dam also forms an import recreational feature in the landscape. 

PERCEPTUAL ASPECTS
The construction of the M6 motorway, the expansion of Lymm village, and continued development of building on 
the flood plain has altered this agricultural landscape so that it cannot be considered to be wilderness or tranquil.

ASSOCIATIONS
There are no known associations with any published art, literature or folklore which would add to its landscape 
value. 
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 Susceptibility to change

The existing topography and vegetation within the southern areas 

of Lymm “creates a less sensitive environment in which to absorb 

small scale development” (Warrington LCA, 2007). The landscape 

that surrounds Lymm is predominantly agricultural land. The site is 

considered to be urban fringe in its nature as it is viewed in the context 

of the existing residential development. The landscape has some 

features that are considered to be vulnerable but these are located 

beyond the canals and are not associated with the site itself. 

The susceptibility to change is therefore considered to be  

Medium - Low. 

Conclusion in respects of the landscape sensitivity 

As can be ascertained from the descriptions there is nothing to 

indicate that there is anything about the landscape which should be 

considered remarkable or out of the ordinary. Some features of value 

are identified that are site specific and would be subject to further 

assessment or mitigation measures. 

The sensitivity of the landscape results from the consideration of 

landscape value and its susceptibility to change.  As the landscape 

value has been assessed as Medium - Low and the susceptibility to 

change has been assessed as Medium - Low; the landscape sensitivity 

is therefore considered to be Medium - Low.

Value and sensitivity of views and visual receptors

In line with GLVIA and Diagram 2 within the methodology, the 

sensitivity of the visual receptor is a considered combination of 

the value of the view and the susceptibility to change of the visual 

receptor. 

The following Table 1 illustrates the sensitivity of the identified visual 

receptors  

The landscape is not designated nationally or locally for its landscape 

value and is not valued for its scenic quality. 
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Table 1: Sensitivity of visual receptors

VISUAL RECEPTOR TYPE VALUE OF THE VIEW SUSCEPTIBILITY TO CHANGE RESULTING SENSITIVITY

PUBLIC RIGHTS OF WAY WITHIN AND SURROUNDING THE SITE

Receptor 1
(Photographs 1.1 – 1.2)
Pedestrians using PRoW 
FP Lymm 30 

High
Some value attached to 
this view in relation to 
designated heritage assets. 
Residential development, 
a spoil heap and the M6 
Thelwall viaduct are also 
visible. 

High 
The landscape setting is likely 
to be valued by those engaged 
in recreational activity

High

Receptor 2
(Photograph 2)
Pedestrians using PRoW 
Lymm 32 

Medium
No recognised value 
attached to the views. 

High
The landscape setting is likely 
to be valued by those engaged 
in recreational activity

Medium - High

Receptor 3
(Photographs 3.1 – 3.4)
Pedestrians using Mersey 
Valley Trail 

High
Published recreational 
route. Some value attached 
to this view in relation to 
designated heritage assets. 

High
The landscape setting is likely 
to be valued by those engaged 
in recreational activity

High

Receptor 4
(Photographs 4.1 – 4.4)
Pedestrians using 
Cheshire Canal Ring Walk 

High
Published recreational route. 
Views across an ordinary 
landscape with residential 
development and a school 
visible in the view. 

High 
The landscape setting is likely 
to be valued by those engaged 
in recreational activity

High

Receptor 5
(Photographs 5.1 – 5.3)
Pedestrians using PRoW 
Lymm 34

Medium
Enclosed view for the 
majority of the route. Where 
views are possible these 
are experienced across an 
ordinary landscape towards 
the south.

High 
The landscape setting is likely 
to be valued by those engaged 
in recreational activity.

Medium - High

VISUAL RECEPTOR TYPE VALUE OF THE VIEW SUSCEPTIBILITY TO CHANGE RESULTING SENSITIVITY

ROADS SURROUNDING THE SITE

Receptor 6
(Photographs 6.1 – 6.3)
Users of Oughtrington 
Lane

Medium
Some value in relation to 
designated heritage assets. 
Semi rural route, which 
includes views of housing 
and local schools.

Medium
Taking in to account their 
speed of travel, the fleeting 
views and because their 
interest is focused on the road 
and driving rather than the 
views.

Medium

Receptor 7
(Photograph 7) 
Users of Bucklow 
Gardens

Low
No recognised value 
attached to the views. 
Views across an ordinary 
landscape. 

Low
Primarily using routes for 
access rather than focusing on 
the views. 

Low

Receptor 8
(Photograph 8)
Users of Dyers Lane

Low
No recognised value 
attached to the views. 
Views across an ordinary 
landscape.

Low 
Primarily using routes for 
access rather than focusing on 
the views. 

Low

Receptor 9
(Photograph 9)
Motorists using 
Rushgreen  Road/ A6144

Low
No recognised value 
attached to the views. Views 
of the highway, corridor.

Low 
Taking in to account their 
speed of travel, the fleeting 
views and because their 
interest is focused on the road 
and driving rather than the 
views.

Low

Receptor 10
Receptor 10 
(Photograph 10) 
Users of Thirlmere Drive

Low
No recognised value 
attached to the views. Some 
value in relation to locally 
designated heritage assets. 

Low
Primarily using routes for 
access rather than focusing on 
the views. 

Low
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Development potential of the site

The evaluation of landscape, townscape and the visual receptors 

highlights any sensitivities of the site that any proposed masterplan 

should take into consideration to demonstrate good design and 

a contribution to the landscape and its existing character. The 

opportunities and constraints plan on Page 28 and appended to this 

assessment (Appendix D) illustrates the relevant considerations for  

the site.

Evaluation of the landscape

The landscape sensitivity of the site and its surroundings is considered 

to be Medium - Low.

Existing hedgerows, trees and water bodies should be retained and 

enhanced as part of any development proposal. Other than the loss of 

open land there are few existing features that would be lost should the 

site be developed. There are no landscape features within the site that 

are considered to be rare or valued. The site is surrounded on three 

sides by existing housing and to the south by the canal and therefore 

any proposal to develop the site for housing would fit in with the 

adjacent character. 

Appropriate masterplanning of the site could make a contribution to 

the landscape. The existing landscape structure of the site could be 

preserved and enhanced with new woodland areas to create green 

corridors and provide screening to the surrounding properties. New 

ponds and ditches could be linked to existing water courses to create a 

sustainable and attractive drainage network and improve biodiversity. 

There would be an obvious change in the character at site level, 

however the site forms a small portion of the overall study area and 

the site does not define the surrounding landscape within which it sits.

 

Through a well-designed masterplan the development of the site 

could achieve the relevant recommended management and landscape 

objectives identified within the Warrington LCA, 2007 and contribute 

to the landscape and its existing character. The relevant recommended 

management and landscape objectives within the Warrington LCA are:

• Monitor existing hedgerows and hedgerow trees

• Encourage a rolling programme of new hedgerow tree planting 

• Investigate the opportunities for extended footpath systems 

associated with the brooks and linear woodland
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Evaluation of the townscape

The key elements of built form that contribute towards the townscape 

character adjacent to the site within Lymm have been identified in 

Chapter 4 of this report.

Development of the site would be accessed from the northern 

boundary via the A6144/ Rushgreen  Road, the main route in to Lymm. 

Access to residential development is a characteristic of this road and 

a proposed access along this route would not be at odds with the 

existing approach to Lymm Village. 

The site has no direct relationship with Lymm Conservation Area. Any 

development proposals will need to consider the setting of the bridge 

over the canal at Oughtrington Lane which is a listed structure. 

Development of the site should look to create a network of new 

footpaths and cycle routes. These new linkages could be incorporated 

into the design, improving connectivity to the surrounding landscape 

and existing recreational routes, including the Trans Pennine Way and 

the Cheshire Ring Canal Walk. 

The masterplan should demonstrate that any new green infrastructure 

within the site could be overlooked by proposed new development, 

promoting natural surveillance.

Evaluation of the visual receptors

The sensitivity of each visual receptor with views of the site has been 

assessed in Chapter 5 of this report. 

The most sensitive visual receptors are the existing Public Rights of 

Way within the site and along the northern and southern boundaries 

of the site. Any development should ensure appropriate offsets of built 

form to these routes and these should be retained through a green 

corridor.

The site is not considered to be part of the immediate setting of the 

St Peter's Church. However, views of the church are considered a 

characteristic of Lymm and any development of the site should retain 

view lines towards the church spire where appropriate.  
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Development potential of the site

The plan overleaf highlights the opportunities and constraints 

established within this appraisal. 

There is no reason why a well-designed development, that preserves 

and enhances the existing landscape features and Public Rights of Way 

within a green infrastructure network and responds sensitively to the 

adjacent heritage assets and townscape, would have any significant 

effects on the character of Lymm or the wider landscape of the study 

area. 

With appropriate good design and well thought out landscape 

mitigation measures, it would be possible to develop the site whilst 

avoiding any potentially significant effects on the visual amenity of the 

surrounding receptors.

For the reasons outlined above, this report considers the Land off 

Rushgreen  Road to be a sustainable and achievable location to be 

allocated for new housing development within the new Warrington 

Borough Local Plan without having significant effects on the “overall 

Green Belt and settlement character objectives” as suggested in the 

Warrington Borough Council Local Plan: Settlement Profiles – Outlying 

Settlements Document (July 2017). 
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Illustrative masterplan

The opportunities and constraints identified through the landscape 

and visual appraisal have been combined with analysis of site 

constraints and opportunities from other consultants in relation 

to arboriculture, ecology, heritage, noise, transport, flood risk and 

utilities. This resultant illustrative masterplan has been prepared to 

demonstrate the potential development opportunities of the site with 

an allocation for housing.

The land off Rushgreen  Road, Lymm presents an opportunity to 

develop a sustainable infill development to the Lymm village, providing 

a residential led mixed use development  including community, health, 

education, sports, recreation and tourism uses and around 115 new 

homes. 

The development would support the existing community with a high 

quality residential development, a community uses and an extensive 

areas of open space for informal recreational use. The development 

would be designed to support walking and cycling, and will benefit 

from direct access onto the Cheshire Ring Canal Walk and Lymm 

Village. 

The development would ensure that important ecological assets within 

the site are preserved with opportunities to provide additional habitats 

and enhanced biodiversity.

The development on the site would preserve and where possible 

enhance the setting of nearby heritage assets including the 

Bridgewater canal and its bridges, and St Peter's Church. 
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Executive Summary 

1. TEP has been commissioned by Peel Holdings (Land and Property) Limited to 

conduct a walkover survey and desktop assessment of land at Rushgreen Road, 

Lymm and a review of designations, policies and other instruments of relevance to 

arboriculture.  This report presents the results of the assessment and the anticipated 

interaction of trees with residential development. 

2. The Illustrative Masterplan comprises 4.39ha of land that could deliver up to 112 units 

with a further 2.19ha allocated for green infrastructure. A further 7.87 ha of land is to 

be safeguarded. 

3. National Tree Map data indicates that there are 435 trees on the site equating to an 

approximate tree canopy cover of 2.97ha (20% of the site).  The age, composition 

and quality of this tree cover is however unknown. Trees cover a relatively low 

proportion of the total site area, although there are areas containing fairly diffuse tree 

cover due to apparent lack of use or management.  This particularly includes a strip 

through the centre of the site from north to south. 

4. The desktop review and site survey identified one Tree Preservation Orders; no trees 

within a Conservation Area; no ancient woodland; no veteran trees; and no Habitats 

of Principal Importance. The site is within the Mersey Forest community forest. 

5. The Illustrative Masterplan demonstrates it would be possible to develop the site 

whilst incorporating over 65% of existing trees (1.93ha).  It would also provide an 

opportunity for substantial new planting that could increase species diversity and 

create habitat types not currently present on the site.  On this basis mitigation for the 

loss of trees could be adequately delivered within the site proposals and is likely to 

result in a net gain in long-term canopy cover. 

6. An Arboricultural Impact Assessment (AIA) will be required in support of a reserved 

matter/detailed application.  This will identify, evaluate and possibly mitigate the 

impacts of developing land on the existing tree resource.  The AIA should be based 

on a detailed tree survey undertaken according to BS5837:2012 that assess and 

reports on: canopy spread of existing trees and groups; a Root Protection Area (RPA) 

calculated in accordance with BS 5837; and tree quality category that identifies the 

quality and value (in a non-fiscal sense) of the existing tree stock, to allow informed 

decisions to be made concerning which trees should be removed or retained in the 

event of development occurring. 
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1.0 Instruction and scope 

1.1 TEP has been commissioned by Peel Holdings (Land and Property) Limited to 

conduct a preliminary assessment of land at Rushgreen Road.  This report presents 

the results of desktop exercise to identify potential constraints to future development.  

It also reports on the preliminary assessment effects of the nominated masterplan 

based on the available desktop results. 

1.2 This report was written by Tom Popplewell, an experienced arboriculturist and 

Professional Member of the Institute of Chartered Foresters with a BSc (hons) in 

arboriculture. 

1.3 The extent of tree and hedgerow cover shown has been digitised from National Tree 

Map data and should be regarded as approximate.  
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2.0 Site description 

 Site name 

2.1 The site is known as Rushgreen Road, Lymm. The approximate extents of the study 

area is shown in Figure 1. 

 

Figure 1 Site location and approximate boundary (OS VectorMap® District Resampled)  

Contains OS data © Crown copyright and database right 2018 

 Address/location 

2.2 The site is located to the east of Lymm and the south of Rushgreen.  The boundaries 

are defined by the Bridgewater Canal to the south and residential and retail properties 

in all other directions.  Oughtrington Community Primary School is just outside the 

north-eastern boundary of the site. 

 Approximate area 

2.3 The site is approximately 14.99ha. 

 Current use 

2.4 The site comprises agricultural land used principally for grazing, including horses and 

an area of commercial yards and units including fabrication and welding. There are a 

number of tracks running through the interior of the site and a towpath on the southern 

boundary along the canal. 

 Local authority 

2.5 The local authority is Warrington Borough Council. 

2.6 The local authority's tree officer can be contacted by email at 

stwigg@warrington.gov.uk or by telephone on 01925 444 108. 

mailto:stwigg@warrington.gov.uk
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3.0 Statutory protection, designations and guidance 

 Tree Preservation Orders 

3.1 Local authorities can create Tree Preservation Orders (TPO) to protect the amenity 

of trees, groups of trees, woodland or all the trees within a defined area1.  Cutting 

down, lopping (including roots), topping, uprooting, and wilful damage or destruction 

are prohibited by TPO unless done with the Local Authority's written consent. 

3.2 The council's online mapping facility confirmed that there are TPOs on the site 

clustered around Rushgreen House and Grooms Cottage just inside the northern 

boundary. 

Table 1 Tree Preservation Orders 

Location Order reference Feature description 

In grounds of Grooms 
Cottage and Rushgreen 
House 

212: Rushgreen House, 
Dyers Lane, Lymm 

T1: Ash 

T2 to T8: Robinia 

T9: Oak 

A1: Mixed Hardwood 

 

3.3 Copies of all relevant Tree Preservation Orders can be viewed online at 

http://mapping.warrington.gov.uk/wml/Map.aspx?MapName=Planning_and_LLC_E

xternal. 

 Conservation Area 

3.4 Trees within Conservation Areas are protected by Section 211 of The Town and 

Country Planning Act 1990.  The local authority must be notified 6 weeks before the 

any tree2 in a Conservation Area is removed, uprooted, lopped, topped, wilfully 

destroyed, or wilfully damaged.  During this period the Council may consider serving 

a Tree Preservation Order to prevent the proposed work from being undertaken.  

3.5 The council's online mapping facility confirmed that no part of the site is within a 

Conservation Area. 

 Ancient Woodland and Veteran Trees 

3.6 Ancient woodland and ancient or veteran trees are irreplaceable and amongst the 

most valuable and sensitive habitats.  Ancient woodland is any area that has been 

wooded since at least 1600.  Individual trees of exceptional age, size, biodiversity or 

cultural significance are regarded as 'veterans'.  Neither category has legal protection 

but they have strong protection in planning policy.  Any works to veteran or ancient 

trees and woodland should be undertaken with the utmost sensitivity and under 

specialist advice.3 

                                                
1 Exemptions apply, see https://www.gov.uk/guidance/tree-preservation-orders-and-trees-in-conservation-areas  
2 Exemptions apply, see https://www.gov.uk/guidance/tree-preservation-orders-and-trees-in-conservation-areas 
3 See https://www.forestry.gov.uk/anwpracticeguide for further information 

http://mapping.warrington.gov.uk/wml/Map.aspx?MapName=Planning_and_LLC_External
http://mapping.warrington.gov.uk/wml/Map.aspx?MapName=Planning_and_LLC_External
https://www.gov.uk/guidance/tree-preservation-orders-and-trees-in-conservation-areas
https://www.gov.uk/guidance/tree-preservation-orders-and-trees-in-conservation-areas
https://www.forestry.gov.uk/anwpracticeguide
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3.7 The Forestry Commission is a non-statutory consultee for development within 500m 

of an Ancient Woodland.  Natural England and Forestry Commission publishes 

Standing Advice which reinforces the assumption in NPPF that development within 

an Ancient Woodland normally requires exceptional circumstances.  A minimum 

buffer of 15m is recommended between any new development and ancient woodland. 

3.8 Natural England’s ancient woodland inventory4 shows no ancient woodland within or 

adjacent to the site.  The inventory is provisional and may not show woodland smaller 

than 2ha.  It is therefore possible that smaller or unmapped ancient woodland exists.  

The current and previous land use is thought to make this unlikely. 

3.9 Veteran trees are also regarded as an irreplaceable habitat with similar provisions to 

ancient woodland.  There is a presumption in NPPF against development that would 

result in loss or deterioration of a veteran tree.  It is not possible to replace veteran 

trees and any such effects must be weighed in the planning balance against need 

and benefits. 

3.10 There is no comprehensive register of veteran trees.  The Woodland Trust maintains 

a verified register of ancient, veteran and notable trees on behalf of the Ancient Tree 

Forum, which contains no records for the site.  

 Felling Licences 

3.11 It is an offence under the Forestry Act (1967) to fell trees without a licence unless an 

exemption applies. 

3.12 Pruning; small scale felling; hazard and nuisance abatement; and felling in a domestic 

garden, orchard, churchyard or designated open space are amongst those works that 

may be exempt.5 

3.13 There are parts of the site that should be considered exempt from felling licence 

jurisdiction including domestic gardens.  However, certain operations are exempt and 

advice should be sought when considering tree works.  In the absence of a detailed 

planning permission, any tree works may require a felling licence. 

 Hedgerow Regulations 

3.14 The Hedgerow Regulations (1997) protect hedgerows that meet certain criteria6.  This 

report does not include an assessment to determine which, if any, features would be 

protected under the Regulations.  Hedges less than 20m long, in domestic gardens, 

or younger than 30 years are less likely to be protected. 

3.15 Any removal of a protected hedgerow or a section of a protected hedgerow must only 

be done with the written consent of the Local Authority. 

