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FOREWORD 

 
The Localism Act (2011) introduced Neighbourhood Planning into the hierarchy of spatial 
planning in England, giving communities the right to shape their future development at a local 
level. 
 
In 2016, Utkinton and Cotebrook Parish Council took the decision to create a Neighbourhood 
Plan for the Parish. A Neighbourhood Plan cannot stop development, but it will give the 
community a say in the nature, number, size and location of any development. Importantly, 
it has legal status and must be taken into account when the Local Authority is making 
decisions on planning applications. Following consultation with Cheshire West and Chester 
Council, Utkinton and Cotebrook Parish was designated as a Neighbourhood Plan Area on 
22nd November 2016. 
 
This document reflects the community-wide comments, observations and concerns about the 
future of the Parish, bringing them together into a 'living document' that mirrors the 
community’s overwhelming desire to make Utkinton and Cotebrook an even better place to 
live and work, both now and particularly for future generations. 
 
This Draft Plan has been produced by a Neighbourhood Plan Steering Group, including Parish 
Councillors and community volunteers; Cheshire Community Action and Cheshire Wildlife 
Trust. Various departments of Cheshire West and Chester Borough Council have advised on 
stages of its development and completion of projects. 
 
Once adopted by referendum, the Utkinton and Cotebrook Neighbourhood Plan will set out 
where development should take place, the type and quality of development and endeavour 
to ensure that it meets local objectives and needs. It will also help to improve quality of life 
and enjoyment of the environment by including and implementing advice from Public Health 
England. 
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Figure 1: Utkinton and Cotebrook Neighbourhood Plan Area and Parish Boundary; 22 November 2016 

 
 
 
 
 
 
The following maps show the settlement boundary for Utkinton. Cotebrook VSB 
has now been removed, the Village is now classed as being in ‘open countryside’, having no 
boundaries that are adjacent to the Local Service Centre of Utkinton.  

 
 
 
 
 

© Crown copyright and database rights 2017. 
Ordnance Survey 100049046

Utkinton and Cotebrook Neighbourhood Area
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Figure 1:  Cotebrook Village Settlement Boundary  

                Cheshire West and Chester 

 

This map is taken from the retained policy GS5 in the Vale Royal Borough Local Plan (2006). 
It has been replaced by Local Plan (Part Two) Land Allocations and Detailed Policies. The 
letters and numbers on the map refer to other policies in the Vale Royal Local Plan. 
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Figure 2:  Utkinton Village Settlement Boundary Map  

                Cheshire West and Chester 

 

 

 

This map is taken from the Inset Maps for local service centres, published alongside the 
Local Plan (Part Two) preferred approach consultation in 2016. 

The Local Plan (Part Two) Land Allocations and Detailed Policies was adopted in July 2019. It 
replaced the retained policies from the predecessor plans.  
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INTRODUCTION 

 
"It is nice because it is in the countryside and the air is fresh"  

                                                                                                       Pupil aged 6 yrs 
 
 
Rather than people simply being told what to do, the Government believes that local 
communities should have genuine opportunities to influence the future of the places where 
they live. The Localism Act (2011) introduced a new right for communities to draw up a 
Neighbourhood Development Plan. 
 
The Neighbourhood Planning process enables communities to come together through their 
local Parish Council to better shape their locality and to inform local authorities where new 
houses, businesses and shops would be of most benefit. It can help to influence the type, 
style and quality of any development and ensure that the change brings with it local benefit. 
Neighbourhood Plans can be very simple or can involve considerable detail. 
 
Provided a Neighbourhood Plan conforms to the National Planning Policy Framework 
(NPPF), with strategic policies for the wider area set by the Local Authority and it complies 
with other legal requirements, local residents will be able to vote on it in a referendum. If a 
majority vote “yes”, the Local Authority must 'adopt' the 'Made Plan' and it will form part of 
the Statutory Development Plan for that area and have significant weight in the 
determination of planning applications and the development and welfare of the community. 
 
The Utkinton and Cotebrook Neighbourhood Plan intends to make the Parish an even better 
place to live, visit and work in, now and for future generations. It is hoped that the Plan will 
be adopted formally in 2019 and will run to 2030 but it will be reviewed after 5 years. 
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LOCATION AND HISTORY 
 

"Everyone is friendly and you get to know them well"  
  Pupil aged 9 

 

 
The Parish of Utkinton and Cotebrook is situated in West Cheshire, nine miles from the City 
of Chester and lies between the two 'Key Service Centres' of Kelsall and Tarporley. 
 
The landscape of the Parish is characterised by the Cheshire Plain, a gently rolling pastoral 
landscape separating the Tarporley Sandstone Ridge from the Clwydian range of hills in North 
Wales. It lies on the watershed separating the Rivers Dee and Mersey. 
 
History, tradition and stability play an important part in the life of the Parish and both 
Cotebrook and Utkinton can claim a long history with the latter being cited in an entry in King 
William’s Domesday Book of 1086. It has been variously named Utkgnton, Hutkynton, 
Hudekintona and Utkyngton but its current name goes back many hundreds of years. Some 
historians also believe that John Street formed part of the border between territory held by 
the Danes and that of the English King Alfred. 
 
Cotebrook has also been in existence for a number of centuries, becoming part of Utkinton 
Parish in 1836. The ‘Fox & Barrel’ has been a public house since at least 1770 and possibly 
dates from 100 years earlier as a property. Meanwhile the ‘Alvanley Arms’ is even older, 
proudly boasting of its origin as a 16th century coaching inn. However, the village name only 
came into being in 1875 following the building of St John’s Church in Cotebrook. The name 
was derived from the area where sheep were ‘coted’ prior to being washed in the small 
stream. Some older records show the spelling as Cote-Brook. Previously it was known as 
Utkinton-cum-Rushton, reflecting its location and importance between those two places. The 
old Rectory for the church was designed by John Douglas, known as Cheshire’s ‘favourite 
architect’ due to the numerous fine buildings he designed in the county. 
 
The longevity of the two villages gives the Parish its distinctive feel with many historic 
buildings. Chief among them is Utkinton Hall, former home of the Done family. This imposing 
edifice is still large today but when it was built, in Elizabethan times, it was four times its 
current size. Other 17th century buildings include Yew Tree cottage in Eaton Lane, The Bailiff’s 
House Hall Lane and Fishers Green Farmhouse together with its former Stables. The Water 
Mill on Mill Lane and Foxbank Cottages are historic features with interesting architectural 
features.  
 
The Parish is at the very heart of Cheshire West, roughly equidistant from the main 
conurbations of Chester, Nantwich and Northwich. Utkinton is to the west of the Parish and  
Cotebrook to the east and over two thirds of the residents live in the former. Unclassified 
country lanes that offer walking and extensive views of the surrounding farmland and  
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attractive countryside generally service the area. This is especially true when viewed from the 
top of the Sandstone Ridge that bisects the Parish.   
 
As with all long-established settlements, there have been various developments over time, 
but a visitor returning to the Parish after thirty years absence would see very little change, 
apart perhaps from the increased volume and speed of the traffic through the villages.  
 
The Parish is dominated by quiet, narrow country lanes, which still serve as arteries for the 
busy farming community. The only trunk road is the A49, which runs north to south through 
the village of Cotebrook. It is an old coach road, which is now used locally for traffic travelling 
between Tarporley and Northwich, although it serves a wider area and is a busy trunk road. 
The parish is bisected by the B5152, which connects the busy towns of Frodsham and 
Whitchurch, increasing traffic flow through quiet rural lanes. Most traffic in Utkinton is local 
and connects the villages of Tarporley, Willington, Kelsall and Tarvin via John Street. The area 
is overwhelmingly tranquil, which is reflected by the designation of 20mph speed limits in 
Utkinton, an arbitrary decision by Cheshire West and Chester Council, made without 
consultation and consideration for Cotebrook. Within the Parish, there are no physical 
boundaries such as railway lines or rivers although there are a number of streams and natural 
landscape features including the Tarporley Sandstone Ridge, which contribute to the area 
being an Area of Special County Value (ASCV). 