                                                
4 http://www.natureonthemap.naturalengland.org.uk/magicmap.aspx  
5 See https://www.forestry.gov.uk/england-fellinglicences for details 
6 See https://www.gov.uk/guidance/countryside-hedgerows-regulation-and-management for details 

http://www.natureonthemap.naturalengland.org.uk/magicmap.aspx
https://www.forestry.gov.uk/england-fellinglicences
https://www.gov.uk/guidance/countryside-hedgerows-regulation-and-management
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3.16 The site contains numerous hedges along boundaries, internal roads and around 

residential curtilages.  Hedgerow may qualify as 'Important' hedgerow under the 

Regulations on the grounds of woody species and ecological criteria.  It is possible 

that linear vegetation including scrub and trees that is not immediately identifiable as 

hedgerow might also qualify but a full site-based assessment has not been 

undertaken. 

 Habitats of Principal Importance 

3.17 The Natural Environment and Rural Communities Act 2006 places a duty on public 

bodies to show regard for biodiversity in the normal discharge of their functions.  The 

Act requires a schedule of Habitats of Principal Importance to be maintained.  This 

schedule (section 41 in England) is used by public bodies as a guide to the 

interpretation of their duty to conserve biodiversity.  The list of habitats is based on 

the previously published list of Biodiversity Action Plan ‘Priority Habitats’.  For this 

reason, mapping tends to follow broad habitat types and requires verification in the 

field.  

3.18 There are a number of habitat types that pertain to trees: Deciduous Woodland; 

Hedgerows; Wood Pasture and Parkland; and Traditional Orchards. 

3.19 Deciduous Woodland is used to represent a range of woodland types that are not 

mapped individually. 

3.20 Mapping of Deciduous Woodland is based on remote digital analysis.  Drawing 1 

shows the extent of adjacent deciduous woodland; the site contains no mapped 

woodland.  However, it appears likely that some areas of more substantial tree cover 

may be unmapped woodland.  In particular, these include a belt of trees running west 

within the site from Oughtrington Primary School, and trees around a pond to the 

south of the commercial premises and old nursery site. 

3.21 Hedgerows are defined as any boundary line of trees or shrubs over 20m long and 

less than 5m wide, and where any gaps between the trees or shrub species are less 

that 20m wide.  It is likely that the most of the hedgerows on the site would meet the 

criteria for inclusion in this habitat type.  It is possible that other vegetation could be 

considered to be hedgerow which has been recorded as woodland edges, for 

example where previously managed hedges have grown into shrubby tree belts.  

Rows of conifers would typically cease to be considered hedges when they could no 

longer be managed as such.  Most internal and perimeter boundaries are marked by 

some form of linear vegetation. 

3.22 Wood Pasture and Parkland is a less common and easily overlooked type of 

woodland habitat in which trees are a principal structural component but within an 

open and grazed context rather than high woodland.  Veteran and ancient trees are 

often a feature and the presence of deadwood and grazing animals create niche 

habitats for a range of lichens, insects, fungi and flora that occur exclusively in this 

habitat.  None of the site is mapped as Wood Pasture and Parkland. 

3.23 Traditional Orchard includes most non-commercial and non-intensive orchards.  

There are no records of Traditional Orchards on or adjacent to the site. 
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 Community Forest 

3.24 The site is within the Mersey Forest community forest.  It is also within the recently 

announced Northern Forest.  These may provide a useful vehicle for coordinating, 

consulting on, planning, funding, or maximising benefits delivered by tree and 

woodland management.  In view of the tree population present, it is suggested that 

the Mersey Forest should be consulted on proposed development and mitigation 

options. 

3.25 Within the Mersey Forest Plan the site falls within the Urban edges, motorways and 

highways (W3) area.  The indicative woodland cover target for this area is 30% and 

the relevant policy is: 

(i) Increase woodland planting density and create linear woodlands, 

including along strategic green links such as the Bridgewater Canal and the 

Trans Pennine Trail. 

 Other Designations and Status 

3.26 None known. 
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4.0 Planning Policy 

4.1 All trees are a material consideration.  All other things being equal, the removal or 

deterioration of a tree, woodland or hedgerow should be regarded as an adverse 

effect and may therefore require mitigation to achieve no net loss. 

4.2 Mitigation in the form of new planting is unlikely to deliver equivalent functions and 

benefits to existing trees, particularly where these are mature.  Temporal delays in 

delivery, higher planting ratios, or additional measures may therefore form a 

necessary part of any mitigation strategy. 

 National Planning Policy Framework (NPPF)  

4.3 The National Planning Policy Framework (NPPF) is a material consideration in the 

planning process and promotes a presumption in favour of sustainable development.  

In terms of the natural environment, development should minimise impacts on 

biodiversity and provide a net gain in biodiversity where possible. 

4.4 The application of national planning policy, particularly the assessment of net impacts 

on tree cover and quality, is reinforced by published guidance in the form of 

BS5837:2012 Trees in relation to design, demolition and construction - 

Recommendations.  It should be assumed that any necessary tree removal should 

be mitigated or offset and that any application should be supported by an assessment 

of residual impact by a qualified arboriculturist.  It should also be assumed that all 

ancient woodland and veteran trees are sacrosanct and must be incorporated 

appropriately within any development. 

4.5 The NPPF assumes protection of all ancient woodland and veteran trees unless there 

are wholly exceptional reasons and a suitable compensation strategy exists.  In this 

respect ancient woodland is defined as an area which has been wooded continuously 

since at least 1600 AD and a veteran as a tree of exceptional value for wildlife, in the 

landscape, or culturally because of its great age, size or condition. 

4.6 The presence or absence of veteran trees should be confirmed in due course by 

detailed ground surveys. 

 Local Planning Policy 

4.7 Warrington Borough Council has a number of adopted policies pertaining to trees and 

nature conservation in the Core Strategy.  They are reproduced hereafter. 

 Policy QE 3 

 Green Infrastructure 

4.8 The Council will work with partners to develop and adopt an integrated approach to 

the provision, care and management of the borough's Green Infrastructure. Joint 

working and the assessment of applications will be focussed on: 

(i) protecting existing provision and the functions this performs; 
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(ii) increasing the functionality of existing and planned provision especially 

where this helps to mitigate the causes of and addresses the impacts of climate 

change; 

(iii) improving the quality of existing provision, including local networks and 

corridors, specifically to increase its attractiveness as a sport, leisure and 

recreation opportunity and its value as a habitat for biodiversity; 

(iv) protecting and improving access to and connectivity between existing 

and planned provision to develop a continuous right of way and greenway 

network and integrated ecological system; 

(v) securing new provision in order to cater for anticipated increases in 

demand arising from development particularly in areas where there are existing 

deficiencies assessed against standards set by the Council. 

 Policy QE 5 

 Biodiversity and Geodiversity 

4.9 The Council will work with partners to protect and where possible enhance sites of 

recognised nature and geological value. These efforts will be guided by the principles 

set out in National Planning Policy and those which underpin the strategic approach 

to the care and management of the borough’s Green Infrastructure in its widest 

sense. 

4.10 Sites and areas recognised for their nature and geological value are shown on the 

Policies Map and include: 

(i) European Sites of International Importance 

(ii) Sites of Special Scientific Interest 

(iii) Regionally Important Geological Sites 

(iv) Local Nature Reserves 

(v) Local Wildlife Sites 

(vi) Wildlife Corridors 

4.11 The specific sites covered by the above designations at the time of publication are 

detailed in Appendix 3. [NB. This includes Moore Nature Reserve] 

4.12 Proposals for development which may affect European Sites of International 

Importance will be subject to the most rigorous examination in accordance with the 

Habitats Directive. Development or land use change not directly connected with or 

necessary to the management of the site and which is likely to have significant effects 

on the site (either individually or in combination with other plans or projects) and which 

would affect the integrity of the site, will not be permitted unless the Council is 

satisfied that; there is no alternative solution; and there are imperative reasons of 

over-riding public interest for the development or land use change. 
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4.13 Proposals for development in or likely to affect Sites of Special Scientific Interest 

(SSSI) will be subject to special scrutiny. Where such development may have an 

adverse effect, directly or indirectly, on the SSSI it will not be permitted unless the 

reasons for the development clearly outweigh the nature conservation value of the 

site itself and the national policy to safeguard the national network of such sites. 

4.14 Proposals for development likely to have an adverse effect on regionally and locally 

designated sites will not be permitted unless it can be clearly demonstrated that there 

are reasons for the development which outweigh the need to safeguard the 

substantive nature conservation value of the site or feature. 

4.15 Proposals for development which may adversely affect the integrity or continuity of 

UK Key habitats or other habitats of local importance, or adversely affect EU 

Protected Species, UK Priority Species or other species of local importance, or which 

are the subject of Local Biodiversity Action Plans will only be permitted if it can be 

shown that the reasons for the development clearly outweigh the need to retain the 

habitats or species affected and that mitigating measures can be provided which 

would reinstate the habitats or provide equally viable alternative refuge sites for the 

species affected. 

4.16 All development proposals affecting protected sites, wildlife corridors, key habitats or 

priority species (as identified in Local Biodiversity Action Plans) should be 

accompanied by information proportionate to their nature conservation value 

including; 

(i) importance; an assessment of the likely impacts of the proposed 

development proposals for the protection and management of features 

identified for retention; 

(ii) an assessment of whether the reasons for the development clearly 

outweigh the nature conservation value of the site, area or species; and 

(iii) proposals for compensating for features damaged or destroyed during 

the development process 

4.17 Where development is permitted, the Council will consider the use of conditions or 

planning obligations to ensure the protection and enhancement of the site’s nature 

conservation interest and/or to provide appropriate compensatory measures. 

 Policy QE 6 

 Environment and Amenity Protection 

4.18 The Council, in consultation with other Agencies, will only support development which 

would not lead to an adverse impact on the environment or amenity of future 

occupiers or those currently occupying adjoining or nearby properties, or does not 

have an unacceptable impact on the surrounding area. The Council will take into 

consideration the following: 

(i) The integrity and continuity of tidal and fluvial flood defences; 

(ii) The quality of water bodies, including canals, rivers, ponds and lakes; 
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(iii) Groundwater resources in terms of their quantity, quality and the 

ecological features they support; 

(iv) Land quality; 

(v) Air quality; 

(vi) Noise and vibration levels and times when such disturbances are likely 

to occur; 

(vii) Levels of light pollution and impacts on the night sky; 

(viii) Levels of odours, fumes, dust, litter accumulation and refuse 

collection/storage. 

(ix) The need to respect the living conditions of existing neighbouring 

residential occupiers and future occupiers of new housing schemes in relation 

to overlooking/loss of privacy, outlook, sunlight, daylight, overshadowing, noise 

and disturbance; 

(x) The effect and timing of traffic movement to, from and within the site 

and car parking including impacts on highway safety; 

(xi) The ability and the effect of using permitted development rights to 

change use within the same Use Class (as set out in the in the Town and 

Country Planning (General Permitted Development Order) without the need to 

obtain planning consent. 

4.19 Proposals may be required to submit detailed assessments in relation to any of the 

above criteria to the Council for approval. 

4.20 Where development is permitted which may have an impact on such considerations, 

the Council will consider the use of conditions or planning obligations to ensure any 

appropriate mitigation or compensatory measures are secured. 

4.21 Development proposals on land that is (or is suspected to be) affected by 

contamination or ground instability or has a sensitive end use must include an 

assessment of the extent of the issues and any possible risks. Development will only 

be permitted where the land is, or is made, suitable for the proposed use. 

4.22 Additional guidance to support the implementation of this policy is provided in the 

Design and Construction and Environmental Protection Supplementary Planning 

Documents. 

 Relevance to this site 

4.23 The application and relevance of the above policies to any development on this site 

should be explored within an Arboricultural Impact Assessment.  The quality of 

specimen trees and woodland and the connectivity of habitats should be evaluated 

in terms of policy compliance and in the context of other conservation objectives.  The 

function of trees as the context and backdrop for users of the canal towpath should 

also be considered in relation to the heritage and landscape qualities of the canal 

setting. 
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5.0 Preliminary Assessment of Effects 

5.1 Wherever development occurs, there is a potential for effects on trees.  This might 

comprise the removal of trees that would physically prevent the development but also 

those that are nearby and vulnerable to changes in local conditions that would arise 

because of construction. 

5.2 Trees are a material consideration in the planning process.  There should be a 

common sense ambition to limit tree loss to that which is strictly necessary to facilitate 

the proposal, and to ensure that the condition and safety of all remaining trees would 

not be compromised by the development.  The quality and distribution of trees should 

also be considered amongst other constraints in the development of the proposed 

design and may not always have the highest priority. 

5.3 The approximate extents of woody vegetation and relevant designations and status 

are shown on Drawing 1.  This should be used as a basis for masterplanning and 

feasibility studies but should not be relied upon for detailed layout design. 

5.4 National Tree Map data indicates that there are 435 trees on the site equating to an 

approximate tree canopy cover of 2.97ha (20% of the site).  The age, composition 

and quality of this tree cover is however unknown. 

5.5 Trees cover a relatively low proportion of the total site area, although there are areas 

containing fairly diffuse tree cover due to apparent lack of use or management.  This 

particularly includes a strip through the centre of the site from north to south. 

5.6 The majority of trees are located along internal boundaries and within a central 

woodland belt.  However, there are also a reasonable number of specimen trees 

which are open grown. 

5.7 The presence of a TPO indicates that the local authority has made an assessment 

and regards those trees as being having sufficient quality that their protection is in 

the interests of amenity. However, the masterplan indicates no development near to 

these trees.  

 Development Proposals 

5.8 The proposed development area, including the provision of infrastructure 

incorporates 4.39ha of the site at Lymm, the majority of which is currently agricultural 

land. This could deliver up to 112 units. The masterplan also allocates provision for 

a: further 2.19ha of greenspace to include a number of LEAPS and the integration 

and strengthening of the existing green infrastructure; and 7.87ha of land to be 

safeguarded. 

5.9 The following text gives an overview of the likely impact of the masterplan proposals 

on key metrics of existing trees where these are known or can be estimated. Actual 

effects will be determined at the detailed design stage.  It is assumed that any future 

design will be broadly similar to the Masterplan (reproduced at Drawing 2) but may 

be influenced by the constraints and opportunities presented in this report and by 

other technical disciplines. 
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 Canopy Cover 

5.10 The primary tree losses would occur along the north-western part of the site within 

the development pockets and internal road network.  The majority of this tree cover 

is likely to comprise broadleaf scrub and trees that form scattered tree cover in one 

of the un-used fields. A new access points off Bucklow Gardens along the northern 

boundary would also result in the loss trees where they exist in dense linear belts. 

Based on National Tree Map date detailed on Drawing 1, an estimated 1.04ha of tree 

cover would be removed. 

5.11 The distribution of trees, particularly those that are mature, within the site means it is 

likely that development of this site in broad accordance with the masterplan could be 

delivered with limited adverse effects on trees.  Mature open grown trees are mostly 

in a linear belt arrangement in the central section of the site to the east of the 

commercial premises, much of which the Masterplan incorporates. 

5.12 Development within areas of lower quality and lower density tree cover and areas of 

open space would be associated with lower adverse effects than development in 

other areas.  This should be explored with the benefit of the higher resolution of 

assessment that a detailed tree survey would provide. 

 Opportunities  

5.13 Trees are a material consideration in the planning process.  All trees have some 

inherent value and any loss of trees should normally be mitigated by new planting.  

Preserving the existing quantity and proportion of tree cover is generally possible in 

most areas due to the sites former use and layout of the final built form as shown by 

the masterplan. 

5.14 New planting within designated green space as shown on the masterplan would 

augment and strengthen the existing tree cover. This presents an opportunity to 

significantly increase species diversity and arboreal value types not currently present 

across the site.  New planting should look to introduce species that are resilient to 

disease whilst increasing the existing diversity of the current tree stock. 

 Veteran Trees  

5.15 It has not possible to rule out their presence of veteran trees due to a lack of site 

access.  It will be necessary for any future layout to respond to the presence of 

veteran trees should they be identified during more detailed survey work. 
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6.0 Recommendations 

 Tree Works 

6.1 Where required, all works should be undertaken by a suitably qualified, competent 

and insured contractor.  It is recommended that at least three quotations should be 

sought for works 

 Permissions 

6.2 Authority to undertake pruning, felling or other routine maintenance works to trees 

must be sought in advance of commencement. 

6.3 The permission of the owner of the land around the base of the tree must be sought.  

For trees on boundaries, this may be more than one party. 

6.4 Any tree works that are required to deliver development that has detailed consent will 

not normally require additional permissions, unless they are done under licence from 

Natural England because they would affect a protected species. 

6.5 Works affecting any tree within an area covered by an active planning permission 

may risk breach of that planning permission except those expressly permitted by 

planning consent.  Further works should not be undertaken until it has been 

determined that they are permitted or otherwise acceptable to the relevant consenting 

authority. 

6.6 Based on the results of the desktop survey, tree works to trees identified in Table 1 

would be subject to TPO and may require permission from the Local Authority. 

6.7 Tree works on the site may require a felling licence7 unless they are exempt because 

of the nature of the works or the location.  Such licences typically include 

requirements to replant trees.  An arboriculturist should be consulted to confirm 

whether specific works may require a licence. 

6.8 It is considered likely that removal of any hedgerow may be subject to Hedgerow 

Regulations, which covers most non-domestic native hedgerow.  Taller coniferous 

hedgerow is unlikely to be covered.  It is possible that hedges may be protected for 

other reasons such as historical or archaeological significance.  If in doubt, the Local 

Authority should be able to provide confirmation. 

6.9 Additional consenting mechanisms may apply in certain circumstances including for 

works affecting protected species; close to overhead lines; in churchyards; close to 

airports; and for which access is required across or above land owned by third parties 

(including the Highways and Local Authorities). 

                                                
7https://www.forestry.gov.uk/pdf/FellingLicenceApplicationFormEnglandv2.doc/$FILE/FellingLicenceApplicationFor

mEnglandv2.doc  

https://www.forestry.gov.uk/pdf/FellingLicenceApplicationFormEnglandv2.doc/$FILE/FellingLicenceApplicationFormEnglandv2.doc
https://www.forestry.gov.uk/pdf/FellingLicenceApplicationFormEnglandv2.doc/$FILE/FellingLicenceApplicationFormEnglandv2.doc
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 Detailed Tree Survey 

6.10 A detailed tree survey undertaken according to BS5837:2012 will be required to 

inform a detailed design.  This should record all trees, groups of trees, woodland, and 

hedgerow within influencing distance of the site.  It should assess and report on: 

canopy spread of existing trees and groups; a Root Protection Area (RPA) calculated 

in accordance with BS 5837; and tree quality category that identifies the quality and 

value (in a non-fiscal sense) of the existing tree stock, to allow informed decisions to 

be made concerning which trees should be removed or retained in the event of 

development occurring.   

6.11 The level of detail in the tree survey may vary, providing greater resolution in areas 

of anticipated activity.  Interior trees within larger groups or in areas of minimal 

intervention may be subject to a more general appraisal but should still be included 

in the survey. 

 Other types of Arboricultural Assessment 

6.12 In order to assess the functions and benefits provided by existing trees, to quantify 

loss, and to justify any mitigation proposals it may be useful to undertake types of 

assessment that look at specific outcomes rather than simply tree quality (according 

to BS5837).  In particular, iTree Eco quantitative modelling of ecosystem services 

and a biodiversity offsetting analysis may be useful tools within the planning process. 

 Arboricultural Impact Assessment 

6.13 An Arboricultural Impact Assessment (AIA) will be required in support of a reserved 

matter/detailed application.  This will identify, evaluate and possibly mitigate the 

impacts of developing land on the existing tree resource. 

6.14 One function of the AIA process will be the consideration of trees alongside other 

project disciplines (layout, drainage, utilities etc.) in order to minimise future conflict 

and avoid uncalculated expense or undesirable tree loss. 

6.15 The AIA should include a detailed Tree Removal Plan outlining the proposed 

schedule of tree works.  It may also include details of any tree protection measures 

that would be required during the construction phase.  In certain circumstances it may 

be appropriate to set out a heads of terms for tree protection and defer the detail to 

a Condition of planning consent. 

 Mitigation Planting & Landscaping 

6.16 The National Planning Policy Framework (NPPF) is a material consideration in the 

planning process and promotes a presumption in favour of sustainable development.  

In terms of the natural environment, development should minimise impacts on 

biodiversity and provide a net gain in biodiversity where possible.  In respect of trees, 

a sustainable development will be one whereby the total number, value or function 

provided by trees is maintained or increased or where the long-term prospects of the 

existing tree stock can be substantially improved.  
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6.17 Mitigation for the loss of trees as a result of development will be delivered via the 

creation of new planting within proposed green infrastructure, this would include: 

augmenting the existing tree cover with new planting; and creating new formal and 

informal avenues across the internal road networks. 

6.18 An estimated 1.34 hectares of tree cover would be removed if the development was 

carried out in strict accordance with the Masterplan but this may be subject to 

modification at the detailed design stage.  The Masterplan indicates that in general, 

existing tree cover and arboreal connectivity across the site would be retained.  

Discussion is provided on the interrelationship of key arboricultural features in Section 

5.   

6.19 Based on the estimated tree loss figures provided above and the opportunities 

presented by the Masterplan, mitigation for the total loss of tree cover could be 

delivered within the site proposals.  

6.20 The extent of replacement tree planting required to mitigate adverse effects should 

be assessed as part of the AIA process.  The advice of a qualified Arboricultural 

Consultant should be sought during planting plan preparation to ensure species and 

placement suitability.  Any new planting should not be viewed principally as an 

exercise in landscape architecture and aesthetic design but should be strongly 

informed by conservation and habitat objectives. 

 Post Development Management 

6.21 As much of the site as possible should receive long-term management.  Ideally, this 

would be through a single management plan to allow a single and coherent approach 

to inform the management of most areas.  The objectives for this management plan 

should be set following consultation with a range of local and national stakeholders 

and experts. 

6.22 Areas of the site that will be open to public access should be surveyed regularly for 

developing hazards.  Trees are dynamic living organisms whose structure is 

constantly changing; even those in good condition can suffer from damage or stress.  

There is no set approach or period for tree inspection and the best approach should 

be determined when the future usage, management and ownership of the site has 

been determined. 
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Drawing 1 - Arboricultural Desktop Overview 
Drawing 2 - Illustrative Masterplan Land off Rushgreen Road 
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1 Introduction 

1.1 Reading Agricultural Consultants Ltd (RAC) is instructed by Peel L&P Holdings (UK) Limited to 

assess the Agricultural Land Classification (ALC) of land off Rushgreen Road, Lymm, Warrington, 

by means of a desktop appraisal of soil and site characteristics. 

1.2 Guidance for assessing the quality of agricultural land in England and Wales is set out in the 

Ministry of Agriculture, Fisheries and Food (MAFF) revised guidelines and criteria for grading the 

quality of agricultural land (1988)1 , and summarised in Natural England's Technical Information 

Note 0492. 

1.3 Agricultural land in England and Wales is graded between 1 and 5, depending on the extent to 

which physical or chemical characteristics impose long-term limitations on agricultural use. The 

principal physical factors influencing grading are climate, site and soil which, together with 

interactions between them, form the basis for classifying land into one of the five grades. 

1.4 Grade 1 land is excellent quality agricultural land with very minor or no limitations to agricultural 

use, and Grade 5 is very poor quality land, with severe limitations due to adverse soil, relief, 

climate or a combination of these. Grade 3 land is subdivided into Subgrade 3a (good quality 

land) and Subgrade 3b (moderate quality land). Land which is classified as Grades 1, 2 and 3a in 

the ALC system is defined as best and most versatile agricultural land. 

2 Site and climatic conditions 

General features, land form and drainage 

2.1 The site occupies approximately 24ha, predominantly comprising permanent grassland. Non-

agricultural land includes copses and a commercial estate. The site is bounded to the north and 

east by the settlement of Rushgreen, to the west by residential properties off Mardale Crescent 

and to the south by the Bridgewater Canal. 

 
1 MAFF (1988). Agricultural Land Classification of England and Wales. Revised guidelines and criteria for grading the 
quality of agricultural land. MAFF Publications. 

2 Natural England (2012). Technical Information Note 049 - Agricultural Land Classification: protecting the best and 
most versatile agricultural land, Second Edition. 
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2.2 Topography in the north and west of the site is largely level at around 20m above Ordnance 

Datum (AOD), sloping down from around 25m AOD in the south and south-east.  

Agro-climatic conditions 

2.3 Agro-climatic data for the site have been interpolated from the Meteorological Office’s standard 

5km grid point data set at a representative altitude of 20m AOD, and are given in Table 1. 

Climate at the site is wet and moderately warm with moderate moisture deficits. The number of 

field capacity days is greater than is typical for lowland England and is unfavourable for providing 

opportunities for agricultural field work. 

Table 1: Local agro-climatic conditions 

Parameter Value 
Average Annual Rainfall 835mm  
Accumulated Temperatures >0°C 1,430 day°  
Field Capacity Days 197 days   
Average Moisture Deficit, wheat 90mm  
Average Moisture Deficit, potatoes 78mm  

Soil parent material and soil type 

2.4 The principal underlying geology mapped by the British Geological Survey3 across the site is the 

Wilmslow Sandstone Formation, comprising red-brown to brick-red sandstones with sporadic 

siltstones. 

2.5 Superficial deposits across central and northern parts of the site include sand and gravel of 

glaciofluvial origin. At the southern boundary and to the east of the site, the bedrock is overlain 

by the Shirdley Hill Sand Formation comprising of fine sands with lower peat layers.  

2.6 The Soil Survey of England and Wales soil association mapping4 (1:250,000 scale) shows the 

Blackwood association across the site. Profiles within this association are characterised by deep 

sandy and coarse loamy soils which are affected by fluctuating groundwater. Where drainage is 

poor soils tend to be waterlogged for long periods during winter, commonly assessed as 

Wetness Class (WC) III or IV; however where the regional water table has been lowered and soils 

are drained they may be of WC I or II5.  

 
3 British Geological Survey (2021). Geology of Britain viewer, http://mapapps.bgs.ac.uk/geologyofbritain/home.html 

4 Soil Survey of England and Wales (1984). Soils of Midland and Western England (1:250,000), Sheet 3 

5 Ragg et al. (1984). Soils and Their Use in Midland and Western England, Soil Survey of England and Wales, Bulletin 
12. Harpenden 
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3 Agricultural land quality 

Existing data 

3.1 Provisional ALC mapping shows the site as Grade 2. However, Natural England’s TIN049 explains 

that: 

"These maps are not sufficiently accurate for use in assessment of individual fields or development 

sites, and should not be used other than as general guidance. They show only five grades: their 

preparation preceded the subdivision of Grade 3 and the refinement of criteria, which occurred 

after 1976. They have not been updated and are out of print. A 1:250 000 scale map series based 

on the same information is available. These are more appropriate for the strategic use originally 

intended …" 

3.2 Most of the site has been surveyed by MAFF, although the detailed reports are not available 

from Natural England. Of 18ha surveyed, just over half of the area is Grade 2 and the remainder 

is Subgrade 3a. 

3.3 Sandy and coarse loamy soils of the Blackwood association are variably affected by 

groundwater. Under the climatic conditions of the site, with 197 FCDs, for such soils to be of 

Grade 2 and Subgrade 3a, they are most likely to be of WC II or III.  

3.4 The areas of each ALC grade are shown in Figure 8025-1g and given in Table 2.  

Table 2: Agricultural land classification 

Grade Description Area (ha) % 
2 Very good quality 9.9 41 
3a Good quality 8.6 36 
Non-Agricultural  5.5 23 
Total  24.0 100 

 

  



Grade 1 - excellent quality 

} Grade 2 - very good quality �:r���i�: 1;n�
st 

■ Subgrade 3a - good quality 

* Not Present 
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Report No. 101866_V3 Land off Rush Green Road, Lymm 

11th November 2021  Page 1 of 23  

Summary 

Miller Goodall Ltd (MG) has, on behalf of Peel L&P Holdings (UK) Ltd, undertaken a desktop noise screening 

assessment and a preliminary walk over survey to review the potential issues associated with noise on a proposed 

residential development comprised of 115 homes of mixed tenure (including affordable housing). The study has been 

undertaken to support the promotion of the land through the Warrington Local Plan. 

 

The study concludes that noise should not be a barrier to residential development on the land except for the areas in 

close proximity to industrial areas or commercial uses where additional mitigation may be required.  

 

In relation to the impact of the development on the noise environment, information is limited and significance will need 

to be assessed via detailed modelling at a later date and mitigation measures considered.   

 

Given the location of the industrial and commercial noise sources a full noise assessment would be required at the 

planning stage to ensure all noise sources are fully assessed and appropriate mitigation measures identified as part of 

a full application. 

 

 

 

 

Record of changes 

 

 

 

 

 

 

 

Version Date Change Initials 

1 9th July 2018 Final issue JLM 

2 4th November 2021 Minor Alterations and updated Masterplan JS 

3 11th November 2021 Minor Alterations JS 

 

  

Prepared By James Sharpe AMIOA Reviewed By Jo Miller MIOA CIEH 

Signed 

 

Signed 
 

Date 11th November 2021 Date 11th November 2021 



Land off Rush Green Road, Lymm Peel L&P Holdings (UK) Limited 

Page 2 of 23 11th November 2021  

This page is left blank intentionally 

 

  



Report No. 101866_V3 Land off Rush Green Road, Lymm 

11th November 2021  Page 3 of 23  

Contents 

Summary .............................................................................................................................. 1 

Contents ............................................................................................................................... 3 

1 Introduction .................................................................................................................... 5 

2 Site Description ............................................................................................................. 5 

3 Proposed Development ................................................................................................ 5 

4 Policy Context ................................................................................................................ 6 

4.1 Noise Policy Statement for England .................................................................................. 6 
4.2 National Planning Policy Framework ................................................................................. 7 
4.3 Planning Practice Guidance – Noise ................................................................................. 8 

5 Acoustic Standards and Guidance .............................................................................. 9 

5.1 ProPG: Planning & Noise – Professional Practice Guidance on Planning & Noise – New 
Residential Development – May 2017 ....................................................................................... 9 
5.2 BS 8233:2014 Guidance on Sound Insulation and Noise Reduction for Buildings .......... 10 
5.3 World Health Organisation (WHO) Guidelines for Community Noise 1999 ..................... 11 
5.4 BS 4142:2014+A1:2019 ‘Methods for rating and assessing industrial and commercial 
sound’ ...................................................................................................................................... 12 
5.5 Sport England: Artificial Grass Pitch (AGP) Acoustics – Planning Implications 2015 ...... 13 

6 Impact of Existing Noise Sources on the Development .......................................... 14 

6.1 Noise Mapping ................................................................................................................ 14 
6.2 Road Traffic Noise ........................................................................................................... 14 
6.3 Railway Noise .................................................................................................................. 14 
6.4 Industrial Noise ................................................................................................................ 15 

7 Impact of Noise from the Proposed Development ................................................... 15 

7.1 Transport Noise ............................................................................................................... 15 
7.2 Construction Noise and Vibration Impacts ...................................................................... 16 
7.3 New Commercial and Educational developments ........................................................... 16 
7.4 New Sports Pitches ......................................................................................................... 16 
7.5 Protecting areas from Increased Noise ........................................................................... 16 

8 Summary and Conclusions ........................................................................................ 17 

APPENDICES ..................................................................................................................... 18 

Appendix 1: Site location .................................................................................................. 19 

Appendix 2: Illustrative Masterplan for the site ............................................................. 20 

Appendix 3: DEFRA Daytime Road Traffic Noise Mapping, LAeq, Daytime, 16hr ................. 21 

Appendix 4: DEFRA Night time Road Traffic Noise Mapping, LAeq, Night, 8hr .................. 22 



Land off Rush Green Road, Lymm Peel L&P Holdings (UK) Limited 

Page 4 of 23 11th November 2021  

Glossary of Terms ............................................................................................................. 23 



Report No. 101866_V3 Land off Rush Green Road, Lymm 

11th November 2021  Page 5 of 23  

1 Introduction 

1.1 This noise screening report is submitted in support of a proposed housing allocation within the Warrington Local 

Plan for a site located on the Land off Rush Green Road, Lymm.  The site sits within the administrative boundary 

of Warrington Metropolitan Borough Council (WMBC). 

1.2 This report provides a review of the existing noise sources in proximity to the proposed development site and 

assesses the potential impact of the proposed development on the local noise environment.   

1.3 The external noise in urban areas is generally dominated by road traffic sources, along with industrial and 

commercial sources in some areas.  Generally residential areas do not generate significant noise sources of 

concern. 

1.4 Noise impacts need to be considered as part of the planning process both to ensure the new development does 

not create adverse noise impacts on existing receptors and also that new developments are not impacted by the 

existing noise sources. 

1.5 An initial review of the area has been undertaken to determine existing and future noise sources and noise 

sensitive receptors and any potential key noise issues have been identified together with any additional work 

which may be required. 

2 Site Description 

2.1 The site is located off Rush Green Road in Lymm and is currently comprised of agricultural land.  Rush Green 

Road lies to the north of the site with residential area separating the site from the road. Along the southern 

boundary is the Manchester Canal, beyond this is agricultural fields and housing developments. Oughtington 

Community Primary School bounds the easterly northern edge of the site. Residential area bounds the site to the 

west with a Sainsbury’s supermarket further along to the west.  

2.2 The site location is shown in Appendix 1 and the illustrative masterplan is shown in Appendix 2. 

3 Proposed Development 

3.1 The proposed development consists of approximately 115 homes of mixed tenure (including affordable housing), 

together with community health facilities, community sports, and open tourism/leisure uses. Site access is 

achieved via Dyers Lane. 
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4 Policy Context 

4.1 Noise Policy Statement for England  

 The Noise Policy Statement for England (NPSE1), published in March 2010, sets out the long-term vision of 

Government noise policy.  The Noise Policy aims, as presented in this document, are:  

“Through the effective management and control of environmental, neighbour and neighbourhood noise within 

the context of Government policy on sustainable development: 

 avoid significant adverse effects on health and quality of life; 

 mitigate and minimise adverse effects on health and quality of life; and 

 where possible, contribute to the improvement of health and quality of life.” 

 The NPSE makes reference to the concepts of NOEL (No Observed Effect Level) and LOAEL (Lowest Observed 

Adverse Effect Level) as used in toxicology but applied to noise impacts. It also introduces the concept of SOAEL 

(Significant Observed Adverse Effect Level) which is described as the level above which significant adverse 

effects on health and the quality of life occur.  

 The first aim of the NPSE is to avoid significant adverse effects, taking into account the guiding principles of 

sustainable development (as referenced in Section 1.8 of the Statement). The second aim seeks to provide 

guidance on the situation that exists when the potential noise impact falls between the LOAEL and the SOAEL, 

in which case: 

“…all reasonable steps should be taken to mitigate and minimise adverse effects on health and quality of life 

while also taking into account the guiding principles of sustainable development”. 

 Importantly, the NPSE goes on to state: 

“This does not mean that such adverse effects cannot occur”. 

 The Statement does not provide a noise-based measure to define SOAEL, acknowledging that the SOAEL is 

likely to vary depending on the noise source, the receptor and the time in question. NPSE advises that: 

“Not having specific SOAEL values in the NPSE provides the necessary policy flexibility until further evidence 

and suitable guidance is available” 

 It is therefore likely that other guidance will need to be referenced when applying objective standards for the 

assessment of noise, particularly in reference to the SOAEL, whilst also taking into account the specific 

circumstances of a proposed development. 

 

1 Noise Policy Statement for England, Defra, March 2010 
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4.2 National Planning Policy Framework 

 The National Planning Policy Framework (NPPF2) initially published in March 2012, was updated in July 2021. 

One of the documents that the NPPF replaces is Planning Policy Guidance Note 24 (PPG 24) “Planning and 

Noise”3. 

 The revised NPPF advises that the planning system has three overarching objectives, which are interdependent 

and need to be pursued in mutually supportive ways (so that opportunities can be taken to secure net gains 

across each of the different objectives). One of these is an environmental objective which is described in par. 8 

(c):  

“to protect and enhance our natural, built and historic environment; including making effective use of land, 

improving biodiversity, using natural resources prudently, minimising waste and pollution, and mitigating and 

adapting to climate change, including moving to a low carbon economy.”  

 At par. 174 we are advised that: 

“Planning policies and decisions should contribute to and enhance the natural and local environment by:  

e) preventing new and existing development from contributing to, being put at unacceptable risk from, or being 

adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability. Development 

should, wherever possible, help to improve local environmental conditions such as air and water quality, taking 

into account relevant information such as river basin management plans. 

 Par. 185 goes on to state:  

“Planning policies and decisions should also ensure that new development is appropriate for its location taking 

into account the likely effects (including cumulative effects) of pollution on health, living conditions and the 

natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise 

from the development. In doing so they should:  

a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – 

and avoid noise giving rise to significant adverse impacts on health and the quality of life;  

b) identify and protect tranquil areas which have remained relatively undisturbed by noise and are prized for 

their recreational and amenity value for this reason. 

 Par. 187 seeks to ensure that any development does not prejudice the legally permitted operations and activities 

of other, existing non-residential uses, stating:  

“Planning policies and decisions should ensure that new development can be integrated effectively with existing 

businesses and community facilities (such as places of worship, pubs, music venues and sports clubs). Existing 

businesses and facilities should not have unreasonable restrictions placed on them as a result of development 

permitted after they were established. Where the operation of an existing business or community facility could 

have a significant adverse effect on new development (including changes of use) in its vicinity, the applicant (or 

 

2 National Planning Policy Framework, Ministry of Housing, Communities and Local Government, July 2021 

3 Planning Policy Guidance 24: Planning and Noise, DCLG, September 1994 
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‘agent of change’) should be required to provide suitable mitigation before the development has been 

completed.” 

4.3 Planning Practice Guidance – Noise 

 As of March 2014, a Planning Practice Guidance4 for noise was issued which provides additional guidance and 

elaboration on the NPPF, the guidance was updated in July 2019. It advises that when plan-making and 

decision-taking, the Local Planning Authority should consider the acoustic environment in relation to: 

 Whether or not a significant adverse effect is occurring or likely to occur; 

 Whether or not an adverse effect is occurring or likely to occur; and 

 Whether or not a good standard of amenity can be achieved. 