Land use in the Parish is predominantly for grazing and arable farming outside the Village 
Development Boundaries and largely residential within the Village Development Boundaries 
of Utkinton and Cotebrook. There are two small pockets of retail outlets, one in Utkinton and 
one in Cotebrook. The largest is Rose Farm Shop in Utkinton which includes a Post Office, and 
which has subsidiary retail outlets of a Cafe, Flower shop, Gift shop and hand car wash. 

 

 

                                        Figure 4: Quarry Bank and the pond below High Billinge - Andrew Loughran 
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CONSULTATION AT THE HEART OF 

THE NEIGHBOURHOOD PLAN 
 

"I like it at Utkinon (sic) is because we are a nice little school and we all care 
for each other" 

                                                                               Pupil aged 10yrs  
 
 
The Utkinton and Cotebrook Neighbourhood Plan reflects a vision for the Parish and the 
locality based on community wide consultation over a period of three years. 
 
However, the foundation for this began somewhat earlier, with the writing of the Parish 
Plan in 2013. Whilst not a statutory document it allowed the community to begin to look at 
how it would develop in the future and indicated that any future strategy should: 
 

v Enhance local distinctiveness that contributes to a sense of place and community 
v Retain and enhance hedges, ponds, woodlands, streams, geological features and 

promote and extend wildlife corridors 
v Emphasise that large areas of new housing are out of character with the gradual 

historic growth that characterizes the Parish 
v Ensure that the design of buildings should be appropriate to the setting of adjacent 

buildings 
v Ensure that views and vistas remain an integral part of the Parish character 
v Ensure that new building do not dominate existing historic buildings 
v Ensure that any new development takes into consideration infrastructure constraints 

such as the road network and parking 
 

In early 2017, the Neighbourhood Plan Steering Group began its first round of consultation 
with a leaflet and questionnaire, asking six basic questions;  
 

• What do you like about living in the Parish? 
• Could any of these points be improved? 
• Is there anything the Parish lacks, or that you dislike? 
• How would you like to see the Parish evolve over the next 10 - 15 years? 
• Inevitably, there will be development in the future. What benefits would you like it 

to bring to the community? 
• What problems could development cause you? 
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These questionnaires were delivered to every household seeking their responses and any 
concerns and hopes for the Parish. Members of the steering group attended Tarporley High 
School and St. Paul's CofE Primary School and consulted with groups of young students. 
 
The resident questionnaire was amended slightly for the business and farming communities, 
the Church and Utkinton St. Paul's CofE primary school. 
 
A variety of issues were raised including housing provision, retaining local facilities, local 
infrastructure and environmental considerations  
 
With the past work of the Parish Plan and the responses received, it was then possible to 
draw up a document outlining the Visions and Objectives of the Neighbourhood Plan. In 
October 2018 a copy of this document was delivered to every household and as many 
businesses and groups as were known in the Parish. Respondents were given a six- week 
period for consultation. At the end of this process 162 (approx. 52%) individuals with ages, 
ranging from 8 years to 83 years had completed and returned the forms. The majority of 
responses indicated clear support for the proposals and from this, the policies and strategies 
in this Draft Neighbourhood Plan were written. 
 
In addition, information about the Neighbourhood Plan and its progress has been published 
on the Community website, in “The Courier”, a newsletter published by the Parish Council 
and social media twice a year, notice boards and local gathering places. 
 

 
                                  Figure 5: The Parish Church - 'St John and the Holy Cross' in Cotebrook - John Lord 
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STRATEGY 
 

"It is quite peaceful" 
 Pupil aged 11.  

 
 
As a result of the surveys, public meetings, questionnaires and conversations with 
Parishioners, it was possible to identify the issues and concerns that would form the basis of 
the Draft Neighbourhood Plan.  
 

Ø Homes that would meet the needs of local people 
Ø Measures to protect the built environment 
Ø Support for the small but developing local economy 
Ø Increased and better facilities for local people 
Ø Lack of public transport  
Ø Communications and infrastructure 
Ø Supporting local distinctiveness as development increased within and encroached 

from outwith the Parish  
Ø Protecting the unique landscape of the locality and the area 
Ø Protect and conserve nature and wildlife in the Parish 

Whilst there is inevitably some overlap within these categories, it reflected concerns over 
development in and of the Parish that residents have had for many years. Whilst much work 
has gone into preserving and improving the beauty, peace and natural development of the 
Parish, historically, these efforts have been on an ad hoc basis. As a response to this, the 
Parish Council produced "A Parish Plan for the Villages of Utkinton and Cotebrook" (2013). 
However, this was not able to address adequately the issues of development, diversity and 
opportunity that are the bedrock of any community regardless of its size. The growth that 
was envisaged by the pressure of development, economic opportunities and community 
wellbeing needed to be organic, appropriate and acceptable to residents, visitors and 
contributors to the rural nature of the Parish and neighbouring area. The opportunity to do 
this came with the introduction of Neighbourhood Planning in The Localism Act but it has to 
be recognised that it would be impossible for a Neighbourhood Plan to cover every aspect 
of change and development of 21st century life in a rural community. 
 
Since 1984, there has been no major development in the Parish and as a result, the area has 
retained its rural, peaceful and agricultural character without detriment to residents, visitors 
or users of the amenities of the Parish. Whilst residents accept that there will be some 
development, it is important that the scale be supported by the community, who have 
stated a desire for 'small scale' development. This is commensurate with the results 
identified over the years by Housing Needs Surveys, the first in 2006 and the most recent 
being completed in 2018 by Cheshire Community Action (CCA) on behalf of the Parish 
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Council and Steering Group and specifically to inform and assist in the emerging 
Neighbourhood Plan. 

In setting the wider and more detailed policies in relation to development, landscape and 
environment, attention has been paid to the Landscape Management Strategy and Built 
Development Guidelines particularly aspects of LCT 2: Sandstone Ridge; LCA 2c and 3a: 
Eddisbury, from the Cheshire West and Chester Council Landscape Strategy Part 2, as well 
as the responses of the Parishioners.   
 

 
 

                                           Figure 6: Extract from Landscape Strategy showing relevant area 
 
 
The Guidelines referred to indicate that efforts must be made to: 
 
Maintain low density, scattered settlement patterns. Ensuring that conversion of farm buildings 
is sensitive to the vernacular style of farmsteads.  
 
Ensure new build development is of high-quality design and responds to local materials and 
styles and throughout pays particular attention to the features which accompany the conversion 
such as driveways and gardens, ensuring that these features do not ’suburbanise’ the landscape.  
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Maintain panoramic views and ensure new build does not block these views that connect the 
village with its landscape setting and ensure the ridgeline is particularly sensitive to large scale, 
or tall, built development.  
 
Landscape Strategy Part 2, March 2016 Built Development Guidelines p70 

 
This is not an exhaustive list of content in the Guidelines but is indicative of the 
considerations that must be given to development, as Neighbourhood Plans will be 
consulted when planning applications are submitted. 
 
The Vision and Objectives document circulated for consideration throughout the Parish 
addressed the fact that the Parish is situated in an Area of Special County Value (ASCV). 
Therefore, proposals for new housing must ensure that the scale and type of housing will 
comply with any restrictions relevant to that designation. Applications must be based on the 
availability of suitable land and should ensure that proportionate growth is based on 
identified need. 
 
The many responses indicated that policies should be formulated to ensure that proposals 
for new housing should adopt a design and layout that complements the housing stock in 
the particular area of the Parish in which it is to be built. It is important that any new build 
should complement the existing housing stock creating choice and enabling existing 
residents to remain within the Parish. Only the most appropriate and suitable materials 
should be used to maintain the principle of ecological construction and sustainability, 
ensuring that a sufficient number and range of homes can be provided to meet the needs of 
present and future generations. 
 