 

 In line with the Explanatory Note of the NPSE, the PPG goes on to reference the LOAEL and SOAEL in relation 

to noise impact. It also provides examples of outcomes that could be expected for a given perception level of 

noise, plus actions that may be required to bring about a desired outcome. However, in line with the NPSE, no 

objective noise levels are provided for LOAEL or SOAEL although the PPG acknowledges that:  

“…the subjective nature of noise means that there is not a simple relationship between noise levels and the 

impact on those affected. This will depend on how various factors combine in any particular situation”. 

 Examples of these factors include: 

 The source and absolute noise level of the source along with the time of day that it occurs; 

 Where the noise is non-continuous, the number of noise events and pattern of occurrence; 

 The frequency content and acoustic characteristics of the noise; 

 The effect of noise on wildlife; 

 The acoustic environment of external amenity areas provided as an intrinsic part of the overall design; 

 The impact of noise from certain commercial developments such as night clubs and pubs where activities 

are often at their peak during the evening and night. 

 

 The PPG also provides general advice on the typical options available for mitigating noise. It goes on to suggest 

that Local Plans may include noise standards applicable to proposed developments within the Local Authority’s 

administrative boundary, although it states that: 

“Care should be taken, however, to avoid these being implemented as fixed thresholds as specific 

circumstances may justify some variation being allowed”.  

 The PPG was amended in December 2014 to clarify guidance on the potential effect of noise from existing 

businesses on proposed new residential accommodation. Even if existing noise levels are intermittent (for 

example, from a live music venue), noise will need to be carefully considered and appropriate mitigation 

measures employed to control noise at the proposed accommodation. 

 

 

4 Planning Practice Guidance – Noise, https://www.gov.uk/guidance/noise--2 22nd July 2019. 
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5 Acoustic Standards and Guidance 

5.1 ProPG: Planning & Noise – Professional Practice Guidance on Planning 
& Noise – New Residential Development – May 2017 

 ProPG: Planning and Noise is new guidance with the aim of delivering sustainable development and promoting 

good health and well-being through the effective management of noise which may impact on new residential 

developments.  The guidance aims to complement the national planning policy and encourages the use of good 

acoustic design at the earliest phase of the planning process. It builds upon the recommendations of various 

other guidance documents including NPPF, NPSE and PPG-Noise, BS 8233 and WHO. 

 The guidance is applicable to new residential developments which would be exposed predominantly to noise 

from existing transport sources.  The ProPG advocates a risk based approach to noise using a two-stage 

process: 

 Stage 1 – an initial noise risk assessment of the proposed development site; and 

 Stage 2 – a systematic consideration of four key elements: –  

- Element 1 – demonstrating a ‘Good Acoustic Design Process’; 

- Element 2 – observing internal ‘Noise Level Guidelines’; 

- Element 3 – undertaking an ‘External Amenity Area Noise Assessment’; and  

- Element 4 – consideration of ‘Other Relevant Issues’. 

 The ProPG approach is underpinned by the preparation and delivery of an ‘Acoustic Design Statement’ (ADS), 

whereby the higher the risk for noise at the site, the more detailed the ADS.  The ADS should address the 

following issues: 

 Present the initial site noise risk assessment, including the pre-development acoustic conditions prior 

to development; 

 Describe the external noise levels that occur across the site both before and after any necessary 

mitigation measures have been incorporated.  The external noise assessment with mitigation 

measures in place should use an informed judgement of typical worst-case conditions; 

 Demonstrate how good acoustic design is integrated into the overall design and how the proposed 

acoustic design responds to specific circumstances of the site; 

 Confirm how the internal noise level guidelines will be achieved, including full details of the design 

measures and building envelope specifications; 

 A detailed assessment of the potential impact on occupants should be undertaken where individual 

noise events are expected to exceed 45 dB LAF,max more than 10 times a night inside bedrooms; 
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 Priority should be given to enable the use of openable windows where practical across the 

development.  Where this is not practical to achieve the internal noise level guidelines with windows 

open, then full details of the proposed ventilation and thermal comfort arrangements must be provided; 

 Present the findings of the external amenity area noise assessment; 

 Present the findings of the assessment of other relevant issues; 

 Confirm for a low risk site how adverse impacts of noise will be mitigated and minimised; 

 Confirm for a medium or high noise risk site how adverse impacts of noise will be mitigated and 

minimised and clearly demonstrate that a significant adverse noise impact has been avoided. 

 ProPG target noise levels are based on existing guidance from BS 8233 and WHO (see below). Table 1 below 

outlines the guidance noise levels for different room types during day and night times. 

Table 1: ProPG guideline indoor ambient noise levels for dwellings 

Activity Location 07:00 to 23:00 23:00 to 07:00 

Resting Living Room 35 dB LAeq,16hr - 

Dining Dining room/area 40 dB LAeq,16hr - 

Sleeping (daytime 
resting) 

Bedroom 35 dB LAeq,16hr 
30 dB LAeq,8hr 

45 dB LAmax,F 

 

 The footnotes to this table suggest that internal noise level limits can be relaxed by up to 5 dB where 

development is considered necessary or desirable, and still represent “reasonable” internal conditions. They 

also suggest that in such cases, external levels which exceed WHO guidance target levels (see WHO section 

below) may still be acceptable provided that reasonable internal noise levels are achieved. Although, where the 

acoustic environment of external amenity areas is intrinsic to the overall design, “noise levels should ideally not 

be above the range 50 – 55 dB LAeq,16hr”. The wording of ProPG (and BS 8233:2014) is clear that exceedance 

of guideline noise levels in external areas should not prohibit the development of desirable developments in any 

event. 

5.2 BS 8233:2014 Guidance on Sound Insulation and Noise Reduction for 
Buildings  

 This standard provides recommended guideline values for internal noise levels within dwellings which are similar 

in scope to guideline values contained within the World Health Organisation (WHO) document, Guidelines for 

Community Noise (1999)5. These guideline noise levels are shown in Table 2, below. 

 

5 World Health Organisation Guidelines for Community Noise, 1999 
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Table 2: BS 8233: 2014 guideline indoor ambient noise levels for dwellings 

Location Activity 07:00 to 23:00 23:00 to 07:00 

Living Room Resting 35 dB LAeq,16hr - 

Dining room/area Dining 40 dB LAeq,16hr - 

Bedroom 
Sleeping (daytime 
resting) 

35 dB LAeq,16hr 30 dB LAeq,8hr 

 

 BS 8233:2014 advises that: 

“regular individual noise events…can cause sleep disturbance. A guideline value may be set in terms 

of SEL6 or LAmax,F depending on the character and number of events per night. Sporadic noise events 

could require separate values”. 

 BS 8233:2014 adopts guideline external noise values provided in WHO for external amenity areas such as 

gardens and patios. The standard states that it is “desirable” that the external noise does not exceed 50 dB 

LAeq,T with an upper guideline value of 55 dB LAeq,T whilst recognising that development in higher noise areas 

such as urban areas or those close to the transport network may require a compromise between elevated noise 

levels and other factors that determine if development in such areas is warranted. In such circumstances, the 

development should be designed to achieve the lowest practicable noise levels in external amenity areas. 

5.3 World Health Organisation (WHO) Guidelines for Community Noise 1999  

 The WHO Guidelines 1999 recommends that to avoid sleep disturbance, indoor night-time guideline noise 

values of 30 dB LAeq for continuous noise and 45 dB LAFmax for individual noise events should be applicable. It is 

to be noted that the WHO Night Noise Guidelines for Europe 20097 makes reference to research that indicates 

sleep disturbance from noise events at indoor levels as low as 42 dB LAFmax. The number of individual noise 

events should also be taken into account and the WHO guidelines suggest that indoor noise levels from such 

events should not exceed approximately 45 dB LAFmax more than 10 – 15 times per night. 

 The WHO document recommends that steady, continuous noise levels should not exceed 55 dB LAeq on 

balconies, terraces and outdoor living areas. It goes on to state that to protect the majority of individuals from 

moderate annoyance, external noise levels should not exceed 50 dB LAeq.  

 

6 Sound exposure level or LAE 

7 WHO Night Noise Guidelines for Europe 2009 
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5.4 BS 4142:2014+A1:2019 ‘Methods for rating and assessing industrial and 
commercial sound’ 

 BS 4142:2014+A1:20198 provides guidance on the assessment of the likelihood of complaints relating to noise 

from industrial sources. It replaced the 1997 edition of the Standard in October 2014 and was amended in June 

2019. The amended version corrected a number of printing errors and further clarified that the standard is used 

to assess external noise levels, and not internal noise levels (although this can form part of the discussion 

regarding context). The key aspects of the Standard are summarised below. 

 The standard presents a method of assessing potential noise impact by comparing the noise level due to 

industrial sources (the Rating Level) with that of the existing background noise level at the nearest noise 

sensitive receiver in the absence of the source (the Background Sound Level). 

 The Specific Noise Level - the noise level produced by the source in question at the assessment location - is 

determined and a correction applied for certain undesirable acoustic features such as tonality, impulsivity or 

intermittency. The corrected Specific Noise Level is referred to as the Rating Level. 

 In order to assess the noise impact, the Background Sound Level is arithmetically subtracted from the Rating 

Level.  The standard states the following: 

 Typically, the greater this difference, the greater the magnitude of the impact, 

 A difference of around +10 dB or more is likely to be an indication of a significant adverse impact, 

depending on the context, 

 A difference of around +5 dB is likely to be an indication of an adverse impact, depending on the context, 

 The lower the Rating Level is relative to the measured Background Sound Level, the less likely it is that 

the specific sound source will have an adverse impact or a significant adverse impact.  Where the Rating 

Level does not exceed the Background Sound Level, this is an indication of the specific sound source 

having a low impact, depending on the context. 

 In addition to the margin by which the Rating Level of the specific sound source exceeds the Background Sound 

Level, the 2014+A1:2019 edition places emphasis upon an appreciation of the context, as follows: 

An effective assessment cannot be conducted without an understanding of the reason(s) for the 

assessment and the context in which the sound occurs/will occur. When making assessments and 

arriving at decisions, therefore, it is essential to place the sound in context. 

 The 2014 edition of BS 4142 also introduces a requirement to consider and report the uncertainty in the data 

and associated calculations and to take reasonably practicable steps to reduce the level of uncertainty.  

 In addition to the margin by which the Rating Level of the specific sound source exceeds the Background Sound 

Level, the 2014 edition places emphasis upon an appreciation of the context, as follows: 

 

8 BS 4142:2014+A1:2019 Methods for rating and assessing industrial and commercial sound 
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An effective assessment cannot be conducted without an understanding of the reason(s) for the 

assessment and the context in which the sound occurs/will occur. When making assessments and 

arriving at decisions, therefore, it is essential to place the sound in context. 

 The 2014 edition of BS 4142 also introduces a requirement to consider and report the uncertainty in the data 

and associated calculations and to take reasonably practicable steps to reduce the level of uncertainty.  

5.5 Sport England: Artificial Grass Pitch (AGP) Acoustics – Planning 
Implications 2015 

 Sport England have produced a guidance document on noise from AGPs with the aim of: 

 Increasing awareness of good design in sports facilities; 

 Helping key building professions, clients, user representatives and other stakeholders to follow best 

practice; and 

 Encouraging well designed sports facilities that meet the needs of sports and are a pleasure to use. 

 The guidance discusses the use of other guidance such as the World Health Organisation ‘Guidelines for 

Community Noise’, which states that to avoid ‘moderate annoyance’ during the daytime and evening the noise 

level should not exceed 50 dB LAeq(T).  However the guidance also states:  

‘Exceedance of the WHO guideline values does not necessarily imply significant noise impact and 

indeed it may be that significant impacts do not occur until much higher levels of noise exposure are 

reached’. 

 The guidance then discusses the comparison of the AGP noise against the existing noise climate and states:  

‘A ‘slight’ impact is considered for an increase less than 3 decibels’. 

 This increase is generally in line with acoustic principles that a 3 dB(A) increase is the minimum perceptible 

under normal conditions. 

 As part of drafting the guidance measurements were taken of noise levels during nine sports sessions on three 

separate AGP’s with sports including; football, hockey and rugby, in order to obtain a ‘typical ‘ noise level 

generated from a ‘typical’ AGP sports session. 

 The most significant source of noise from a typical AGP was voice noise levels and the measured data provided 

a ‘typical’ free-field noise level of 58 dB LAeq(1 hour) at a distance of 10 m from the sideline halfway marking from 

an APG. 

 The guidance recommends predicting the impact of the AGP based on the data provided within the guidance 

and topographical information about the site, along with the buildings and site layout.  The guidance then 

recommends the determining noise criterion for AGP’s proximity to residential properties to avoid moderate 

annoyance in the daytime and evenings as set by the WHO guidelines is 50 dB LAeq(1 hour) upper noise limit 

external to residential properties with external living areas. 
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 The guidance suggests that on level ground a sports pitch should be located a minimum of 40m distant 

(measured from the sideline) from the nearest ground level noise sensitive receptor in order to achieve WHO 

guideline noise levels at the receptor and to avoid moderate annoyance. 

6 Impact of Existing Noise Sources on the Development 

6.1 Noise Mapping 

 Environmental noise mainly consists of noise from transport sources, such as road, rail and aviation.  

Department for Environment, Food and Rural Affairs (DEFRA) is responsible for creating noise maps and 

drawing up Action Plans under the Environmental Noise (England) Regulations 2006 (as amended), which 

requires Defra to: 

 adopt noise maps which show people’s exposure to environmental noise;  

 adopt action plans based on the results of noise mapping   

 aims to preserve environmental noise quality where it is good; and   

 provides information to the public on environmental noise and its effects. 

 Noise mapping has been undertaken by the Department of Environment Food and Rural Affairs (DEFRA) in 

2017. Maps have been provided for road traffic noise. There are no nearby railway lines that could potentially 

impact the site in terms of noise. The daytime and night time noise maps for the area are shown for road traffic 

noise in Appendix 3a and 3b. The results show the predicted LAeq,16hour and LAeq,8hour results around the site, 

taken at a grid height of 4 m.   

6.2 Road Traffic Noise 

 The site lies to the south of Rush Green Road and to the west of Oughtrington Lane, which are the main potential 

noise sources in relation to road traffic noise.  The M6 is approximately 2.5 km from the site. Given the distance 

to these sources it is unlikely that the noise impacts in relation to traffic noise are going to be significant for this 

site. 

 There do not appear to be any parcels of land which are likely to be impacted by the road traffic noise.  These 

are areas where the road traffic noise levels are predicted to exceed 55 dB LAeq,16hour in the daytime or 50 dB 

LAeq,8hour in the night time.  

 The road network in this area is a not a significant noise source for the area and it is unlikely that further 

assessments would be needed to ensure that National noise standards are not exceeded.   

6.3 Railway Noise 

 Results of the noise mapping produced on behalf of DEFRA for the railway show that there are no existing 

railways in close proximity to the site, therefore they have not been included. 

 The proposed Golbourn Link of HS2 railway line runs to the east of this proposed site and is approximately 1.5 

km from the nearest point of the development.  We would therefore not envisage that the proposed HS2 line 

would impact significantly on the site. 
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6.4 Industrial Noise 

 The main industrial/commercial areas which have the potential to impact on the development site have been 

identified from a desktop internet search and a site visit. The sources identified are detailed in Table 3 below. 

Table 3: Industrial/Commercial Sources with Potential to Impact on the Site 

Location Name of Site 
Type of 

Operation 
Types of Noise 

Sources 

Rushgreen Road 
Sainsbury’s 

Supermarket 
Food store 

Plant/machinery; 

deliveries 

Southern site 

boundary 
Bridgewater Canal 

Canal moorings 

and canal traffic 

Watercraft engine 

noise; machinery. 

Off Rushgreen Road Employment area 

Mixed uses 

(including Airport 

Parking) 

Vehicle movements 

Eastern part of 

development site 

Oughtrington 

Community Primary 

School 

School 
People noise, external 

play areas 

 A detailed noise assessment has not been undertaken in relation to these noise sources and consequently a 

noise assessment would be prepared and submitted alongside future applications to consider these sources in 

more detail. 

7 Impact of Noise from the Proposed Development 

7.1 Transport Noise 

 New residential developments will result in additional vehicles on the local road network. Assuming that every 

household on the site regularly uses one or two cars for commuting, this will result in a maximum of around 220 

extra cars being added to the nearby traffic environment at peak times.   

 Design Manual for Roads and Bridges – Noise and Vibration November 2011 (DMRB) states that a change in 

noise level of 1 dB LA10,18hour would result from a 25% increase or 20% decrease in traffic flow (assuming other 

factors remain unchanged). A change of 3 dB LA10,18hour is equivalent to a 100% increase or 50% decrease in 

traffic flow. A change of 3 dB correlates well with the threshold at which a change in noise level begins to become 

subjectively perceptible.  

 The site is likely to require some degree of DMRB assessment for planning. 
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7.2 Construction Noise and Vibration Impacts 

 It is common for the control of construction noise, vibration and dust emission to be addressed by the application 

of Best Practicable Means (BPM) and detailed within a Construction and Environmental Management Plan 

(CEMP). The impact of construction noise from a development of this size is likely to be the main noise impacting 

on existing noise sensitive receptors, albeit over a relatively short period of time.  

 Prior to commencement of works, a quantitative noise impact assessment using guidance in BS 52289 on site 

may also be required but in our experience is usually unnecessary, unless there are nearby high risk or noise 

sensitive receptors, provided a robust CEMP is in place and agreed upon by the Local Authority. 

 Warrington Borough Council are likely to have their own recommended wording for planning conditions relating 

to the control of noise and vibration from construction works. 

7.3 New Commercial and Educational developments 

 Any new commercial, retail and educational developments will need to be considered as part of the planning 

application for the site.  The likely noise sources from these areas will need detailed prediction to ensure their 

impact is not significant on existing or future residential uses. 

 Good acoustic design incorporated at an early stage in the development of the site will help to reduce the impact 

of existing noise on these sources along with protecting existing noise sensitive receptors. 

7.4 New Sports Pitches 

 Noise from the proposed new sport pitches will need to be considered as part of the planning application. Sport 

England guidance should be followed.  

 On level ground any sports pitches should be located a minimum of 40m (measured from the sideline) from the 

nearest ground level noise sensitive receptor in order to achieve external WHO guideline noise levels of 50 dB 

LAeq(1 hour). 

7.5 Protecting areas from Increased Noise 

 The NPPF recommends protecting areas of tranquillity and areas prized for their recreational and amenity value.  

Table 4 identifies areas which it is felt meets these criteria. 

 

 

 

 

9 BS 5228 Noise and Vibration Control on Construction and Open Sites - Part 1: Noise: 2009+A1:2014 
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Table 4: Locations where noise should be protected 

Name of Site Type of Operation Reason 

Lymm Golf Club Golf Club 
To protect the 
peaceful use of the 
golf course. 

Spud Wood Woodland 
To protect the 
peaceful use of the 
woodland area. 

 

 The use of good acoustic design would enable the site to be developed to protect the identified tranquil areas.  

This would be considered as part of the noise assessment submitted to support the planning application. 

8 Summary and Conclusions 

8.1 A noise screening assessment and site visit have been undertaken to identify any potential noise sources which 

are likely to have an impact on the development of a site for a significant housing and infrastructure development.  

The information indicates that the impact of noise would not be a barrier to residential development on the majority 

of the land under consideration. 

8.2 It is recommended that; 

 Noise from industrial and commercial sources located around the periphery of the site would need to be 

assessed in more detail as part of a detailed planning submission for the site. 

 Noise from proposed sport pitches will need to be considered and assessed as part of the full planning 

application.  

 Any new commercial or educational facilities would need to be carefully considered as part of the 

application to ensure the impact on existing residential premises is assessed and mitigated as necessary. 

 There are areas within the site and located close to the site which are considered tranquil areas and 

careful design of the masterplan should aim to protect the noise environment at these locations. 

8.3 An assessment of the impact of the development in terms of noise from; transport, new infrastructure, construction 

noise and commercial and retail sources would need to be assessed as part of the planning submission for the 

application site.  Good acoustic design should be considered as part of the development of the masterplan to 

protect existing noise sensitive receptors. 
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Appendix 1: Site location  
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Appendix 2: Illustrative Masterplan for the site 
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Appendix 3: DEFRA Daytime Road Traffic Noise Mapping, LAeq, Daytime, 16hr 
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Appendix 4: DEFRA Night time Road Traffic Noise Mapping, LAeq, Night, 8hr 
 

 

 

 

 



Report No. 101866_V3 Land off Rush Green Road, Lymm 

Page 23 of 23  11th November 2021  

Glossary of Terms 
 

 Decibel (dB) The unit used to quantify sound pressure levels; it is derived from the logarithm of the ratio between 

the value of a quantity and a reference value. It is used to describe the level of many different 

quantities. For sound pressure level the reference quantity is 20 μPa, the threshold of normal hearing 

is in the region of 0 dB, and 140 dB is the threshold of pain. A change of 1 dB is usually only 

perceptible under controlled conditions. 

 dB LA Decibels measured on a sound level meter incorporating a frequency weighting (A weighting) which 

differentiates between sounds of different frequency (pitch) in a similar way to the human ear. 

Measurements in dB LA broadly agree with an individual’s assessment of loudness. A change of 3 

dB LA is the minimum perceptible under normal conditions, and a change of 10 dB LA corresponds 

roughly to halving or doubling the loudness of a sound. The background noise level in a living room 

may be about 30 dB LA; normal conversation about 60 dB LA at 1 meter; heavy road traffic about 80 

dB LA at 10 meters; the level near a pneumatic drill about 100 dB LA. 

 LA90,T The A weighted noise level exceeded for 90% of the specified measurement period (T). In BS 4142: 

1997 it is used to define background noise level. 

 LAeq,T The equivalent continuous sound level.  The sound level of a notionally steady sound having the 

same energy as a fluctuating sound over a specified measurement period (T). LAeq,T is used to 

describe many types of noise and can be measured directly with an integrating sound level meter.  

 LAmax The highest A weighted noise level recorded during the time period.  It is usually used to describe 

the highest noise level that occurred during the event. 

 NOEL No observed effect level: the level of noise exposure below which no effect at all on health or quality 

of life can be detected. 

 LOAEL Lowest observed adverse effect level: the level of noise exposure above which adverse effects on 

health or quality of life can be detected. 

 SOAEL Significant observed adverse effect level: the level of noise exposure above which significant 

adverse effects on health or quality of life can be detected. 
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SECTION 1 Introduction 

1.1 Warrington Local Plan Review  

1.1.1 Warrington Borough Council (WBC) is currently consulting on its Updated Proposed Submission 

Version Local Plan (UPSVLP) which will guide development in the Borough to 2038.  

1.1.2 WBC’s consultation document of March 2019 sets out how the UPSVLP was developed, including 

the work undertaken to develop its Spatial Strategy has emerged following the ‘call for sites’ 

and large number of representations made to previous Local Plan consultations.  The UPSVLP 

identifies main development areas within the urban area and    further development is planned 

throughout the urban area and within Warrington’s outlying settlements.  

1.1.3 The Local Plan Key Diagram, identifying the main areas proposed for development is included 

as Figure 3 of the UPSVLP. 

1.2 Peel’s Land Interests  

 Peel is a major North West based investor and development company with a successful track-

record in delivering growth and major projects including the Trafford Centre and Media City UK.  

Peel owns c.1.2million sqm of property and 20,000  acres of land and water.  Peel has significant 

interests in Warrington Borough including at Port Warrington, South West Urban Extension and 

in the outlying settlements. 

 Peel has specific interests at land off Rushgreen Road (east of Tanyard Farm) in Lymm which is 

capable of delivering residential led mixed use development of up to 115 new residential 

dwellings with community health, community sports facilities and open space, and tourism / 

leisure uses located close to existing facilities and services, Lymm town centre and sustainable 

transport networks. 

 The main representations prepared by Turley explain why further development in Lymm is 

needed and how the site can contribute  to meeting the health, sports, open space, tourism / 

leisure uses as well as the housing needs of Warrington over the plan period. 
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1.3 Report Structure  

 This transport appraisal considers the key transport and highways related aspects of the 

sustainable development proposals off Rushgreen Road (east of Tanyard Farm) in Lymm. 

 The background to the consideration of sites by WBC and the overall policy position, focussing 

on transport, is set out in Section 2.0.  Section 3.0 explains the development proposals including 

the opportunity that development at Lymm presents to deliver a sustainable community.  The 

key ‘tests’ of the National Planning Policy Framework (NPPF) paragraphs 110 and 111 are then 

considered: Section 4.0 shows that the site will be accessible and sustainable; Section 5.0 

demonstrates how access will be provided to the site; and Section 6.0 outlines the traffic impacts 

of the proposals. 

1.4 Conclusions  

 A summary of the overall conclusions is presented at Section 7.0.  The key conclusions of this 

appraisal are: 

i Lymm has many existing characteristics which will support and promote sustainable 

development and sustainable travel patterns, meeting day-to-day needs and which 

confirm its suitability as a location for development. 

ii The development of the site will therefore fully accord with the NPPF objective related 

to sustainable travel, with opportunities for such modes taken up. 

iii Access to the site will be from Bucklow Gardens and a feasibility level design has been 

produced and the capacity of this considered which shows it will operate satisfactorily.  

Access to the site is controlled by Peel and is deliverable and achievable.  It is therefore 

also concluded that satisfactory access can be provided in accordance with the NPPF. 

iv There are no constraints on the local highway network and infrastructure that would 

prevent further development in Lymm including the proposed site.  

v The residual cumulative traffic impacts of development on the site will not be severe 

and therefore, in accordance with NPPF, development should not be prevented on 

transport grounds. 
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 Overall, it is therefore concluded that the site off Rushgreen Road (east of Tanyard Farm) in 

Lymm is suitable for allocation in the Council’s Local Plan and will form a sustainable 

development that can provide much needed housing. 
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SECTION 2 Background  

2.1 Transport Policy Context  

2.1.1 This section considers both national and local policy related to transport and, in particular, how 

this frames the consideration of development proposals.  Policy aspects of WBC’s consideration 

of the UPSVLP and allocation of sites are set out in Section 2.2 below and, where relevant, in 

Sections 4.0, 5.0 and 6.0 related to accessibility, access and traffic impacts. 

National Planning Policy Framework (NPPF)  

2.1.2 Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development noting 

that at plan-making stage, local planning authorities should positively seek opportunities to 

meet the development needs of an area. 

2.1.3 The specific transport policies of the Framework are contained within its Part 9. Paragraph 110 

sets out the key ‘tests’ for the consideration of the transport aspects of development proposals, 

stating that:  

“In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that: 

• appropriate opportunities to promote sustainable transport modes can be – or have 
been – taken up, given the type of development and its location; 

• safe and suitable access to the site can be achieved for all users; 

• the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National 
Design Guide and National Model Design Code; and 

• any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to 
an acceptable degree.” 

2.1.4 Paragraph 111 goes on to confirm: 

“Development should only be prevented or refused on highways grounds if there would 
be an unacceptable impact on highway safety, or the residual cumulative impacts on the 
road network would be severe.” 

2.1.5 Issues related to the sustainability of the site, access and traffic impacts are set out in Sections 

4.0, 5.0 and 6.0 respectively. 
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2.1.6 Paragraph 104 sets out the principal transport matters that should be considered during the 

preparation of Local Plans:- 

“Transport issues should be considered from the earliest stages of plan-making and 
development proposals, so that: 

a the potential impacts of development on transport networks can be addressed; 

b opportunities from existing or proposed transport infrastructure, and changing 

transport technology and usage, are realised – for example in relation to the scale, 

location or density of development that can be accommodated; 

c opportunities to promote walking, cycling and public transport use are identified 

and pursued; 

d the environmental impacts of traffic and transport infrastructure can be identified, 

assessed and taken into account – including appropriate opportunities for avoiding 

and mitigating any adverse effects, and for net environmental gains; and  

e patterns of movement, streets, parking and other transport considerations are 

integral to the design of schemes, and contribute to making high quality places.” 

2.1.7 Paragraph 105 goes on to note: 

“The planning system should actively manage patterns of growth in support of these 
objectives.  Significant development should be focused on locations which are or can be 
made sustainable, through limiting the need to travel and offering a genuine choice of 
transport modes.  This can help to reduce congestion and emissions, and improve air 
quality and public health.  However, opportunities to maximise sustainable transport 
solutions will vary between urban and rural areas, and this should be taken into account 
in both plan-making and decision making.” 

2.1.8 Paragraph 106 notes that planning policies should, amongst others: 

“a. support an appropriate mix of uses across an area, and within larger scale sites, to 
minimise the number and length of journeys needed for employment, shopping, leisure, 
education and other activities; 

c. identify and protect, where there is robust evidence, sites and routes which could be 
critical in developing infrastructure to widen transport choice and realise opportunities 
for large scale development; 

d. provide for high quality walking and cycling networks and supporting facilities such 
as cycle parking (drawing on Local Cycling and Walking Infrastructure Plans);” 
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 The proposals at Lymm are adjacent to an existing primary school which is located on the site 

boundary, are close to Lymm High School and will be near an extensive range of facilities and 

services in Lymm town centre and others which are even closer to the site.  Notwithstanding 

potential on site provision these include medical facilities and a range of retail and leisure uses.  

Furthermore, the most frequent bus service in Lymm runs along Rush Green Road to the north 

of the site. Thus travel distances and journey lengths will be minimised and active travel modes 

will be promoted.  This is considered in Section 4.0. 

 Planning Practice Guidance (PPG) sets out further guidance on how the policies in the 

Framework should be applied and this has been considered in the preparation of this transport 

appraisal. 

Warrington Local Plan  

2.1.11 Warrington’s Local Plan will provide the statutory planning framework for the Borough for the 

period 2021 to 2038.  The Local Plan will replace the 2014 Local Plan Core Strategy. 

2.1.12 The UPSVLP has a series of objectives that include: 

“W4. To provide new infrastructure and services to support Warrington’s growth; address 
congestion; promote safer and more sustainable travel; and encourage active and 
healthy lifestyles.” 

2.1.13 Section 7 of the UPSVLP sets out policies related to objective W4 and these include: 

“Policy INF1 – Sustainable Travel and Transport  

To deliver the Council objectives of improving the safety and efficiency of the transport 
network, tackling congestion, reducing carbon emissions and improving air quality, 
promoting sustainable transport options, reducing the need to travel by private car and 
encouraging healthy lifestyles, the Council will expect development to: 

1 General Transport Principles: 

a Be located in sustainable and accessible locations, or in locations that can be made 
sustainable and accessible; 

b Ensure priority is given to walking, cycling and public transport within its design, 
and reducing the need to travel by private car; 

c Provide infrastructure for the charging of plug-in and other ultra-low emission 
vehicles, in line with the Council’s Parking Standards SPD (2015); 

d Support proposals that reduce the level of trips made by single occupancy cars; 
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e Consider demand management measures including the effective allocation of road 
space in favour of public transport, pedestrians and cyclists; 

f Mitigate its impact(s) or improve the performance of Warrington’s Transport 
Network, including the Strategic Road Network, by delivering site specific 
infrastructure which will support the proposed level of development; 

g Ensure traffic generated by development is appropriate to the type and nature of 
the routes available and that there is no adverse impact on the local community; 

h Improve and develop appropriate road, rail and water freight transport routes and 
associated multimodal freight transport facilities in order to assist in the 
sustainable and efficient movement of goods, in accordance with other relevant 
Local Plan policies; 

i Consider the impacts of the wider region’s Strategic Road Network and work with 
adjoining Local Planning Authorities and wider stakeholders to assess the impacts 
of the transport initiatives outside the Borough, where impacts have been 
identified and need to be mitigated; and  

j Consider how development can be futureproofed, through the provision of 
measures to support new and emerging technologies, such as Autonomous 
Vehicles.   

2 Improve Walking and Cycling Facilities (Active Travel) including: 

a Give a high priority to the needs and safety of pedestrians and cyclists in new 
developments, through the provision of high quality cycling and walking networks 
that seamlessly integrate with existing networks; 

b Improve way finding (including route signage); 

c Enhance and develop integrated networks of continuous, attractive and safe 
networks for walking and cycling including well designed and improved roads, 
Rights of Way and the Greenway Network (as shown on the adopted Policies Map). 
This should include appropriate segregation of users and high priority should be 
given to users at junctions. Where appropriate, the Council will consider the use of 
planning conditions or planning obligations to secure the required improvements; 

d Increase accessibility for all members’ of society through improvements and the 
provision of new infrastructure to make the most of potential environmental, 
social and health benefits; 

e Give priority to routes linking residential areas (especially those in recognised 
areas of deprivation) with employment areas, transport interchanges and hubs, 
schools, Warrington Hospital and other local services and facilities;  

f Supporting the provision of new or improved routes between Warrington and 
surrounding local authority areas; and  
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g Provide high quality secure and conveniently located bicycle parking facilities at 
new developments, at transport interchanges and hubs, the town centre and 
community facilities. 

3 Improve Public Transport Including: 

a Secure improvements to public transport infrastructure and services (to include 
bus, rail, taxi and private hire) in partnership, where appropriate with operators 
and delivery partners; 

b Be located in areas with easy access to high quality regular public transport 
services, to ensure public transport is a viable and attractive option by integrating 
the development with existing public transport infrastructure and services; 

c Providing additional public transport infrastructure and services that are related 
in scale to the proposed development where existing facilities are not available or 
are in need of improvement or an appropriate subsidy to help mitigate the impacts 
of the proposed development; 

d Consider options to enhance Bus Priority at junctions and the provision of 
dedicated Bus lanes; 

e Support proposals for new public transport networks and services, such as future 
Mass Transit systems; 

f Support proposals for rail infrastructure and services and the provision of rail 
facilities appropriate; and 

g Engage in proposals for the delivery of High Speed Rail and Northern Powerhouse 

Rail. 

7  Transport Assessments and Travel Plans  

All major development proposals that are likely to generate significant 
movements will be accompanied by a Transport Assessment and a Travel Plan in 
line with Council guidance which will address the following requirements: 

a That the proposed development will not result in an unacceptable impact on 
safety; 

b That trips generated by the development can adequately by served by 
Warrington’s Transport Network, including the Strategic Road Network; 

c Identify where there are any significant effects on Warrington’s Transport 
Network and/or the environment and ensure that appropriate mitigation 
measures including the required infrastructure are identified and in place 
before the development is brought into use; 

d Show how the Transport Assessment and associated Travel Plan have 
demonstrated how the proposed development will link into and enhance 
walking, cycling or public transport infrastructure; 
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e Propose how measures to facilitate and encourage the use of sustainable 
travel alternatives (such as walking, cycling or public transport use), have 
been incorporated into development; and  

f Major developments will be required to monitor the effectiveness of the travel 
plan and the traffic generated by that development and share this data with 
the Local Authority, on an agreed annual basis.” 

2.1.14 The various aspects of this policy are considered throughout this appraisal and are referenced, 

where appropriate, in Sections 4.0 – 6.0. 

Warrington Fourth Local Transport Plan  

2.1.15 This document sets out the Fourth Local Transport Plan (LTP) strategy for the period until 2040.  

The vision and objectives of the plan are as follows: 

“Vision  

Warrington will be a thriving, attractive and well-connected place with popular, high 
quality walking, cycling, and public transport networks supporting our carbon-neutral 
future” 

And 

“Objectives-through LTP4 we will: 

• Provide people with a choice about how they travel for each journey  

• Encourage a culture change that reduces the need for people to travel by car 

• Improve access to the town centre for all sustainable modes  

• Develop a resilient and efficient transport network that supports the town’s growth  

•  Reduce traffic congestion 

• Reduce both exhaust and non-exhaust emissions from transport  

• Maintain and improve all transport infrastructure  

• Encourage healthier lifestyles by increasing day-to-day activity  

• Improve safety for all highway users  

• Make Warrington a more disabled friendly place.” 
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 The plan includes seven themes related to different aspects of transport and these are 

considered in this report: Active Travel, Public Transport, Smarter Choices and Cleaner Fuels 

(Section 4.0 – Sustainability and Accessibility); Safety and Security (Section 5.0 – Access); and 

Network Management (Section 6.0 – Traffic Impacts). 

2.2 Growth in Outlying Settlements  

 Peel’s proposals at the site off Rushgreen Road (east of Tanyard Farm) in Lymm comprise the 

development of up to 115 residential dwellings.  The UPSVLP proposes limited growth in the 

outlying settlements with c.300 new homes identified at Lymm through green belt release on 

sites at Pool Lane / Warrington Road (170 dwellings – Policy 0S4) and Rushgreen Road (136 

dwellings – Policy 0S5). The latter site is located close to the site that Peel is promoting.  

 As per the 2019 Submission Draft Local Plan the process adopted by the Council to derive the 

UPSVLP does not appear to take account of any detailed numerical analysis of the transport 

system that would result in a cap on growth in Lymm or the other outlying settlements. 

 The Preferred Development Option (PDO), which included 500 dwellings at Lymm, was derived 

using a four-stage process. Stage 1 identified development needs and land requirements and 

Stage 2 set the objectives for the Local Plan.  Stage 3 assessed high level spatial options with 

option 3 being extension in one or more settlements with the remainder of the growth adjacent 

to the main urban area.  The Council’s ‘Area Profiles and Options Assessment’ Technical Note 

(July 2017) states:- 

“For the outlying settlements, the Council applied the following assumptions in defining 
the growth scenarios: 

(i) ‘Incremental growth’ – based on a level of development that could be accommodated 
by existing infrastructure, subject to minor expansion of that infrastructure, up to 10% 
of settlement size.” 

 The process adopted stated that the evidence base for stage 3 included a ‘Transport Review’.  

Further detail is given at 4.46 and 4.47 of the PDO document, noting:- 

“In order to help inform the options appraisal process, the Council prepared Area Profiles 
for… each of the outlying settlements” (4.46) 

and  
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“these profiles provide a detailed assessment of the capacity of… the transport network.” 
(4.47) 

 Examination of the area profile for Lymm includes consideration of the assessment criteria for 

objective W4, noting: 

“Local Highways Network. No current significant issues during peak hours.” 