Homes to meet the needs of local people 

The issues Parishioners identified were: 
 

Ø No desire for major developments in the Parish. 
Ø Small-scale housing development only 
Ø Need for sustainable housing development. 
Ø Better mix of housing (size, tenure and price) wanted 
Ø Satisfy the need for affordable homes. 

 
It is acknowledged that there are a variety of styles throughout the Parish. In part due to 
inconsistent planning policies and volume driven applications. Comments suggested that 
some modern development is poorly designed and incongruous in a rural setting where 
features such as whitewashed cottages, thatched roofs, sandstone buildings and walls occur 
regularly throughout the Parish.  
 
Developers should only consider brownfield or infill sites before applying for other locations 
and that in order to protect the natural environment no new development should adversely 
affect key distinctive views into or out of the Parish. 
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Policy 1     Housing. 

In order to conform with the Local Plan policies about housing development in 
the Parish, and to ensure that any new development is on a scale that is 
appropriate to the existing character of Utkinton, Cotebrook and all the areas 
of countryside that make up the Parish, small scale new housing development 
will be supported in principle provided that it fulfils the following criteria: 

(a)  Within the settlement boundary of Utkinton only, which has been 
designated as a Local Service Centre (R1 of the Local Plan Part 2)  

(i) infill development of one or two dwellings within a small gap in a 
built-up frontage, which would also apply to development in 
gardens 

(ii) redevelopment of land, i.e. brownfield sites 

(iii) change of use of suitable buildings and sub-division of existing 
dwellings 

(b) On sites outside the Utkinton settlement boundary, but which are 
immediately adjacent to the settlement boundary i.e. Rural Exception 
Sites (see policies SOC 2 of the Local Plan Part 1 and policies R1 and 
DM24 of the Local Plan Part 2 for full details and conditions): 

(i) small scale developments of affordable houses on such “Rural 
Exception Sites”, subject to the conditions detailed in policy DM24 
regarding the need for an independent housing needs survey to 
be conducted to prove the need for such houses  and restrictions 
on who may purchase or rent such houses. Purchase or renting 
should be limited to those with a strong local connection to the 
Parish. 

(c) In the whole of the rest of the Parish, including Cotebrook  

 

(i)        infill development of one or two dwellings within a small gap in a 
built-up frontage, which would also apply to development in 
gardens 
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(ii) replacement of an existing dwelling in line with policy DM21 

(iii) change of use or conversion of a building in line with policy DM22, 
and on the understanding that any converted agricultural 
buildings should retain their general appearance and agricultural 
character when converted to other uses, 

(iv) an essential rural worker’s dwelling in line with policy DM25 

(v) new housing supported by the Neighbourhood Plan 

(vi) redevelopment of previously developed land identified on 
Cheshire West and Chester Council’s Brownfield Land Register, or  

(vii) replacement of buildings on previously developed land  

All of the above types of housing development would need to have good 
access to regular, timetabled public transport, be within reasonable 
walking distance of a variety of local services and facilities along a safe 
route. The development should result in an enhancement of the site and 
the rural setting, and the design and layout should reflect the rural 
character of the area and must not urbanise the countryside.  

The housing would only be allowed if the existing buildings are 
redundant, and the original purpose of the building was not for use 
ancillary to or incidental to a dwelling house (e.g. a garage). New housing 
must not result in the loss of buildings that contribute to the rural 
character of the area, must not result in an unacceptable loss of 
employment land or buildings, and must not cause an increase in the 
impact on the character of the countryside than the existing buildings 

 

d) Small scale proportionate developments of Social Housing on Rural 
Exception Sites could be supported 
 
e) All new development should conform to the density and building scale of 
the immediate area. 
 
f) In order to meet the housing needs of Utkinton and Cotebrook and to 
redress the imbalance of current housing stock, new developments should 
favour smaller dwellings, of three bedrooms or less. A majority of new homes 
on any development should be limited to one-third detached properties, the 
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rest being bungalows, terraced or semi-detached properties, to accommodate 
varied needs 
 
g) Consideration for Live/Work accommodation must be given in any housing 
application to provide appropriate homes for the future and diversity in the 
provision of housing within the Parish 
 
h) Original features of interest must be retained or enhanced, whilst additions 
should complement or match the character and features of the existing 
building, particularly in relation to materials and the design of windows and 
doors 
 
i) Materials for all driveways should be permeable and should support the 
context of the rural environment 
 
j) Applications for new development and for extensions and alterations should 
include adequate off-road parking. Wherever possible this should be set back 
from the highway to minimise visual impact  
 
k) All materials, pitches of roofs, dormers, gable ends, porches and chimneys 
should blend with the setting and character of existing neighbouring buildings 
 
l) Any future development must protect the 'dark skies' with sympathetic 
lighting. Developers should give details of lighting and lux levels in their Design 
and Access Statements 
 
m) Adequate garden space must be provided in new developments with 
sufficient separation between properties maintained. Proposals should follow 
guidance set out in the CWAC supplementary planning guidance document: 
 
Explanation 
The Spatial Planning Guidance sets a minimum requirement for the outdoor space 
necessary. To accommodate a private outdoor space adjacent to each dwelling, a 
minimum of 50 square metres of private outdoor space is required. The supplement also 
includes dimensions for extensions.  
SPG1 Vale Royal Borough Council 2010 
 
n)  Development should not erode the important, predominantly undeveloped 
gaps between the settlements of Utkinton and Cotebrook 
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In the Housing Needs Report, the 2015 MYE (mid-year estimates) put the proportion of 
elderly (65+) at c.26.6%, which in statistical terms reflects the rest of society. It is important 
that in any community that all needs, desires and tastes should be catered for and that 
appropriate housing meeting the needs of the community should be provided. 
 
The Housing Policy for the Parish is informed by several Housing Need Surveys (HNS) which 
have been conducted over the last twelve years, 2006, 2012/3, 2016 and 2018. The latest of 
these was run by Cheshire Community Action (CCA). Based on a template approved by 
Cheshire West and Chester Council this was a definitive and widely accepted Housing Needs 
Survey that followed national good practice guidance. 
 
The CCA household survey was posted to all households in Utkinton and Cotebrook Parish in 
January 2018. Residents had six (6) weeks to respond and could return the survey by 
Freepost. Of the 327 surveys distributed a total of 143 were returned giving an overall 
response rate of 44%, the greatest number of responses CCA have received for such a 
survey. 
 

 
CCA carried out data entry and analysed the responses and a Housing Needs Report, funded 
by Cheshire West and Chester Council was produced. This report is suitable for guiding and 
informing:  
 

• Rural housing developments, including those by community led housing groups, 
registered providers (housing associations) and private developers  
 

• Parish and town councils  
 

• Communities 
 
The following points summarise the key findings of the Housing Needs Survey:  
 
1.  19 out of 143 (13%) of respondents said that their current accommodation was 
unsuitable. 9 of these respondents preferred to move out of Utkinton and Cotebrook or 
stated ‘care within the home’ would meet their needs. Therefore, the latter were ‘filtered 
out’ of the housing need figures.  
2.  2x families with children were in need of 3 bed[room] houses within the next 3 
years, preferring discount market homes for sale.  
3.  1x single older person (over 75) wished to downsize from a 5+ bed house within the 
next 3 years and was capable of open market purchase by releasing capital from current 
home sale.  
4.  3x older couples (over 65) looking to downsize or move to ground level access 
property (1 within a year, and 2 within 4-5 years). 2 of the couples would prefer open 
market purchase and 1 said they would prefer a discount market home for sale.  
5. 2x adult couples (18-29) wishing to move into starter homes and to stay close to 
college, 1 within the next year and another within 4-5 years. Both would prefer market 
purchase, but one couple would consider discounted market home for sale.  
6.  2x single adults wishing to move within the next 3 years - 1 starter home to move 
out of parental home preferring open market purchase and the other wishes to upsize into a 
private rental home.  
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LOCAL INFRASTRUCTURE 
 

"I like it because it is not crowded" 

Pupil aged 10 

 
The Parish has limited facilities compared to modern conurbations. They are barely 
adequate but are supported by residents of both villages, some of whom work hard to 
maintain those we have and those we aspire to make available. The village of Utkinton has a 
tennis court and multi-sport area, but apart from a play area dedicated to the primary 
school, there are no other outdoor play areas. Cotebrook has no play or recreational 
facilities. The 'play area' that had been built was dismantled some time ago, because of lack 
of use and the equipment falling into a state of disrepair. However, the need for 
recreational /play facilities was acknowledged in the Cheshire West and & Chester 
document ‘Local Play Improvement Framework 2016 to 2030’ which stated that the parish 
'has no play or recreational facilities'. 
 