 Other criteria related to the strategic highways network, public transport and active travel did 

not raise detailed constraints.  The Council noted that Lymm has no railway station and that 

Lymm has poor walking and cycling connections to Warrington.  Walking connections are simply 

a function of the distance between Lymm and Warrington (c.10km) and the same is the case 

regarding cycle connections albeit a dedicated largely off road route is available (and considered 

further in Section 4.0 of this report). 

 It is understood that the transport review which was input to the PDO did not include any 

quantitative analysis.  No analysis of the capacity of the existing transport system, the impacts 

of traffic generated by development and the potential to introduce improvements to facilitate 

growth had been undertaken.  Indeed, the PDO noted that the development numbers in each 

settlement will depend on detailed assessment including transport impacts.   

2.2.8 The Council undertook further transport modelling, reported in the ‘PDO: Transport Model 

Testing of Alternative Scenarios’ report.  This noted that the model was not available during the 

consultation stage of the PDO development. 

2.2.9 The report noted that the purpose of the testing was to demonstrate that the PDO did not result 

in a breakdown of the Warrington transport network and to demonstrate that the transport 

impacts of alternative development scenarios were not materially better than the PDO. 

2.2.10 Six alternative scenarios to the PDO were considered in the report with scenario 3 the only one 

that tested significant additional growth in the outlying settlements, with dwelling numbers 

increased from 1,190 (as the PDO) to 4,900. Details were not provided of the specific locations 

of the additional growth.  The results of model testing of the scenarios were presented initially 

at the aggregate level across the Borough as a whole and this adopted key performance 

indicators related to travel distances, times and lengths, average speeds and public transport 

modal share. 

2.2.11 Considering each of these the report concluded: 
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• Total vehicle hours: scenario 3 was the best performing scenario although there was 

negligible variation between scenarios. 

• Total vehicle kilometres: again, scenario 3 was the best performing scenario but there 

was negligible variation between scenarios. 

• Average trip length: the PDO was the best performing scenario but there was limited 

variation between the scenarios.  The average trip length for scenario 3 was only 0.53% 

greater than the PDO (a distance of only 50m). 

• Public Transport trips and mode share: there was negligible variation between the 

scenarios with scenario 3 having a slightly higher public transport modal share than the 

PDO (by 0.69%) and slightly lower number of public transport trips than the PDO (by 

0.65%). 

• Average speed: the report notes that average speed is an indicator of delay / congestion 

and that there was little variation between scenarios at the network wide level (scenario 

3 had a slightly higher average speed than the PDO, by 0.7%). 

• Journey times: there was limited variation between scenarios in journey times through 

the urban area. 

2.2.12 Overall, the analysis showed that greater levels of development in the outlying settlements did 

not result in adverse travel characteristics.  The report  concluded that there is no evidence, from 

the model, that the transport impacts of other scenarios were materially better than the PDO.  

By definition, they were not materially worse. 

2.2.13 The Council’s report ‘Transport Model Testing of the WBC Local Plan  does not consider specific 

locational issues and does not identify any detail of constraints at Lymm. 

2.2.14 There is therefore no justification, based on sound evidence of transport capacity, to limit 

development in Lymm (or the other outlying settlements) at the level suggested by the Council. 

This report, which complements the main submissions prepared by Turley, identifies the 

potential of the site off Rushgreen Road (east of Tanyard Farm), to contribute to growth in the 

borough in a sustainable manner. 
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SECTION 3 Development Proposals 

3.1 Site Location  

 The site is located within the settlement of Lymm.  It is c.1km from the centre of Lymm at Eagle 

Brow by Lower Dam.  The location of the site is shown in Appendix A. 

 Given its position, the site is very well related to many and a wide range of facilities and services 

within the settlement of Lymm.  Its southern boundary is formed by the Bridgewater Canal 

northern boundary formed by existing residential dwellings its eastern boundary by 

Oughtrington Primary School and existing dwellings at Bridge Close off Oughtrington Crescent 

and western boundary by the residential development granted on appeal at Tanyard Farm. 

 The site currently comprises underused agricultural land including a number of paddocks.  The 

site is designated as Green Belt within the Warrington Unitary Development Plan. 

3.2 Masterplan 

 A concept masterplan of the site has been developed and is included in the main representations 

prepared by Turley.  The masterplan shows residential led mixed use development of up to 115 

dwellings, community health, community sports club facilities and open space, and tourism / 

leisure uses.  

 Access to the site is considered in detail in Section 5.0 below: as noted above, access to the site 

will be via Bucklow Gardens with a potential secondary/emergency access via Howard Avenue.   

 The site’s southern boundary is the Bridgewater Canal. The masterplan shows housing to the 

north and tourism / leisure uses and sports facilities along the southern boundary along with a 

significant landscaping.  

 Public rights of way (public footpaths) run partially along the northern boundary of the site and 

wholly along the southern boundary; the PRoW are indicated on the concept masterplan.  FP43 

forms part of the Cheshire Ring Canal walk, running along the canal tow-path.  FP4 runs from 

Dyers Lane to Oughtrington Crescent. Green links and corridors will be extended through the 

proposed residential site and these will connect the green space infrastructure. The green links 

could also accommodate pedestrian and cycle routes.   
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 The design and layout of transport corridors within the site and connections off it will focus on 

creating places.  Street and place design will start with pedestrians and cyclists having priority 

with managed car access. Street design will follow the principles of Manual for Streets, ‘Living 

Streets’ and modern design guidance such as the Local Transport Note 1/20 ‘Cycle Infrastructure 

Design’; this will result in streets that are destinations worth visiting.  Shared surfaces will be 

encouraged.  Speed limits will be low with an appropriate street hierarchy developed, making it 

the norm to travel slowly within the site.  The site will be designed for the mobility impaired with 

account taken of ‘Inclusive Mobility’ requirements. 

 Thus the design philosophy of the masterplan will encourage sustainable travel with local trip 

making, contributing to the site forming sustainable development in the context of the NPPF. 
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SECTION 4 Sustainability And Accessibility  

4.1 The Case for Development at Lymm 

 Lymm is a self-contained town with many local facilities and services and follows the ‘Walkable 

Neighbourhood’ principles – there are a range of facilities within walking distance of residential 

areas which residents can access comfortably on foot. 

 The TEMPRO database has been used to identify the proportions of trips made by residents in 

Lymm for different journey purposes by all modes of travel: 

Table 4.1: TEMPRO Journey Purposes – Lymm 

Journey Purpose Proportion of All Trips1 

Education  20.3% 

Shopping  17.8% 

Personal Business  9.1% 

Recreation / Social  9.9% 

Visiting Friends & Relatives  10.7% 

Holiday / Day Trips  7.2% 

Work  22.0% 

Employer’s Business  3.2% 

1 Average weekday all modes 

 Thus trips are made for a variety of journey purposes, many associated with meeting day-to-day 

needs such as travel to school (c.20%), shopping (c.18%), personal business (c.9%), recreation 

and social (c.10%) and visiting friends and relatives (c.11%).  The many facilities and services in 

Lymm also provide a source of employment. 

 It is important to consider the trips likely to be made for each journey purpose with the 

availability of local facilities and services; this demonstrates that Lymm is a sustainable 

settlement and a suitable location for new development where trips can be made locally by 

sustainable travel modes. 

Education  

 Around 20% of daily trips by residents are made for education purposes.  There are four primary 

schools and a secondary school in Lymm, providing for the day-to-day education needs of 

residents.  TEMPRO data indicates that only 18% of education trips are by a car driver, with these 
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likely to be parents dropping children off at school (the average car occupancy is 2.8 people per 

car).  Thus the majority of trips are made by sustainable modes – walking (42%), cycling (1%), 

car passenger (33%) and public transport (6%). 

 The size of Lymm (approximately 3km on the east-west axis and 1.2km on the north-south axis) 

and the location of the schools means that many trips can be made on foot.  The IHT’s document 

‘Providing for Journeys on Foot’ suggests a walking distance to school of up to 2km.  The 

distance between residential areas and schools varies by area but the compact nature of the 

town facilitates easy trip making and data from the National Travel Survey (NTS) confirms there 

is a very good prospect of the vast majority of school trips being made locally or adjacent to the 

site.  Information from the NTS demonstrates that trips to local schools are predominantly made 

on foot:- 

Table 4.2: NTS Modal Split of Trips to School  

Main Mode Aged 5 – 10 Years Aged 11 – 16 Years 

Under 1 mile 
(1.6km) 

All lengths Under 1 mile 
(1.6km) 

All lengths 

Walk 80% 46% 95% 39% 

Bicycle 1% 1% 2% 3% 

Car/Van 18% 47% 3% 26% 

Bus  1% 5% 1% 29% 

Other  - 1% - 4% 

Total  100% 100% 100% 100% 

NTS Table 0614 for England 2019 

Shopping and Personal Business  

 Over a quarter, c.27%, of trips are made for shopping or personal business reasons.  Lymm 

includes a range of facilities that will again satisfy day-to-day needs and facilitate local trip 

making, particularly on-foot.  These include:- 

• Supermarkets (Sainsburys and Co-op) and a wide range of other shops including 

national and independent brands; 

• A library and Post Office; 

• Two GP surgeries, dentists and pharmacies; 

• A range of cafes, restaurants and pubs. 
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 The TEMPRO data shows that less than half (46%) of the journeys for shopping and personal 

business are made as a car driver.  Again, the compact nature of the town means that the central 

location of most of the facilities and services provides the opportunity for residents to walk or 

cycle. 

Recreation, Visiting Friends and Holidays 

 These journey purposes account for a significant number of trips – around 28% of the daily total.  

There are opportunities for such trips to be made locally (e.g. Lymm Dam) whilst recognising 

that the nature of such trips means that some will be made over longer distances and by car.  In 

this respect Lymm provides an accessible location close to M6 and M56 motorways but with 

public transport connections to Warrington to the west and Greater Manchester to the east.  

Around 44% of these trips are made by car drivers (from TEMPRO) with the majority therefore 

made by more sustainable modes. 

 Lymm also benefits from transport networks that fulfil both a place and movement function such 

as the network of quiet streets, Trans Pennine Trail and Bridgewater Canal walk that provide a 

range of quality connections and recreational routes. 

Working and Employers Business  

 Around a quarter of all trips are made for these purposes.  There are jobs available in Lymm, at 

the local facilities and services and around 30% of the work trips to Lymm are made by residents 

of Lymm.  Furthermore, around 40% of these are made on foot or by bicycle. 

 The other trips by residents are to a range of destinations, including to the rest of Warrington 

(c.17%), Trafford and Manchester (both c.12%), the remainder of Greater Manchester (c.10%) 

and Cheshire (c.8%). Bus connections are available to Warrington and Trafford, with Metrolink 

and rail services then available at the latter, and Lymm’s position close to the motorway 

facilitates car use where this is necessary given the location of employment.  Around 16% of 

Lymm’s resident workers do so at home. 

Overall  

 Thus, the combination of the size of the settlement and the range of facilities and services makes 

for the use of integrated and accessible transport.  Development in Lymm can be focussed on 

making walking, cycling and bus the most attractive forms of local transport, with residents able 

to meet their day-to-day needs locally. 
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 Modal split data from TEMPRO identifies the potential with the following mode shares for all 

journey purposes combined:- 

Table 4.3: TEMPRO Modal Shares – Lymm 

Mode Proportion of Trips1 

Walk 20.8% 

Cycle  1.7% 

Car Driver  46.7% 

Car Passenger  25.3% 

Bus / Train  5.4% 

1Average weekday all journey purposes  

 Locating development in Lymm, such as at the site, close to a range of services – schools, shops 

etc – and close to good transport connections – bus and walking routes – will facilitate increased 

use of sustainable travel modes. 

 Considering the national and local polices set out earlier in this report: 

• Development in Lymm will facilitate the use of sustainable modes of transport, given 

the short-distances involved and availability of buses – meeting NPPF Para 110 and 

UPSVLP Policy INF1. 

• The need to travel can be minimised and use of suitable modes can be maximised – 

meeting NPPF Para 105. 

• Day-to-day activities and key facilities such as primary schools and local shops will be 

located within walking distance of properties – meeting NPPF Para 105 and UPSVLP 

Policy INF1. 

 Thus Lymm has many existing characteristics which will support and promote sustainable 

development and sustainable travel patterns, meeting day-to-day needs and which confirm its 

suitability as a location for development. 

4.2 Overview of the Site’s Accessibility  

 The previous section of this report has set out the case for development at Lymm in terms of 

encouraging and promoting the use of sustainable travel modes.  This focuses on the availability 

of a comprehensive range of facilities and services within the town, capable of meeting the 
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majority of residents’ day-to-day needs and, as a result, with walking, cycling and public 

transport designed to be the most attractive forms of local transport. 

 Considering this, the potential development site off Rushgreen Road accessed via Bucklow 

Gardens is located within the built area of Lymm, close to the town centre and nearby schools.  

Notwithstanding the proposed uses on site there is also a comprehensive range of health, retail 

and leisure uses.  Thus the location of the site will promote sustainable travel patterns and the 

use of sustainable travel modes, reducing car use, particularly that for single occupancy travel.  

 Within this context, the travel and transport strategy for the site is to: 

i Take advantage of the site’s existing location within Lymm to minimise the number of 

vehicular trips generated by the proposal  

ii Maximise opportunities for walking and cycling trips, particularly over shorter distances; 

iii Encourage external trips to/from the site to be made on foot, by bike, by public transport 

or through shared transport (e.g. a Car Club); 

iv Encourage commuting trips to Warrington and other destinations to be made by bus; 

and 

v Where absolutely necessary, mitigate the impacts of residual car borne trips by the 

introduction of highways mitigation improvements. 

 Measures for encouraging walking/cycling, and public transport including those in the Travel 

Plan are included in Sections 4.3 – 4.5 with the locational characteristics of the site and existing 

sustainable travel networks also set out.  The accessibility of the site is then considered in Section 

4.6.   

 The site will provide a range of benefits as outlined in the submissions made by Turley.  Specific 

transport benefits of the proposals will include:- 

• Everyday facilities located in or close to the development in walkable neighbourhoods, 

thus putting place first, enhancing inclusion, promoting sustainable lifestyle choices and 

behavioural change. 

• Access to existing bus services (the most frequent in Lymm) that will connect the site 

with key destinations. 
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• Specific and targeted travel plan measures again designed to promote sustainable travel 

modes. 

• Provision of on-plot and on-street electric vehicle charging points. 

• Existing access provision off several places on the local road network which can 

accommodate the traffic generated by the proposals (considered in Sections 5.0 and 

6.0). 

4.3 Local Connectivity of the Site  

 As noted above, the site lies within the existing built area of Lymm village thus affording the 

opportunity to make direct and high quality connections.  The Council’s Settlement Profile notes 

that “Active Travel is clearly beneficial in terms of reducing the impact on the highway 

network as well as the obvious environmental, health and amenity benefits”. 

 All the adjacent streets have footways and the site can connect to these, with Bucklow Gardens 

presenting very pleasant walking and cycling conditions.  A continuous footway route is available 

from the site to Lymm town centre via Rushgreen Road and New Road, as well as an alternative 

via the Ring Canal Walk. 

 The Cheshire Ring Canal Walk runs along the Bridgewater canal tow-path and provides a high 

quality traffic-free route to Lymm town centre and also, at the eastern end of the site, to 

Oughtrington Crescent with onward access to Lymm High School only c.500m away.  FP4 runs 

partially along the northern boundary of the site (immediately south of Bucklow Gardens) with 

this surfaced route providing a direct connection to Oughtrington Primary School and then on 

to Oughtrington Crescent (for alternative travel to the High School). 

 The Trans Pennine Trail runs in an east-west direction to the north of the site, only c.200m north 

of Rushgreen Road and accessed via Reddish Crescent which is a wide and lightly trafficked 

residential street.  The Trail runs between Southport and Hornsea and, locally, connects the site 

with Warrington to the west and the outskirts of Altrincham to the east.  It is shown as a strategic 

cycle route on the Council’s cycle map which is included in Appendix B. 

 The above existing high quality connections will be complemented by measures included in the 

Travel Plan for the site (see Section 4.5 below). 
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 The Council’s Settlement Profile notes that Lymm has poor cycling and walking connections to 

Warrington, which constrains further expansion of these modes and that any transport strategies 

developed to support development must allow for this transport mode and provide the 

appropriate facilities and schemes. This is merely a function of distance.  The site, in common 

with all of Lymm, is outside of walking distance to Warrington but this is not a particular 

disadvantage as most day-to-day facilities to which many journeys will be made are available 

locally either close to the site or within Lymm town centre, as evidence by 4.1 above.  These can 

all be readily accessed on foot.  The Trans Pennine Trail cycle route, located near the site, 

provides a cycle connection close to Warrington town centre. 

 The accessibility of the site is considered at 4.6 below but the location of the site, proximity to 

many every-day facilities and the short-distances involved affords a real opportunity to focus 

movement on active travel and thereby reduce car use. 

4.4 Maximising Use of Public Transport  

 There are frequent existing bus routes and services in the vicinity of the site as summarised in 

Appendix C and in the table below, including the Cat 5 services: 

Table 4.4 Existing Bus Services at Rushgreen Road  

Service 
No. 

Route / Destinations 
Served 

Frequency 

Mon – Fri Saturday Sunday 

Day Eve Day Eve Day Eve 

Cat 5/5A Altrincham – Lymm – 
Stockton Heath – 

Warrington 

 30 mins 2 
services 

30 
mins 

- 60 mins - 

 

 Thus these are half-hourly bus services between the site and Lymm and Warrington as well as 

serving Altrincham and Stockton Heath. These provide a regular connection to Warrington town 

centre where there are onward services available at Warrington Interchange and Warrington 

Central railway station is nearby.  The route serves Altrincham Interchange where connections 

are available to Manchester Metrolink services, providing linkages to the regional centre and 

other destinations within Greater Manchester.  There are bus stops close to the site on 

Rushgreen Road near its junction with Bucklow Gardens. 



 

Land off Rushgreen Road (east of Tanyard Farm), 
Lymm 

Transport Appraisal 

  

  
Date: 12 November 2021       Ref: SEE/JO/dc/ITM13244-002D R Page: 22 
 

 The closest railway stations to the site are at Warrington Bank Quay, Warrington Central and 

Altrincham; with the latter two served by the frequent Cat 5 bus service that runs along the site 

frontage. 

 Further measures to promote bus (and rail) use can be delivered as part of the Travel Plan, see 

below. 

4.5 Promoting Sustainable Travel Choices 

Overview  

 The development of the site will include the production of a comprehensive travel plan to 

support the proposals.  This will primarily identify the delivery of ‘soft’ measures to encourage 

the use of sustainable modes. 

Travel Plan Philosophy 

Travel Plan Pyramid 

 The DfT document ‘Making residential travel plans work: guidelines for new development’ notes 

that the travel plan can be viewed as a pyramid of measures and actions: 

 

 

 

 

 

 

 

 

 

 At the base of the pyramid is the location of the site.  The proposals are adjacent to Oughtrington 

Primary School and Lymm High School is nearby.  Notwithstanding the proposed uses there is 

Marketing

Promotion

Awareness raising

Services and facilities; parking 
control

Travel Plan Co-ordinator: 

to manage the plan and develop further 
measures 

Site design and physical measures.