The Pre-school and St. John's Church in Cotebrook, the Primary School in Utkinton and 
community buildings are well supported, providing varied events, classes and functions 
sufficient to encourage and enable social engagement for all ages and interests. Cotebrook 
Village Hall has recently been extensively refurbished due to local efforts to raise money, 
which was very successful. Improvement and renovation is constantly undertaken in 
Utkinton Village Hall by willing volunteers and grant aid payments donated by WREN (since 
changed to FCC Communities Foundation in April 2019). There is an ongoing programme of 
improvement to the facilities, to which the public have access, throughout the Parish. 
 
It is apparent, that any development in the Parish will have an impact on the facilities and 
leisure pursuits of residents so developers must explain what that impact will be and how it 
can be ameliorated, or facilities improved and provided by the developer. A larger extended 
community should not mean residents, by virtue of increased demand, losing access to 
amenities resulting in a reduced quality of life, and indeed, possible health problems. It 
follows that community buildings, schools and the Church should be supported. 
 
The respondents have identified several community and recreational facilities which they 
wish to protect and improve: 
 
There is a lack of off-road parking particularly at the Primary School in Utkinton and traffic 
congestion is experienced there on a daily basis. Although limited off road parking is 
provided, similar congestion occurs at the Cotebrook pre-school location. 
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During the consultation process, the lack of outdoor facilities in Cotebrook was highlighted. 
At the rear of Woodlands Close, where once there was a play area, there is now an open  
space since the removal of the play equipment. Having been occupied under a rental/lease 
arrangement and maintained by the Parish Council, ownership of the land has reverted to 
United Utilities. At the moment, it is little used by Parishioners due to a continual state of 
waterlogging. 

However, during the consultation several residents of Cotebrook and Utkinton suggested 
that a community orchard and small picnic area situated in the Cheshire West and Chester 
owned plot immediately behind Woodland Close would be a way of bringing people 
together. It could be used for therapeutic and educational purposes by all ages in the Parish. 
It would need to be managed, but there appears to be sufficient volunteers to organise and 
support such a project, overseen by the Parish Council.  
 
Produce would not be sold for profit. Residents themselves would organise, tend and 
distribute the produce, creating a resource that anybody in the Parish could benefit from. 
 

Better facilities for local people 

The issues Parishioners identified were: 
 

Ø Maintain and, wherever possible, extend community and social facilities. 
Ø Encourage clubs, societies and other recreational facilities 
Ø Provide better facilities for young people 
Ø Support elderly residents in the community 

 
The sites listed below are valued by the Community for their amenity and/or recreational 
value. They should not be harmed or lost through development except in cases of 
replacement, improvement or addition. All efforts will be made to maintain and ensure 
support for continued use of the facilities by residents on the existing sites or where 
considered appropriate. 
 

• Utkinton Village Hall and multisport area 
• Cotebrook Village Hall 
• Utkinton St. Paul's C of E Primary School 
• Playing field opposite the above School owned by the Chester Diocese 
• St. John and the Holy Cross Church 

 
 
The following policies have been created to ensure that the Parish retain these important 
facilities.  
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POLICY 2     Community/Building Assets 
 
a)       Schemes to provide adequate parking for community buildings will be 
supported  
 
b)      Any development within the Settlement Boundaries must include a 
play/recreational area for use by all residents 
 
c)      The creation of new play and recreational facilities for all ages will be 
supported where appropriate 
 
d)      The Parish Council explore with Cheshire West and Chester the 
acquisition and use of the land at the rear of Woodlands Close for the purpose 
of providing a community orchard and public picnic space 
 
Explanation:  
 
 Aligned to criteria in Local Plan (Part 2) policy DM39 
 
Supporting the Local Economy 
 
There are a growing number of children within the Parish, some of whom will undoubtedly 
wish to remain and work in the area after leaving school. Whilst the area is dominated by 
agriculture, services and farming, other business interests are growing. There are a number 
of businesses in the Parish, many of whom employ residents and local people where 
possible. In the main, they are part of the visible service industry, retail outlets and 
construction.  
 
An increasing number of residents in the Parish are engaged in remote working or run 
businesses from home and that trend will increase. Business opportunities for those people 
must not be jeopardised by poor or intermittent communication via the internet or mobile 
phones which can be problematic in too many areas of the Parish. Regardless of assurances 
and claims made by the organisations responsible, anecdotal evidence suggests the services 
in some areas of the Parish are poor. Examples of this is the upper reaches of Tirley Lane, 
Heaths Lane, Knights Lane and Quarry Bank that are currently serviced from Kelsall and 
rarely achieve above 2 mbps. 

   
 
The issues Parishioners identified were: 
 

Ø Improve local employment opportunities 
Ø Provide more jobs for young people 
Ø Support for those working from home 
Ø Poor mobile phone / broadband coverage 
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POLICY 3     Local Economy 
 
a)       Applications for development or change of use of buildings relating to 
agricultural, retail, tourism or leisure use must have the need specified by the 
applicant. 
 
b)       All new development should respect the character of its surroundings by 
way of its scale and design, not harm the surrounding landscape and safeguard 
residential amenity and road safety. 
 
c)      All applications to create new business premises must include adequate 
off-road parking facilities. Wherever possible this should be set back from the 
highway frontage to minimise visual impact.  
 
Communication 
 
Broadband service to the Parish is increasingly important. A report on Broadband coverage, 
suggests that 81.8% lines in the constituency are capable of receiving superfast speeds (over 
30 Mbps) as of May 2017. This has increased from 74.0% since 2016. Full fibre, which offers 
very high speeds, is available to 2.5% of premises in the area. Speeds above 30 Mbps are 
currently being received by 37.6% of connections in the area, which is lower than 82% of 
constituencies in the UK.  

"Broadband Connectivity and Speeds in Eddisbury" (House of Commons Library) 
 
There are no statistics available for broadband coverage within the Parish and therefore we 
may have a lower upload/download speed than other parts of the Constituency. Some 
extremities of the two villages, Cotebrook and Utkinton are serviced by exchanges that are 
at the limit of the distance for ‘Fast Broadband’, e.g., the residents of Tirley Lane from Grove 
House to Heaths Lane and Knights Lane are served from Kelsall. The distance is some 3.3km 
and deemed technically difficult to service. 

Anecdotal evidence suggests that coverage is insufficient and still too slow to sustain the 
growing number of people who work from home. Broadband provision, though improved in 
localised areas, is still far behind the levels needed or expected and there is strong support 
for an enhanced service for a Parish, that whilst rural is hardly remote. It will increase 
business opportunities, personal communications and local information flow to the outlying 
residents. 
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POLICY 4     Broadband 
 
a)       New developments must make provision for high-speed Broadband. 
 
b)      The development of advanced high-quality communications 
infrastructure, including high-speed broadband, will be supported, subject to: 

• development being kept to a minimum consistent with the efficient 
operation of the network 

• any development being sympathetic to its surroundings and 
camouflaged where appropriate 

 
 
 
 
 

 
 

Figure 7: One of two public houses in the Parish - The Alvanley Arms - Jeff Buck 
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TRANSPORT 
 

"I would change the road speed limit so cars drive a bit slower and more 
careful and a proper pavement so it is safe to walk along and maybe a shop 

to get little things from". 
Pupil Aged 10yrs 

 
 

Roads, other than the A49, are predominantly country lanes and unsuitable for the density 
of modern traffic flow. Together with cars and commercial vehicles, there are many 
different users of the roads, pedestrians, cyclists, horse riders and slow-moving agricultural 
vehicles. In many areas within the Parish, there are no pavements, lighting or road markings 
and there is an exponential increase in the number of leisure cyclists on roads that are not 
suitable for such use due to the poor condition and reduced maintenance of many of them. 
 