Location - proximity to existing facilities and services.



 

Land off Rushgreen Road (east of Tanyard Farm), 
Lymm 

Transport Appraisal 

  

  
Date: 12 November 2021       Ref: SEE/JO/dc/ITM13244-002D R Page: 23 
 

a range of other facilities and services available close to the site and within Lymm including 

health, retail and leisure uses.  The location of the site itself will therefore encourage active travel. 

 The DfT note that the next stage should include the fundamental characteristics that need to be 

incorporated into the design of the site to support the use of sustainable modes.  The design 

approach will focus on creating a sense of place, integrating the site with the existing community 

and promoting sustainable travel making, particularly active travel within the site.   

 The next tier is the Travel Plan Co-ordinator who will develop and manage the travel plan 

process, be responsible for the delivery of the plan and liaison with the Council, organise 

monitoring and reviews of the plan and ensure that travel plan targets are achieved. 

 The next level is the services and facilities that will be delivered at the site such as the range of 

measures outlined below. 

 The final top tier is the promotion and marketing of the travel plan and services, raising 

awareness of the plan through various information initiatives and delivered by the travel plan 

co-ordinator. 

Travel Plan Objectives and Targets  

 The detailed objectives and targets for the travel plan will be discussed and agreed with the 

Council and other key stakeholders, at the appropriate time. Broad objectives have been 

considered at this stage: 

i Bring together the design of the site and travel plan measures such that the need to 

travel is reduced. 

ii Provide measures and initiatives that are inclusive, promote cohesion and provide 

alternatives for all residents on the site. 

iii Promote ‘hard’ and ‘soft’ measures such that sustainable modes are the first mode(s) of 

choice, rather than the car. 

iv Minimise the traffic generated by the development proposals. 

v Assist in developing a sense of place within the site. 

vi Promote healthy lifestyle choices through the use of non-car modes with emphasis on 

active travel. 
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 Specific SMART targets will be developed for the Travel Plan focusing on two key aspects.: 

• First, meeting modal share targets and a maximum proportion of car driver trips; and  

• Secondly, ensuring that the actual traffic flows generated by the site are consistent with 

those adopted in future transport assessments, such that there is no severe impact from 

additional car trips. 

 Formal monitoring arrangements will be agreed to assess the achievement of objectives and 

targets on an on-going basis. 

Travel Plan Measures 

 Detailed assessment and evaluation will be undertaken to establish the most appropriate 

measures for the site should the site be allocated. There will be general measures to be applied 

across the site and all modes, specific measures to promote walking and cycling and public 

transport, measures to reduce residual vehicular trips and information/awareness raising that 

can be rolled out across the whole site. The measures are summarised below. 

Generic Measures  

 These will include: 

• Travel Plan Co-ordinator: the TPC will be responsible for the overall delivery of the plan 

including liaison with WBC. They will monitor the plan against objectives and targets 

and identify measures to promote sustainable travel.   

• Personalised travel planning: the TPC will liaise with individual householders to plan 

specific journeys and show how these can be undertaken by sustainable modes. 

• Welcome Packs: these will be provided to every new household and will set out the 

benefits of travel plan measures, details of sustainable travel modes (e.g. bus maps), the 

initiatives available on the site and contact details for any further information. 

• Broadband: all homes will be equipped with broadband, enabling working from home 

etc. 

Measures to Promote Walking and Cycling  

 Measures to promote walking and cycling will include:- 
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• Bicycle user group: the TPC will investigate the potential for a BUG to be established at 

the site to encourage residents to meet and exchange tips on cycle routes and 

maintenance. The TPC will forge links with cycle shops to arrange discounts on 

purchases and repairs, if possible. 

• Travel voucher: a voucher will be offered to each new household which can be used to 

purchase equipment or part purchase a bicycle. 

• Cycle storage and stands: secure weather protected cycle storage and/or stands will be 

provided throughout the site. 

• Safe routes to school and walking bus: the main pedestrian routes to Oughtrington 

Primary School, adjacent to the site, will be designed and audited using ‘Safe Routes to 

School’ principles with funding for the advertising of walking bus schemes and the 

provision of fluorescent vests for children and walking bus ‘drivers’. 

• Cycling proficiency schemes at the primary school: funded for a period to be agreed 

with the Council. 

• Cycle training: this will be offered to residents who are less confident regarding the use 

of a bike.  The BUG can co-ordinate this. 

• Bike buddy: volunteers will be sought to ‘buddy-up’ with less confident cyclists and the 

TPC will promote this and seek recruits. 

Measures to Promote Public Transport  

 Measures to promote the use of buses will include: 

• Travel vouchers/travel cards/bus tickets: a monthly bus pass will be supplied to each 

household on first occupation. The TPC will seek to obtain discounts from bus operators 

for these tickets or tickets for extended periods. 

• Bus buddying: this is used in other towns where trained volunteers provide one-to-one 

support to older people, learning disabled people, people with physical and sensory 

impairments etc. to aid their understanding of using public transport and to help them 

gain confidence. 
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Reducing Car Use and Emissions 

 Residents will make some journeys by car but car sharing will be promoted from first occupation 

of the dwellings by the TPC. A bespoke car sharing scheme could be developed or existing car 

sharing initiatives could be used.  

 Electric car charging will be provided in the residential dwellings and other uses proposed on 

the site where appropriate.  

Information and Awareness 

 Raising awareness of the measures and initiatives that will be available at the site is important 

and therefore information will be provided as follows:- 

• Site specific travel guide: a foldable map, setting out the details of bus services and walk 

and cycle routes, will be developed.  It will be included in sales literature and updated 

regularly for distribution by the TPC. A digital version will be considered. 

• Website: a Travel Plan website will be developed for the site giving residents access to 

up-to-date travel information. 

• Notice boards: these will be located within sales offices and at strategic points around 

the development, displaying up-to-date information on sustainable modes and setting 

out the benefits of these and other travel plan measures. 

• Campaigns: the TPC will hold events and campaigns related to national and local 

initiatives such as ‘Bike to Work’ day and local organised cycle rides. 

 The TPC and travel plan measures will be funded by the developer and/or their successors in 

title. 

 The Travel Plan measures will thus encourage both active travel and the use of public transport, 

consistent with the NPPF and the transport related objectives and policies of the PSLP. 
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4.6 Accessibility of the Site  

Overview  

 Strategic objective W4 of the UPSVLP includes the promotion of sustainable travel with the 

Sustainability Appraisal objectives including those related to reducing the need to travel and 

enhancing accessibility for essential services and facilities. 

 There are many facilities in Lymm providing for day-to-day needs. Local existing facilities and 

services within the vicinity of the site are shown on Appendix D and the distance from the closest 

of the site accesses or pedestrian/cycle connections to the key destinations in the local area are 

set out in the table below. In addition to the existing facilities, as set out in Section 3, the 

masterplan shows additional facilities which can be provided on the site including community 

health, community sports club facilities and open space, and tourism / leisure uses. 

Table 4.5 Distance to Existing Key Facilities and Services  

Use Name Distance 

Primary School 

Oughtrington Community Primary School  0.1km 

Ravenbank Community Primary School 1.6km 

Cherry Tree Primary School 2.3km 

Statham Community Primary School 2.4km 

Secondary School Lymm High School 0.6km 

Health 

Brookfield Surgery  1.2km 

Lakeside Surgery 1.6km 

Dental Care with Jill Cooper  0.3km 

Eagle Brow Dental Care 1.3km 

Boots Pharmacy  1.1km 

Lloyds Pharmacy  1.1km 

Retail and Leisure 

Sainsbury’s Supermarket  0.3km 

Lymm Village Centre  1.1km 

Co-Operative Food  1.9km  

Sainsbury’s Local  1.1km 

Lymm Library  1.3km 

Lymm Post Office  1.1km 

 

  Manual for Streets (MfS) notes that walkable neighbourhoods are typically characterised by 

having a range of facilities within 10 minutes’ (c.800m) walking distance of residential areas 



 

Land off Rushgreen Road (east of Tanyard Farm), 
Lymm 

Transport Appraisal 

  

  
Date: 12 November 2021       Ref: SEE/JO/dc/ITM13244-002D R Page: 28 
 

which residents may access comfortably on foot.  It does however go on to note that this is not 

an ‘upper limit’ and quotes (the now superseded) PPS13 which stated walking has the greatest 

potential to replace short car trips, particularly those under 2km. 

 The IHT document ‘Providing for Journeys on Foot’ includes suggested acceptable walking 

distances. The preferred maximum distances for commuting / school / sight-seeing are 2km with 

1,200m suggested elsewhere.  It is concluded 2km represents an appropriate distance for the 

consideration of walk distances between households and facilities and services. 

4.6.5 In terms of cycle distances, DfT Local Transport Note 1/20 ‘Cycle Infrastructure Design’ notes 

that many personal trips are less than five miles (c.8km) in length, which an achievable distance 

to cycle for most people.  

 Thus consideration of Table 4.5 confirms that the many day-to-day facilities close to the site and 

within Lymm are within walking and cycling distance, ensuring that the site will form a walkable 

neighbourhood within the existing built area of Lymm. 

Accessibility to Education  

 Oughtrington primary school is located next to the site, within a short walk or cycle ride from 

the residential dwellings.  There are three other primary schools within Lymm. 

 The site lies close to Lymm High School which is located on Oughtrington Lane which leads from 

Oughtrington Crescent.  There are connections available to the latter from the canal tow-path 

which runs along the southern boundary of the site and via public footpath number 4.  The 

internal site layout will include connections to both. 

 Both primary and secondary schools are therefore within a very short walking distance of the 

site. Considering the data from the NTS in Table 4.2, all of the residential dwellings will easily be 

within one mile (1.6km) of the existing primary school and Lymm High School, many at distances 

much less than this.  School aged children will therefore be able to walk to their local schools 

with very few car trips likely to be made. It is therefore considered that accessibility to education 

facilities is excellent. 

Accessibility to Health Facilities  

 There are two medical centres within Lymm, the Brookfield surgery at Whitbarrow Road and the 

Lakeside surgery at Lakeside Road, both c.1km from the site and within an easy walk.  There is a 
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dental surgery on Rushgreen Road close to Bucklow Gardens, very close to the site, and another 

in the centre of Lymm.  There are pharmacies also in the centre of Lymm. 

 The accessibility to local health facilities is therefore excellent with these clearly catering for ‘day-

to-day’ needs of residents on the site.  There is potential for this to be enhanced through the 

provision of on-site facilities.    

Accessibility to Retail and Leisure Facilities  

 There is a Sainsbury’s food store close to the site at Rushgreen Road, opposite Reddish Crescent, 

and therefore within a very short walk from the dwellings on the site. The centre of Lymm at 

Eagle Brow includes several retail and leisure facilities including Sainsbury’s supermarket, library, 

post office and several other shops as well as an extensive range of cafes and public houses.  

There is a Co-Op convenience store at Chaise Meadow off Birch Brook Road, c.0.9km from the 

site. All are within an easy walking distance. 

 Thus a range of retail and leisure facilities will be available locally, encouraging active travel.  The 

accessibility of the site to these facilities is also concluded to be excellent. 

Summary  

 The Council’s Sustainability Appraisal Accessibility Objective related to Accessibility includes 

criteria as follows, with commentary given on the site: 

• ACC1: How accessible is the site to the nearest primary school on foot – Oughtrington 

school is located next to the site.  Therefore significant positive effects likely. 

• ACC2:  How accessible is the site to the nearest Secondary School – the site is close to 

Lymm High School on Oughtrington Lane.  Therefore significant positive effects likely. 

• ACC3: How well served is the site by a bus service – existing bus services run along the 

site frontage which operate at a 30-minute frequency but are not considered to be 

regular by WBC (who adopt a regular bus standard of 20 minutes frequency).  The bus 

stops are close to the site therefore positive effects likely. 

• ACC4: How accessible is the site to the nearest train station – the nearest stations are 

some distance away.  Therefore significant negative effects likely using WBC’s definition 

which is simply distance based. There are, however, many facilities and services available 

locally. 
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• ACC5: What is the overall distance to a GP service or health centre – two GP practices 

located within walking distance in the centre of Lymm.  Therefore significant positive 

effects likely. 

 In conclusion, a range of facilities and services will be available locally within walking and/or 

cycling distance.  These include: Oughtrington primary school next to the site, the nearby Lymm 

High School, other primary schools in Lymm, health facilities including doctors, dentist and 

pharmacy in Lymm and shops, Library, Post Office and leisure facilities in Lymm town centre as 

well as a convenience store adjacent to the site. 

 Buses already serve Lymm and travel along Rushgreen Road close to the site.  These provide 

connections to various destinations including Lymm, Warrington and Altrincham; the latter two 

provide onward connections to a wide range of destinations by bus, rail or Metrolink. The 

services are half-hourly and are the most frequent bus services in Lymm. 

 The location of the site close to many facilities and services in Lymm and also to bus routes and 

services provides an opportunity for achieving modal shift, with increased use of active travel 

modes and public transport. 

 It is therefore concluded that the site is sustainable and accessible via a range of travel modes 

and will therefore be in accordance with the NPPF and WBC’s local policies and objectives for 

the UPSVLP. 



 

Land off Rushgreen Road (east of Tanyard Farm), 
Lymm 

Transport Appraisal 

  

  
Date: 12 November 2021       Ref: SEE/JO/dc/ITM13244-002D R Page: 31 
 

SECTION 5 Site Access Arrangements  

Overview  

 The concept masterplan shows access to the site via Bucklow Gardens with a potential EVA via 

Howard Avenue if required.  

 It is concluded that this approach is consistent with design guidance, including Manual for 

Streets (MfS) and the Council’s Residential and Industrial Estates Road Design Guide. 

 The analysis below demonstrates that a fully operational access via Bucklow Gardens can be 

created and delivered using land wholly controlled by Peel as well as highway.  The assessment 

identifies that access can serve the whole development.   

 The assessment shows that Bucklow Gardens, and the access road into the site, are of an 

appropriate width and that satisfactory visibility splays are available, including at the junction 

with Rushgreen Road. 

 The traffic capacity assessment of the access presented below takes account of existing traffic 

flows from recent surveys, traffic growth to the end of the plan period and the traffic flows 

generated by development on the site.  The assessment demonstrates that the proposed access 

arrangements via Bucklow Gardens will operate easily within capacity with no significant queues. 

 It is therefore concluded that safe and satisfactory access to the site can be provided in 

accordance with Paragraph 108 of the NPPF.  

5.2 Access Proposals  

 The site is to be served via an extension of Bucklow Gardens into the site as shown on Appendix 

E (drawing reference ITM13244-GA-002).  Bucklow Gardens will continue into the site with the 

access road at the existing head of the cul-de-sac reconfigured as shown on the drawing.  

 Howard Avenue is adopted highway for much of its length but becomes unadopted near its end 

where access is provided to Oughtrington Primary School.  It is understood the unadopted 

section is controlled by WBC.  An emergency vehicle connection could be provided off the 

school access road to the site if required.  An indicative design is shown on Appendix F (drawing 

reference ITM13244-GA-003). 
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 The emergency access is shown as a 3.7m wide road with access controlled such that it can only 

be used in an emergency.  The form of control would subsequently be agreed with WBC and 

the relevant emergency authorities.  The access will connect into the site’s internal road network. 

Summary  

 The access design will be subject to refinement and road safety audit at the appropriate time.  

At this stage it is concluded that access is deliverable and therefore achievable and is consistent 

with paragraph 110 of the Framework. 

5.3 Capacity of the Access  

 Traffic surveys have been undertaken to assess the capacity of the proposed access 

arrangements. Details are given in Section 6.0.  Peak hour flows have been derived and 

converted to passenger car units (PCU) for use in traffic capacity assessment.  The peak hours 

are 07:45 – 08:45 and 17:00 – 18:00. The peak hour traffic flows on Rushgreen Road at Bucklow 

Gardens are as follows: 

Table 5.1 Existing Peak Hour Traffic Flows – Rushgreen Road  

Peak Hour Direction 

Eastbound Westbound Total 

AM Peak Hour  697 361 1,058 

PM Peak Hour  426 591 1,017 

 

 As part of previous representations to the Local Plan, forecast traffic flows considered growth to  

2037 which was the previous end of plan year. This used factors from TEMPRO, adjusted to 

account for the exclusion of land-use related growth.  The growth factors are c.10%. The growth 

factors have been reviewed using the latest TEMPRO NTM Dataset (RTF 2018 Scenario 1 

Reference) and the growth factors from 2017 to 2038 are still c.10% and are marginally lower 

than those adopted previously reducing from 10.6% to 10.5% in the AM peak period and in the 

PM peak period from 9.8% to 9.7%. Therefore the 2037 traffic flows have been retained and 

taken to represent 2038 traffic levels. The traffic flows used in the junction assessments in the 

previous Local Plan representations therefore provide a robust assessment and are presented 

Section 6.  These have been used to assess the capacity of the site access junctions on Rushgreen 

Road. Development traffic has then been derived using the approach set out in Section 6.0.  The 
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results of the capacity assessment of the Bucklow Gardens/Rushgreen Road priority junction are 

summarised in the table below. 

Table 5.2 Rushgreen Road/Bucklow Gardens Capacity Assessment Results  

Movement AM Peak Hour PM Peak Hour 

Max RFC Max 
Queue 

Max RFC Max 
Queue 

Site Access  0.35 1 0.20 0 

Rushgreen Road  0.15 0 0.12 0 

 

 The assessment results demonstrate that the site access will operate comfortably within capacity.  

The results are considered to represent a worst case as: no allowance has been made to take 

account of the proximity of local facilities (e.g. schools) or affordable housing and resultant 

reduced trips from the development; growth is applied whereas peak hour growth is unlikely; 

and the results are for the peak ‘time slice’ within the peak hour which may  not occur in practice. 

Conclusions  

 It is therefore concluded that the site access will operate within capacity, confirming that 

satisfactory access to the site off Bucklow Gardens at Lymm can be provided in accordance with 

the NPPF.  
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SECTION 6 Traffic Impacts 

6.1 The Case for Development in Lymm 

 It is understood the Council has not published any detailed assessment of the potential traffic 

impacts resulting from development in the outlying settlements, including the proposed 

development at Lymm.  The modelling work reported at Section 2.2 noted that the aggregate 

level model results published by the Council do not show adverse travel conditions as a result 

of further development in the outlying settlements compared to the (then) PDO. Peel is keen to 

engage with WBC to assess the site and demonstrate how the traffic flows generated by the 

development can be accommodated on the surrounding highway network. 

 In terms of traffic conditions in Lymm, WBC’s Settlement Profile notes with respect to the local 

road network: 

“No current significant issues during peak hours.” 

 This indicates that traffic congestion should not act as a constraint on development in Lymm. 

 It is understood the Council’s above conclusion is not based on detailed analysis of the road 

network. An initial indication of peak hour traffic conditions has therefore been obtained from 

Google traffic maps with these given in Appendix G for the AM and PM peak hours. There is the 

possibility that the current Google traffic maps includes data which is within Covid-19 

restrictions and this may impact on traffic speeds, Therefore the Google traffic maps from the 

previous representations (in 2019) and latest Google traffic maps have both been presented 

Google uses four gradations to define traffic speeds from fast to slow: green, orange, red and 

dark red.  These are relative to the speed limits with ‘fast’ indicating little delay/free-flow traffic 

conditions. 