Due to its landscape, development history, and physical constraints, the road network in 
Utkinton and Cotebrook does not interconnect well to encourage alternative travel 
methods. As a result, driving tends to be more prevalent than would be expected for these 
small settlements. The unhappy result is that quiet country lanes, once arteries for small 
farms, are being used by traffic travelling within, between and to the larger villages and 'A' 
roads, are now busier and increasingly dangerous. 
 
Mapping indicates that the Parish as a whole comprises approximately 13 miles (21km) of 
roads of all classification and types and of these, only the stretch of ‘A’ road, the A49 
between its northern boundary at Cotebrook and the southern one on Luddington 
Hill/Tarporley Road, a total of 1.4miles, has a 40 mph limit. 

The proportions of road classification are: 

‘A’ Roads 13% (60 mph or 50 mph dependent on quality) 

‘B’ Roads 8% (60 mph) 

‘C’ Roads 28% (40 mph) 

‘U’ (Unclassified) 51% (30 mph in villages) 
 
The A49, which is a main arterial route through Cheshire, remains a major issue for 
Cotebrook residents trying to move around the village. The increased traffic flow, size and 
speed of vehicles, despite the 40 mph speed limit, is further exacerbated by the lack of a 
pavement along a third of its length through the village. 
 
 



UTKINTON	AND	COTEBROOK	NEIGHBOURHOOD	PLAN	
 

26  

 

 

Transport and Highways Infrastructure 

The issues Parishioners identified were: 
 

Ø Need for more footways / pavements 
Ø Traffic issues, i.e. speeding and density of traffic 
Ø Availability of public transport 

 
Roads and topography, with the added constraint of adjacent grazing and agricultural land, 
mean there is very limited land available for any development which is appropriate, well 
located and benefits from good road access and amenities. Residents have expressed strong 
preferences that such sites are used to benefit the community, for example for facilities, 
rather than for housing development. This accords with national and local policy guidance 
that location and design of development should be considered in order to minimise car 
journeys, encourage pedestrian and cycle movements, and increase inclusiveness and 
quality of life.  
 
Safe and convenient access by walkers, horse riders and cyclists to our countryside is 
considered a top priority by national and local government. Indeed, part of the National 
Cycle Network (NCW71) runs through Utkinton, along Utkinton Lane, up the A49 to Basfords 
Lane and thence to Northwich. Utkinton and Cotebrook Parish residents and visitors 
consider it no less a priority. Improvements to our existing network of footpaths and 
pavements are a necessity and the need for a pavement alongside the entire length of the 
A49, within the Parish boundary, has been highlighted for many years. There is also support 
for a footpath or cycleway to be created between Tarporley and Utkinton, which would 
improve pedestrian access both ways, reduce car use and improve road safety. 

The lack of this footpath isolates many residents of both villages. Younger and older 
residents, who do not have access to any means of transport, mention the problems of a 
lack of a footpath regularly and vehemently and cannot understand why one cannot be 
provided. Whilst the provision of such a footpath is problematical in terms of cost and land 
ownership, residents have insisted that efforts must continue.  

There is no complete footpath between Utkinton and Cotebrook. Access from both ends to 
a footpath that runs between Quarry Bank and Utkinton Lane means a walk of 0.7 miles on 
non-pavemented roads for most residents of either village. 

A paved footpath from the centre of Cotebrook to Tarporley is discontinued for a distance 
of 0.3 miles up to the Alvanley Arms.  
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Policy 5     Footpaths and cycleways 
 
a)       Access to the countryside will be promoted through usage and 
maintenance of the existing Public Right of Way (PROW) network and 
cycleway, their enhancement where possible and improved safety of users of 
rural roads and lanes. The construction and appearance of any new tracks, 
paths or links between existing footpaths must be appropriate and sensitive to 
the character of the locality and the surrounding area. 
 
b)      Any development that leads to the loss or degradation of any PROW or 
cycleway will not be permitted in other than very special circumstances and 
then only if a suitable alternative can be provided. Proposals to divert PROWs 
or cycle ways should provide clear and demonstrable benefits for the wider 
community. 

 
c)       Any new development must provide easy, accessible traffic-free routes 
for non-motorised users (pedestrians, disabled people, people with prams or 
baby-buggies, cyclists, and, where appropriate, equestrians) to the nearby 
countryside. The provision of any such additional routes will be supported 
 
d)      The needs of non-motorised users (as described above) must be taken 
into account in all traffic planning, but especially in relation to rural lanes and 
roads. Hazards arising from an increase in vehicle numbers where agricultural 
buildings are converted to residential or commercial use will need to be taken 
into consideration. Measures to be taken to ensure this may include, for 
example, separation of pedestrians/cyclists from vehicular traffic where 
possible or, improvements to signage. 
 
e)      Where developments require contributions to community infrastructure, 
the delivery of the following long-term sustainable transport projects will be 
supported: 

• A footpath/pavement between Utkinton and Tarporley 
• A footpath/pavement between Utkinton and Cotebrook 
• A footpath/pavement between The Fox and Barrel PH and Oulton Mill 

Lane running at the rear of the dwellings  
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• The completion of the missing section of the footpath/pavement 
between the junctions of Oulton Mill Lane and Eaton Road that link 
Cotebrook and Tarporley 

• Public rights of way should be protected and signage, gateways etc 
sympathetic to the rural environment 

 
Public Transport 
 
Some residents, particularly young people and the elderly, can feel trapped in the villages 
with movement very restricted by the lack of public transport. Timetabled bus services were 
withdrawn from the Parish between 2013 and 2014 and since then, Utkinton and Cotebrook 
have been serviced via Community Transport. 

CWaC changed the structure of these services unilaterally in spring 2018 and all that is 
currently available is: 

• ‘Community Car Service’ (previously ‘Tarporley Shuttle’): Monday, Wednesday, Friday  
09:30 – 14:30 

• ‘Extra Shuttle’  Utkinton – Cheshire Oaks: Tuesday, Thursday  09:30 – 14:30 
• ‘Rural Rider’ (run by Cheshire Community Development Trust) 

o Northwich:  Wednesday   09:30 – 12:30 
o Winsford:     Wednesday   13:30 – 15:30 

• In addition, a local retail shop (Rose Farm) provides a subsidised service from Tarporley 
to Utkinton on Thursday that requires travellers to book and costs £2.00. The shop is 
seeking to expand this service across the Ward and to other villages to increase footfall. 

 
The first three services, above, require membership and booking 24-hours prior to travel, 
both ‘Extra Shuttle’ and ‘Rural Rider’ allow concessionary fares for residents who are 
‘members’ but this is simply not sufficient to fulfil present and future demand. 
 
The need for regular bus services across the Parish to connect to other nearby service 
centres such as Chester are seen as vital to improving the quality of life for residents, 
particularly the younger and older members. The surveys conducted as part of the Utkinton 
and Cotebrook Neighbourhood Plan provided an insight into what residents might require 
and the degree of isolation and lack of sustainability of the Parish in terms of transport 
infrastructure. 

The initial NDP Survey in 2017 asked residents a number of questions relating to aspects of 
life in the Parish. In terms of Public Transport, there were 103 respondents who were critical 
of the lack of public transport. 

Utkinton lies: 
• 1.7 miles from the nearest bus route (Service 84, Burton Square, Tarporley) 
• 1.9 miles from Tarporley Health Centre 
• 2.2 miles from Dentists 
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• 4.2 miles from the nearest Railway Station (Delamere – to Chester and Manchester) 
 
 
 
Cotebrook lies: 

• 2.4 miles from the nearest bus route (Service 84, Burton Square, Tarporley) 
• 2.6 miles from Tarporley Health Centre 
• 3.0 miles from Dentists 
• 3.2 miles from the nearest Railway Station (Delamere) 

 
Some of the above are accessible by Community Transport (CT) but due to their timings they 
are not accessible to the vast majority of residents seeking to get to work, educational 
facilities and health appointments, or for leisure purposes outside the Parish. This increases 
the usage of private cars and taxis and precludes all but those who are members of the 
Community Transport schemes from ‘normal’ activities outside the two communities. By 
definition, it will increase the propensity of younger families against settling in the Parish. 

 

 

 

Figure 8:   Picture showing the challenges for connecting the four parishes and key bus services 
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The primary availability of these Community Transport services is that they are ‘sandwiched' 
between the use of vehicular resources for morning and afternoon school runs. Their timing 
is based on the availability of vehicles and drivers rather than the needs of the residents 
who might use them. 

Recently Utkinton and Cotebrook Parish Council has combined with other Parishes in the 
Tarporley Ward (Little Budworth, Eaton/Rushton and Tarporley and Tiverton) to discuss an 
alternative service providing a connection for residents to the existing ‘84’ Service (provided 
currently by Arriva Bus). The “84” runs between Chester and Crewe and the shuttle service 
is to be based on three circular routes to take in the villages between 07:00 and 19:00 
Monday – Friday. The feasibility and viability of such a service is being tested but the case 
for the Parish must be pressed vigorously. The diagram below shows the possible coverage 
of each ‘circular’ service taking in Tiverton residents for whom the recent withdrawal of 
funding for the 83 service by Cheshire East has created problems. 
 

 

 
Figure 9:   Three possible routes to connect all parishes and all main transport modes 

 

In a recent CWaC Consultation of Local Service Centres (LSC), Utkinton was designated as a 
LSC whereas Cotebrook was not. The unsuitability for this designation was presented in a 
cogent manner but the logic was summarily rejected. This could have a longer-term impact 
on the provision of services with a consequent targeting for development – without the 
necessary transport infrastructure to support it. Although Utkinton and Cotebrook both 
have ‘bus shelters’ owned by the Parish Council. 
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POLICY 6     Transport 
 
a)      All developments that generate significant amount of vehicle movements 
must be supported by a Transport Statement or Transport Assessment to be 
produced by an independent consultant. 
 
b)      Developers will be required to identify the realistic level of traffic which 
development proposals are likely to generate, and to consider the impact of 
additional traffic on other road users and pedestrian safety. This assessment 
should include steps to mitigate the harmful effects together with a timetable 
to deliver the mitigation. 
 
c)      Linkages will be made to public rights of way that extend out of the 
development into the surrounding countryside towards the existing public 
rights of way network and into open fields with new paths. 
 
d)      Other than the A49, roads in Cotebrook must have a compatible speed 
limit with Utkinton of 20mph 
 
e)      The installation of appropriate village gateways and suitable signage on 
the main access routes to Utkinton and Cotebrook will be supported 
 
Whilst the policy at (d) may seem excessive and unnecessary, the argument of residents is 
that through traffic creates problems due to speed and the arbitrary boundaries for the 
imposed speed limit does not really take into account the fact that vehicles travel 
throughout the parish roads to get to their destinations. This is exacerbated by an increase 
in traffic at drop off and pick up times at St. Paul’s Primary school and Cotebrook pre-school. 
The safety of children and other road users does not begin or end at some boundary 
designated by theoretical application.  
 
Fatal and serious crashes are much more likely on urban and rural roads compared with 
motorways. In 2017, there were 9,134 fatal and serious injury crashes on rural roads. This is 
approximately 30% of the total fatal and serious injury crashes in that year.  
Direct Line and BRAKE report on Safe Driving - Speed 2018 
 

As previously stated, the lanes are much used by cyclists, walkers, horse riders and 
residents. Where there are no pavements as in many of the lanes, danger to these people 
and animals is increased dramatically. 

Utkinton may not have a main road, but it suffers from similar problems to other main 
roads. The route from Tarporley through the village and out to Willington and the Key 
Service Centre of Kelsall has a 60 mph limit for much of its length, only dropping to 30 mph 
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after the Wood Lane crossroads. Local observation suggests that cars travel at speeds well 
above those that could be considered safe or legal. There are similar problems in Cotebrook, 
where HGV's and the density of traffic exacerbate the situation. Whilst there are speed 
signs, there is nothing that indicates vehicles are entering a rural village. 
 
Given the danger created, anything that may reduce it must be considered. Village 
Gateways are one form of speed reducing measure because they not only give the 
impression of a road narrowing, but the siting of gates close to the edge of a road provides a 
visual deterrent to excess speeds. Gates also have the added benefit of enhancing the 
environment, particularly in rural locations, while also highlighting further the presence of a 
settlement, which aids local identity and community cohesiveness. 

They can take many forms and where available space is limited, there are many examples of 
smaller angled gates, which have the same effect. These gateways always display the village 
name to introduce drivers to the village.  

These measures have a relatively low cost and help to create a 'sense of place' when drivers 
enter the village. They do not cause disruption to buses, emergency vehicles or problems for 
cyclists or pedestrians. They are measures, which have been shown to improve road safety, 
and even the modest gateway treatments reduced all accidents by 19% whilst more 
elaborate gateways reduced accidents by 45% (Somerset County Council 2017). 

 
 

 
Figure: Tirley Lane - Bronwyn Kelly 
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LOCAL DISTINCTIVENESS AND 

LANDSCAPE 
"No driving over 40"  

 Pupil Aged 9 yrs.  
 
There is a deep and genuine concern that development will affect the distinctive landscape 
around the Parish and the flora and fauna within and upon it. The residents of Utkinton and 
Cotebrook are proud that their respective villages are set in a beautiful and varied 
landscape, with hills, valleys and views of distant ranges from the Clwydian range to the 
Pennines range of hills.  
 
Every survey and consultation undertaken by the Parish Council, NP Steering group and 
others relating to the landscape has confirmed that the spectacular views, from the high 
points of the Parish to the plains below, are cherished. Many appreciate the distinctive 
sandstone on which much of the Parish is founded, and the way it has characterised the 
village in outcrop, quarry, buildings and walls. Residents and visitors value the open space 
in, around and between the two villages, which provide an opportunity for recreation and 
help the villages to retain their rural character. Any development in these areas would 
damage the fundamental healthy and beneficial nature of those spaces. 
 
Encouraging and supporting local distinctiveness 
 
The issues Parishioners identified were: 
 

Ø Retain the “village feel” and the sense of place. 
Ø Maintain views and vistas across open countryside 
Ø Retain natural and distinctive features 

 

POLICY 7     Landscape 
 
a)      To protect the landscape, applications for development must include an 
assessment (where appropriate) of their impact on adjacent woodlands, 
hedgerows, ponds, streams, ditches and ecological features.  
 
 

b)      Landscaping should harmonise with the rural village character; materials 
and planting should be sympathetically chosen. 
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c)      Distinctive local features, that form part of the attraction for tourists and 
locals, must be retained. These include Cheshire railings and sandstone walls, 
which often form buttresses on undulating ground, and iron fingerposts. 
 
d)      The use of boundary features within any development should respect 
local tradition, materials and species mix.   
 
e)      Boundary treatments should be appropriate to the location and to 
existing buildings. A varied rural approach utilising local materials should be 
supported and high solid timber fencing should be avoided. Where this is not 
possible, there should be sympathetic planting to mitigate the impact.  
 
f)      The use of native species in hedgerows, trees and other soft landscaping 
should be encouraged and applications to fell significant trees or hedgerows 
must be supported by appropriate and convincing evidence. 
 