 The 2019 and 2021 traffic maps indicate that most roads in and around Lymm have ‘fast’/free-

flow traffic speeds.  In the AM and PM peaks in 2019, A56 around Eagle Brow is graded orange. 

Overall, these confirm there are no significant congestion issues in the peak hours in Lymm and 

that the limited delays are at junctions, which is expected in the peak hours. in 2021 the A56 

around Eagle Brow is still graded orange in the AM and PM peaks, with some further orange 

show on the A56 to the east of Lymm Dam in the AM peak.  
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 Existing and future baseline traffic conditions in Lymm have then been assessed in more detail 

using traffic survey data collected specifically for this assessment.  The survey data has been 

obtained to provide a picture of existing traffic conditions in Lymm, focussing on locations close 

to Peel’s site where traffic impacts of the proposals will be highest. 

 Traffic surveys, comprising traffic counts and queue length surveys, were undertaken at the 

following junctions on Thursday 19 October 2017: 

• Rushgreen Road / Reddish Crescent / Sainsburys Access1  

• Rushgreen Road / Bucklow Gardens  

• Rushgreen Road / Sandy Lane  

• Sandy Lane / Stage Lane / Oughtrington Crescent  

• Birch Brook Road / Chaise Meadow / Reddish Lane  

• Birch Brook Road / Mill Lane  

• A6144 The Cross / Pepper Street  

 The traffic data has been processed to obtain the peak hour flows and the data has been 

converted to Passenger Car Units (PCU) for use in traffic capacity assessments.  The peak hours 

are 07:45 – 08:45 and 17:00 – 18:00.  The peak hour surveyed traffic flows are given on Appendix 

H. 

 The 2017 observed traffic flows have been growthed to the end of the plan period (2038) as set 

out above. This is considered robust as peak hour traffic flows may not increase. The Forecast 

Year baseline traffic flows are given in Appendix I. 

 The Forecast Year baseline traffic flows have been input to the ARCADY and PICADY programs 

contained within JUNCTIONS 9 and used to assess the performance of the local highway 

network.  The results are summarised in the table below. 

  

 
1 Survey repeated on Wednesday 20 June 2018. 
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Table 6.1: Forecast Year Baseline Capacity Assessment Results  

Junction Movement AM Peak Hour PM Peak Hour 

Max 
RFC 

Max 
Queue 

Max 
RFC 

Max 
Queue 

Rushgreen Road / 
Reddish Crescent / 
Sainsburys’ Access  

Rushgreen Road East Right-Turn  0.02 0 0.01 0 

Sainsburys’ Access  0.08 0 0.38 1 

Rushgreen Road West Right-Turn  0.08 0 0.26 1 

Reddish Crescent  0.09 0 0.08 0 

Rushgreen Road / 
Bucklow Gardens  

Bucklow Gardens  0.20 0 0.13 0 

Rushgreen Road Right-Turn  0.12 0 0.08 0 

Rushgreen Road / 
Sandy Lane  

Sandy Lane Left-Turn 0.12 0 0.08 0 

Sandy Lane Right-Turn  0.44 1 0.22 0 

Rushgreen Road Right-Turn  0.29 1 0.25 1 

Sandy Lane / Stage 
Lane / 

Oughtrington 
Crescent  

Stage Lane Left-Turn  0.05 0 0.02 1 

Stage Lane Right-Turn  0.04 0 0.09 0 

Oughtrington Crescent Right-Turn  0.15 0 0.02 0 

Birch Brook Road / 
Chaise Meadow / 

Reddish Lane  

Birch Brook Road East  0.38 1 0.81 4 

Chaise Meadow  0.22 0 0.17 0 

Birch Brook Road West  0.75 3 0.38 1 

Reddish Lane  0.10 0 0.01 0 

Birch Brook Road / 
Mill Lane  

Mill Lane Left-Turn  0.07 0 0.27 0 

Mill Lane Right-Turn  0.59 1 0.77 3 

Birch Brook Road Right-Turn 0.23 1 0.11 0 

A6144 The Cross / 
Pepper Street 

Pepper Street Left-Turn 0.12 0 0.16 0 

Pepper Street Right-Turn  0.30 0 0.33 1 

A6144 Right-Turn 0.32 1 0.20 0 

 

 The analysis demonstrates that all of the junctions operate within capacity with no significant 

queues or delays.  It is therefore concluded that the capacity of the highway network in Lymm 

should not act as a constraint on development. 

 The next sections consider the specific impacts of the development proposals off Bucklow 

Gardens. 

6.2 Development Traffic Flows  

 Traffic flows have been calculated for a development of 115 residential dwellings. 
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Trip Generation  

 Trip generation rates for the proposed development have been derived from the TRICS database 

using the ‘Houses Privately Owned’ category for sites with at least 100 dwellings.  At this stage, 

no allowance has been made for lower trip rates associated with affordable housing on the site. 

 The sports club and tourism/leisure uses on the site are mainly off-peak operations (i.e. in 

evenings or at weekends) and therefore the trips associated with these land uses in the AM and 

PM peak hours are likely to be minimal and have not been considered within this report.  

 The trip generation rates and the resultant generated traffic flows for the residential dwellings 

are shown in the table below for the morning and evening peak hours. 

Table 6.2 Land Off Bucklow Gardens, Lymm – Trip Generation 

 

 

 

 

 

 

 Thus the development could generate up to c.60 vehicular trips in each of the peak hours, 

equivalent to one vehicle per minute. 

 TEMPRO has been used to identify the potential journey purposes travelled by residents. In the 

peak periods this identifies for the Lymm area:- 

  

Peak Hour Direction Trip Rate (per 
unit) 

No. Trips 

AM Peak Arrival  0.127 15 

Departure  0.377 43 

Total 0.504 58 

PM Peak Arrival  0.309 36 

Departure  0.164 19 

Total  0.473 54 
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Table 6.3 Lymm – Journey Purposes of Car Travel  

 

 

 

 

 

 

 

 Considering the above and the analysis presented earlier in this report related to facilities and 

services, there is clearly significant potential for some of the peak hour trips to be made locally 

and by active travel modes rather than the car e.g. to the adjacent school on site or nearby high 

school.  In the AM and PM peak periods, 38% and 54% of trips respectively are made for reasons 

other than journeys to work or on employer’s business. The traffic flows used are therefore 

concluded to be robust. 

Trip Distribution and Assignment 

 The potential routes of car trips within and out of Lymm have been derived using 2011 Census 

journey to work patterns from the local area.  This will over-estimate trips on the surrounding 

highway network as, as noted above, there is potential for many journeys to be made locally 

whereas work related trips tend to be made over longer distances. 

 The Census data shows the following general distribution of trips: 

Table 6.4 Lymm – Overall Trip Distribution 

Destination/District Proportion of Trips 

Warrington Borough  29% 

Salford 5% 

Trafford 15% 

Manchester  15% 

Halton 3% 

Cheshire West & Chester 4% 

Cheshire East  7% 

Trip Purpose Proportion of Trips 

AM Peak Period PM Peak Period 

Work 55% 40% 

Employer’s business 7% 6% 

Education 12% 5% 

Shopping 11% 16% 

Personal business  6% 7% 

Recreation/Social 3% 8% 

Visiting friends/relatives 2% 11% 

Holiday/day trips 4% 7% 
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Destination/District Proportion of Trips 

Other  22% 

Total  100% 

 

 Of the trips to ‘other’ destinations, larger proportions are made to the rest of Greater Manchester 

(8%) and Merseyside (7%).   

 Trips have been assigned to destinations using the fastest routes based on Google mapping.   

The resultant destination points on the road network surrounding the site are as follows: 

Table 6.5 Land off Bucklow Gardens, Lymm – Trip Assignment  

Location Proportion  

A56 Camsley Lane 7.1% 

Cherry Lane 14.8% 

A56 Higher Lane (W of B5159) 1.5% 

Sandy Lane/Stage Lane  20.7% 

A6144 Bent Lane  47.3% 

Within Lymm 8.6% 

Total  100.0% 

 The development traffic flows on the local road network surrounding the site are given on 

Appendix J, noting these are considered to be an over-estimate for the reasons set out above. 

6.3 Traffic Impacts 

 The local highway network in the vicinity of the site is shown on Appendix K. Rushgreen Road 

runs to the immediate north of the site and provides access to Lymm town centre to the west, 

becoming Eagle Brow.  To the north-east of the site it connects with Sandy Lane and Mill Lane 

which both provide routes to A56 Higher Lane, which then connects to M56 Junction 7 at 

Bowdon.  Bent Lane continues and connects with Townfield Lane (linking to A57 at Hollins Green) 

and Dunham Road (linking to A56 at Bowdon), continuing towards Partington and then 

Carrington after which it connects with M60 Junction 8.  In Lymm town centre, Eagle Brow joins 

A56 Church Road.  A56 continues westwards as Booth’s Hill Road and Camsley Lane then 

providing access to Warrington.  

 The development generated traffic flows derived at 6.2 above (and shown in Appendix J) have 

been compared with the Forecast Year baseline traffic flows derived at 6.1 above (shown in 
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Appendix I). The resultant total traffic flows at junctions on the local road network close to the 

site are given in the table below: 

Table 6.6: Proportional Impacts of Development Generated Traffic  

Junction AM Peak PM Peak 

Forecast 
Year 

Baseline 
Flow 

Development 
Flow 

Proportional 
Impact 

Forecast 
Year 

Baseline 
Flow 

Development 
Flow 

Proportional 
Impact 

Rushgreen Road / 
Reddish Crescent 

/ Sainsburys’ 
Access  

1,109 19 1.7% 1,108 17 1.5% 

Rushgreen Road / 
Bucklow Gardens  

1,226 58 4.7% 1,166 54 4.6% 

Rushgreen Road / 
Sandy Lane  

1,330 39 2.9% 1,181 37 3.1% 

Sandy Lane / 
Stage Lane / 
Oughtrington 

Crescent  

524 12 2.3% 304 11 3.7% 

Birch Brook Road 
/ Chaise Meadow 

/ Reddish Lane  

1,285 27 2.1% 1,159 26 2.2% 

Birch Brook Road 
/ Mill Lane  

1,472 27 1.8% 1,411 26 1.8% 

A6144 The Cross / 
Pepper Street 

827 19 2.3% 874 17 1.9% 

 

 The Guidelines for Environmental Assessment of Road Traffic state that the day-to-day variation 

of traffic on a road is frequently at least some + or – 10%.  The above table demonstrates that 

the development generated traffic flows will be within typical daily variations at all locations.  

Impacts are therefore unlikely to be discernible. 

 The detailed impacts of the traffic flows generated by the proposals have been assessed at 

junctions on the local road network surrounding the site by comparing the base Forecast Year 

assessment results (as set out in Table 6.1) with those when the development traffic is added.  

The results are summarised in the table below. 
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Table 6.7: Impacts of Development Generated Traffic at Junctions (115 dwellings) 

Junction Movement Forecast Year Baseline Forecast Year with 
Development 

AM Peak 
Hour  

PM Peak 
Hour  

AM Peak 
Hour  

PM Peak 
Hour  

Max 
RFC 

Max 
Queue 

Max 
RFC 

Max 
Queue 

Max 
RFC 

Max 
Queue 

Max 
RFC 

Max 
Queue 

Rushgreen Road / 
Reddish Crescent / 
Sainsburys’ Access  

Rushgreen Road East 
Right-Turn  

0.02 0 0.01 0 0.02 0 0.01 0 

Sainsburys’ Access  0.08 0 0.38 1 0.08 0 0.38 1 

Rushgreen Road West 
Right-Turn  

0.08 0 0.26 1 0.08 0 0.27 1 

Reddish Crescent  0.09 0 0.08 0 0.09 0 0.08 0 

Rushgreen Road / 
Bucklow Gardens  

Bucklow Gardens  0.20 0 0.13 0 0.34 1 0.20 0 

Rushgreen Road 
Right-Turn  

0.12 0 0.08 0 0.14 0 0.12 0 

Rushgreen Road / 
Sandy Lane  

Sandy Lane Left-Turn 0.12 0 0.08 0 0.13 0 0.10 0 

Sandy Lane Right-Turn  0.44 1 0.22 0 0.45 1 0.22 0 

Rushgreen Road 
Right-Turn  

0.29 1 0.25 1 0.33 1 0.27 1 

Sandy Lane / Stage 
Lane / Oughtrington 

Crescent  

Stage Lane Left-Turn  0.05 0 0.02 1 0.05 0 0.02 0 

Stage Lane Right-Turn  0.04 0 0.09 0 0.05 0 0.11 0 

Oughtrington 
Crescent Right-Turn  

0.15 0 0.02 0 0.15 0 0.02 0 

Birch Brook Road / 
Chaise Meadow / 

Reddish Lane  

Birch Brook Road East  0.38 1 0.81 4 0.39 1 0.83 4 

Chaise Meadow  0.22 0 0.17 0 0.23 0 0.17 0 

Birch Brook Road 
West  

0.75 3 0.38 1 0.77 3 0.38 1 

Reddish Lane  0.10 0 0.01 0 0.10 0 0.01 0 

Birch Brook Road / 
Mill Lane  

Mill Lane Left-Turn  0.07 0 0.27 0 0.07 0 0.29 1 

Mill Lane Right-Turn  0.59 1 0.77 3 0.60 2 0.78 3 

Birch Brook Road 
Right-Turn 

0.23 1 0.11 0 0.23 1 0.12 0 

A6144 The Cross / 
Pepper Street 

Pepper Street Left-
Turn 

0.12 0 0.16 0 0.13 0 0.16 0 

Pepper Street Right-
Turn  

0.30 0 0.33 1 0.31 0 0.33 1 

A6144 Right-Turn 0.32 1 0.20 0 0.32 1 0.21 0 
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 The assessment results demonstrate that all junctions on the surrounding highway network will 

operate within capacity.  The development generated traffic flows have minor impacts with small 

increases in queues at some junctions. 

 On this basis it is concluded that the potential development site off Bucklow Gardens will have 

no material impact on the operation of the local highway network and this will not act as a 

constraint. In accordance with the NPPF, it is further concluded that development should not be 

prevented on transport grounds as the residual cumulative impacts of development will not be 

severe.  
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SECTION 7 Conclusions  

7.1 This report has considered the transport and highways implications of development off 

Rushgreen Road (east of Tanyard Farm), Lymm, accessed via Bucklow Gardens.  The site is 

capable of accommodating up to 115 dwellings, community health, community sports club 

facilities and open space, and tourism / leisure uses.  

7.2 The Council’s proposed allocations at Lymm are for an additional c.300 dwellings.  No detailed 

quantitative analysis has been published by the Council that analyses the capacity of the 

transport system and the impacts of higher levels of development.  There is therefore no 

justification, based on sound evidence, to limit development in Lymm on transport grounds. 

7.3 Lymm is a self-contained town with many local facilities and services and follows the ‘Walkable 

Neighbourhood’ principles – there are a range of facilities proposed on site as well as facilities 

within walking distance of residential areas which residents can access comfortably on foot. 

7.4 The combination of the size of the settlement and the range of facilities and services makes for 

the use of integrated and accessible transport.  Development in Lymm can be focussed on 

making walking, cycling and bus the most attractive forms of local transport, with residents able 

to meet their day-to-day needs locally. 

7.5 Thus Lymm has many existing characteristics which will support and promote suitable 

development and sustainable travel patterns, meeting day-to-day needs and which confirm its 

suitability as a location for development. 

7.6 Analysis of future baseline traffic conditions demonstrates that all of the junctions close to the 

site operate within capacity with no significant queues or delays.  It is therefore concluded that 

the capacity of the highway network in Lymm should not act as a constraint on development. 

7.7 The site is itself located adjacent to the built development in Lymm and is highly sustainable. A 

range of on site facilities are proposed and further facilities and services will be available locally 

within walking and cycling distance of the site.  These include: the adjacent Oughtrington 

primary school; the nearby Lymm high school; Sainsbury’s food store; and a range of health, 

shopping, library and post office and leisure facilities in Lymm town centre. 

7.8 The site will therefore meet the transport related objectives of the UPSVLP and strongly meet 

most of the five specific accessibility criteria defined by the Council. 
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7.9 It is therefore considered that the development of the site will fully accord with the NPPF 

objective (paragraph 110) related to sustainable travel, with opportunities for such modes taken 

up. 

7.10 Feasibility level designs have been produced for the site access via Bucklow Gardens and the 

capacity assessed. The access operates satisfactorily and can accommodate the development 

traffic. Site access is deliverable and achievable. It is therefore also concluded that satisfactory 

access can be provided in accordance with the NPPF. 

7.11 The assessment of the impacts of the traffic increases as a result of the development 

demonstrates that proposals will not have material impacts on the surrounding local highway 

network. On this basis it is concluded that, in accordance with the NPPF, development should 

not be prevented on transport grounds as the residual cumulative impacts of development will 

not be severe.  

7.12 Overall, it is therefore concluded that the site off Rushgreen Road (east of Tanyard Farm) at 

Lymm is suitable for allocation in the Council’s Local Plan and will form a sustainable 

development that can provide much needed housing, community health, community sports club 

facilities and open space, and tourism / leisure uses.  
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APPENDIX G. Google Traffic Maps 
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APPENDIX H. 2017 Observed Traffic Flows  
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APPENDIX I. Forecast Year Baseline Traffic Flows 
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APPENDIX J. Development Traffic Flows  
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APPENDIX K. Local Highway Network Plan  
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	Agro-climatic conditions
	2.3 Agro-climatic data for the site have been interpolated from the Meteorological Office’s standard 5km grid point data set at a representative altitude of 20m AOD, and are given in Table 1. Climate at the site is wet and moderately warm with moderat...
	Soil parent material and soil type

	2.4 The principal underlying geology mapped by the British Geological Survey2F  across the site is the Wilmslow Sandstone Formation, comprising red-brown to brick-red sandstones with sporadic siltstones.
	2.5 Superficial deposits across central and northern parts of the site include sand and gravel of glaciofluvial origin. At the southern boundary and to the east of the site, the bedrock is overlain by the Shirdley Hill Sand Formation comprising of fin...
	2.6 The Soil Survey of England and Wales soil association mapping3F  (1:250,000 scale) shows the Blackwood association across the site. Profiles within this association are characterised by deep sandy and coarse loamy soils which are affected by fluct...

	3 Agricultural land quality
	Existing data
	3.1 Provisional ALC mapping shows the site as Grade 2. However, Natural England’s TIN049 explains that:
	3.2 Most of the site has been surveyed by MAFF, although the detailed reports are not available from Natural England. Of 18ha surveyed, just over half of the area is Grade 2 and the remainder is Subgrade 3a.
	3.3 Sandy and coarse loamy soils of the Blackwood association are variably affected by groundwater. Under the climatic conditions of the site, with 197 FCDs, for such soils to be of Grade 2 and Subgrade 3a, they are most likely to be of WC II or III.
	3.4 The areas of each ALC grade are shown in Figure 8025-1g and given in Table 2.
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