Explanation: 
Such conditions will contribute to a sense of place within the community and help 
integrate additions to local architecture and colour. These recommendations are designed 
to help applicants and developers deliver our objectives.  
  
 

 
 
 

Figure 11:  View towards Willington and the Welsh Hills - Kathryn Dahill 
 Commented [FT1]: Should there be a page break here? 
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NATURE AND CONSERVATION 

 
"Almost everyone is lovely and there's lots of fields and dog walking places" 

Pupil 11yrs 
 
 
In 2011, the government published their Biodiversity 2020 ‘strategy for England’s Wildlife 
and Ecosystem services’ which built on the recommendations of the earlier Natural 
Environment white paper. The mission of the Biodiversity 2020 strategy is to ‘halt overall 
biodiversity loss, support healthy well-functioning ecosystems and establish coherent 
ecological networks, with more and better places for nature for the benefit of wildlife and 
people.’ 
 
Future development of Utkinton and Cotebrook should respect and improve the natural 
environment. The most intact landscapes, in terms of biodiversity, landform and 
historical/cultural associations should be valued highly when planning decisions are made. 
Protection and enhancement of Utkinton and Cotebrook’s natural assets is of crucial 
importance for nature conservation and ecosystem services but it is also important for the 
health, wellbeing and enjoyment of future generations.  
 
Protecting landscape and nature conservation interests 
 
The issues Parishioners identified were: 
 

Ø Protect local wildlife sites and habitats 
Ø Extending green space and new nature conservation areas wherever possible. 
Ø Keeping dogs under control and clearing up along footpaths and open spaces 

 
Following adoption of the Neighbourhood Plan, Cheshire Wildlife Trust advises that the 
following recommendations should be implemented. For a full explanation of the activities 
required, please see the report. (Protecting and Enhancing Utkinton and Cotebrook’s 
Natural Environment April 2018):   
 
 

POLICY 8     Landscape and Wildlife 
 

a)   The design and layout of new developments should respect local    
character. 

b) Development adjoining open countryside should provide a sympathetic 
transition and where appropriate, landscaping should integrate with 
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wildlife corridors. The provision of features beneficial to wildlife within 
developments will be supported and retained. New development should 
take the following into account: 

c) The location and setting of tree planting should be designed to conserve 
and enhance local character and native tree species should be used. 

d) Existing mature trees should be retained and protected on development 
sites. In the case of a tree that is deemed diseased or unsafe by a tree 
specialist, a suitable replacement native tree must be planted. 

e) Existing hedgerows must be retained, especially those on the side of 
roads within the Parish. Any hedgerows damaged or removed as a result 
of development must be replanted with native hedgerow species. 

f) New hedgerows of native species are encouraged as boundary 
treatments around and within new developments. 

g) Create links between existing 'wildlife corridor network' 
 

h) Improve the quality of the 'wildlife corridor network' and assess against 
Local Wildlife site selection criteria. 

i) Protect, enhance and connect areas of high/medium value, which lie 
outside the wildlife corridor. 

j) Existing sandstone walls, including those which are part of hedgerows, 
must be retained and kept in good order. 

k) Existing watercourses and wetland features such as ponds should be 
retained to enhance local diversity. 

l) Ensure measures to protect wildlife species. 
 

m) Ensure net gain policies are embedded in Neighbourhood Planning 
policies 
 

n) Ensure habitat mapping 
 
       o) Hedgerows, trees and watercourses which make a significant      

contribution to the amenity, biodiversity and landscape character of the 
surrounding area should be preserved and development that would 
adversely affect them will not normally be permitted. 

 
  p)   In exceptional circumstances, where the benefits of development are 

considered to outweigh the benefit of preserving trees, hedgerows and   
watercourses, development will be permitted subject to appropriate 
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mitigation. The retention of trees, hedgerows and watercourses in situ 
will always be preferable. 

 
    q)       Where a development may threaten protected trees, an independent 

arboricultural assessment must be submitted with development 
proposal 

 
   r)        New developments will be required to include suitable planting of 

trees and hedgerows. Where available, this must be in compliance 
with the most up-to-date local planning authority guidelines. 

 
 

Habitat Distinctiveness 
 

 

 
Figure 12:  Protecting and Enhancing Utkinton and Cotebrook’s Natural Environment  
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OPEN SPACES 

 
"I don't like the busy roads" 

Pupil 9 yrs 
 

 
 

Figure 13:  The Mill Pool at Luddington Hill, Utkinton - Dave Dunford 
 
Open local green spaces are a key factor in residents’ health and welfare, safety and 
pleasure and these spaces are needed to retain the beauty and attraction of the ASCV and 
the key landscape features.   
 
Sandstone walls and hedges with trees enclose many fields, lanes and dwellings. Indeed, 
some dwellings throughout the Parish have been constructed of sandstone. It is a 
ubiquitous building material throughout Cheshire much admired, appreciated and desired 
by those that live here and by many visitors to the area.  

Views and vistas are not only attractive and precious to residents of both Villages but are 
enjoyed by visitors to the area. Indeed, the area attracts many walkers, holidaymakers and 
people having business in the surrounding villages and towns. This benefits retail outlets 
and local Bed & Breakfast establishments, particularly those run by members of the farming 
community. Such business increases diversity, boosts income and benefits retail businesses 
in the Parish. Therefore, these views must be retained, protected and not blighted by 
development. 
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The table below provides information about how the Local Green Spaces meet the criteria in 
the National Planning Policy Framework. The local green space is also recognised as an 
important feature in the Spatial Character Assessment and two are identified in Figure 1 

 
 
 
 

Open Space Size Proximity to the 
Community 
 

Demonstration of Special Value 
to the Local Community 
 

Ownership 

Utkinton  
Field (known 
locally as the 
'donkey field') 
Adjacent to 
Rose Farm 
shop 
 

0.85 ha Located centrally within 
the centre of the village 

Situated in the heart of the 
village, the field is central to the 
views within and outwith the 
village. The area is adjacent to a 
cafe and other facilities which 
are a meeting place for the 
residents and visitors who come 
to the area for leisure and retail 
purposes. It is appreciated by 
residents and visitors from other 
Parishes and the wider area, as a 
place to meet with families and 
friends. Large trees at the 
boundary edge of this field bring 
a sense of greenery and nature 
onto the main carriageway and 
the open space. 
 

Private 
ownership 
 

Cotebrook 
Area to the 
rear of 
Woodlands 
Close (Known 
locally as the 
village green) 
 
 

 
 

 
Located centrally 

 
The area is a safe, quiet secluded 
place with easy access, free from 
traffic. 

Rented 
from 
Cheshire 
west and 
Chester by 
UCPC 

 

 

Table 1:   Proposed Open Spaces in Parish   
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                     Fig 15:  Map of area known locally as the 'donkey field' 

 

The 'donkey field' as it is known locally, has been the subject of several planning 
applications. Each one has been objected to by the Parish Council and active groups within 
the Community. Regular visitors to the village and farm shop also signed a petition objecting 
to any development of the field, as it is a source of pleasure to all. It also allows excellent, 
extensive views of the surrounding area.  

As part of its objection, Utkinton and Cotebrook Parish Council and the Neighbourhood Plan 
Group commissioned Peter Black, a chartered town planner to produce a Landscape 
Character Assessment which was based on a desk study, fieldwork and discussions with 
local people. It was submitted to Cheshire West and Chester as part of the Parish Council's 
objection to the development. 

Chester West and Chester Planning Department objected to the last application based on 
their assessment of the landscape value of the site. The developers appealed to the 
planning Inspectorate at Bristol and the appeal was rejected by the Inspector in a report 
which provides a definitive opinion on landscape and planning issues on the site. (Appeal 
Decision APP/A0665/W/18/3196169) 
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Community Orchard 

 

 

 

Fig.15:     Plan of proposed location for Community Orchard - Cotebrook 

 

The blue and white shaded area (site of the proposed Orchard) is in the heart of Cotebrook 
Village. It has excellent access, with a nearby car park and cafe. It is sheltered, safe and is 
well known to people in the Parish. One of the benefits is it is within the most built up area 
of Cotebrook Village, it has two bench seats (not shown) which means it is convenient for 
most people, particularly the elderly and those not wishing to take part in any project. 
Anyone can enjoy the simple pleasure of sitting in an orchard, enjoying the wildlife it would 
attract and the opportunity for social engagement such a site would create. 
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POLICY 9     Local Green Spaces 
 

a) To protect the character and identity of Utkinton and Cotebrook and 
preserve its green spaces, the Neighbourhood Plan designates the above 
areas as Local Green Space due to their special character, significance 
and community value. Development on designated Local Green Space 
will not be permitted, other than in very special circumstances.  
 

b) Development must respect important views into and out of the Parish 
due to their special character (see attached list), significance and 
community value.  
 

c) Planning applications will be required to demonstrate how they have 
reflected the local character of these views and vistas through 
sympathetic design and materials, retained and framed (where relevant) 
views of the wider countryside and local landmarks. 

d) Any development must be assessed in the following areas for its 
potential damage to the views and vistas mentioned below. 

 
e) Proposals must demonstrate how any potential impacts on the character 

of the Parish have been considered and mitigated. 
 

f) The impact on local service businesses and tourist-based businesses 
must be assessed when considering the damage that may be done. 
 

g) All applications for development on sites or land must demonstrate 
within their Design and Access Statements how to minimise any negative 
visual or landscape impact and comply with, and add value to, the listed 
objectives. 
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Views and Vistas. 
 
The following is a list of views and vistas that are deemed by the residents of the Parish as 
important to the character and distinctiveness of Utkinton and Cotebrook (N.B. this list is 
not exhaustive) 
 
From the Cafe and Rose farm shop complex. 
Views north-west to the Clwydian Mountains and north-east across the village. 
 
From Ridge Hill. 
Views south- west to Beeston, Peckforton, and Bolesworth Castle. 
Views looking to the west and north-west views to the Wirral and Liverpool.  
 
From Fishers Green at its junction with Ridge Hill.  
Views to Utkinton over rolling fields.  
 
From the A49 in Cotebrook looking east. 
Views of the Pennines. 
 
From Luddington Hill views moving down into Cotebrook.  
Views north-east over rolling hills. 
 
From Quarry Bank junction with Heaths Lane 
Views looking east towards the Pennines 
 
Views from Rowley Farm south and south west  
Looking towards the Sandstone Ridge, Peckforton and Bickerton Hills, Carden Cliff and the 
Wrekin 
 
Views from Quarry Bank 
Views of the Clwydian Mountains 
 
From Tirley Lane 
Views looking south, west and north-west. Views of the Cheshire Plain, Clwydian Mountains, 
Wirral and towards Shropshire and the Wrekin 
 
From Big Field Lane. 
Looking west, views of the Cheshire Plain and the Clwydian Mountains 
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                                                                       Figure 16:  Sunset over the Parish - Bronwyn Kelly 

 
Each of us has a responsibility to protect the environment and by imposing conditions on 
land in the more rural areas of the Parish, the more developed areas will improve. 
Therefore, all applications for development on sites or land must demonstrate within their 
Design and Access Statements how to minimise any negative visual or landscape impact and 
comply with, and add value to, the listed objectives. 
 
We must protect and wherever possible, restore, create and manage other wildlife sites as 
indicated in the Cheshire Wildlife Trust Report. Whilst the responsibility for the process of 
the work must be addressed by the Parish Council, partners, volunteers, developers must 
contribute to the work, even if it is not within the immediate locale in which they wish to 
develop. Therefore, as well as profiting from development, they must pay for the 
environmental damage that development causes. Such benevolence will enhance the 
environment in the Parish. 
 
Whilst development is inevitable, no proposal should impinge on sites of amenity and open 
space value for residents, visitors and as importantly future generations. It is assumed that 
all development proposals will adhere to national government landscape and nature 
conservation policies. Where possible green space and nature conservation areas should be 
extended and tended where and when necessary. It is hoped that the above proposals and 
policies will benefit everybody who has an interest in the well-being of everybody who 
enters the Parish area. 
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PLAN DELIVERY & IMPLEMENTATION 

 
 
The Neighbourhood Plan will be delivered and implemented over a long period and by 
different stakeholders and partners. It is not a rigid 'blue-print' and provides instead a 
'direction for change' through its vision, objectives and strategy. Flexibility will also be 
needed as new challenges and opportunities arise over the plan period. In this respect, the 
review period will be crucial. 
 
There will be three strands of activity, which will direct delivery, and each is important in 
shaping Utkinton and Cotebrook in the years ahead. These comprise: 
 

§ Securing the right private sector investment in the Parish through new development 
will be crucial. The statutory planning process will direct, and control, private 
developer and investor interest in the Parish in the context of the Neighbourhood 
Plan and the wider Local Authority and National Planning Policy Framework 

 
§ Investment in, and management of, public services, assets and other measures to 

support local services and vitality and viability for the villages. In the context of the 
prevailing economic climate and public funding, there is a recognition that public 
investment in the villages will be challenging to secure. 
 

§ The voluntary and community (third) sector will have a strong role to play 
particularly in terms of local community infrastructure, events and village life. This 
sector may play a stronger role in the future  
 

In terms of the key areas of action, the following summarises the Parish Council approach to 
delivery and implementation; 
 

§ Housing Growth:  The Parish Council will work with the Local Authority to deliver 
small scale, incremental growth over the Plan period. The Parish Council will work 
with landowners and stakeholders to ensure brownfield and infill sites are brought 
forward first 

§ Local Character:  The Parish Council will work with landowners and stakeholders to 
ensure that the features that characterise the Parish are protected, retained and 
maintained 

§ Local Facilities:  The Parish Council will work with local organisations and the 
Borough Council to retain facilities and improve services for local people 

§ Local Economy:  The Parish Council will work with the Borough Council and with 
business to improve job opportunities in the Parish. The creation of small business 
units within the Parish will be encouraged. 
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§ Transport:  The Parish Council will work with the Local Authority highways 

Department to find ways to improve road safety and provide footways and to 
address speed and parking issues. It will work with landowners and stakeholder to 
ensure that cycle ways, bridle paths and public footpaths are retained, maintained 
and where possible created. 

§ Communication:  The Parish Council will work with providers to ensure that modern 
communication infrastructure is provided in the Parish. 

§ Landscape and Environment:  The Parish Council will work with Cheshire Wildlife 
Trust to ensure that wildlife and the countryside surrounding Utkinton and 
Cotebrook is protected 

 
The Utkinton and Cotebrook Neighbourhood Plan is a 'living' document and as such will be 
reviewed every five years. 
 
 
Next Steps and Summary 
 
The following sets out the next steps for the Neighbourhood Plan: 
 
Final Document – Autumn 2019 
Independent Examination – Late Autumn 2019 
Referendum – Winter 2019 
Adoption – Winter 2020 
 
 
Utkinton and Cotebrook Parish community spirit and feel was palpable in the conversations, 
public meetings and consultation responses. Residents and visitors treasured its rural 
atmosphere, its calm, the therapeutic nature of the environment and the views and vistas 
across the surrounding countryside. Retaining the feel and size of the villages should be an 
important consideration when providing any new development 
 
The quotes of the schoolchildren may appear whimsical, but they are simple honest 
expressions of their concerns. They are remarks that direct us to act and represent the 
generation that is relying upon us to make the right decisions. We must not let them down. 
 


