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	Town & Country Planning Act, 1990; Development Management Procedure Order 2015
Strategic Transport  
Cheshire East Council, Floor 7, Delamere House, Delamere Street, Crewe, CW1 2LL.                                                   




INTERNAL CONSULTATION RESPONSE

FROM: HEAD OF STRATEGIC TRANSPORT  
TO:       HEAD OF PLANNING - DEVELOPMENT MANAGEMENT   (Nick Hulland)
FOR:    CHESHIRE  EAST COUNCIL 
REGARDING: A FORMAL PLANNING APPLICATION CONSULTATION 

	SITE LOCATION  HOLLY TREE HOUSE, PEPPER STREET, CHELFORD

	PLANNING APP No: 20/4976M

	PROPOSAL  Proposed development of a Retirement Care Community (Class C2) involving the demolition of existing dwelling and outbuildings, retained single point of vehicular access, retained tennis court, fishing/boating lake, Japanese Water Garden, secret/sensory garden, with new allotments, bowling/feature greenspace and woodland walks; construction of a 60 bed registered care home with isolation capability; 72 no. assisted living extra care 1, 2 and 3 bed apartments; a village centre hub building comprising health and wellness and communal facilities, integrated satellite community healthcare (GP) clinic and 5 no. 2 bed and 9 no. 1 bed close care suites and health and wellness; associated parking (including electric car share and community minibus), bin storage, pumping station, electricity sub-station, means of access and off-site pedestrian footpath link along Pepper Street, highway improvements and biodiversity net gain

	THE HEAD OF STRATEGIC TRANSPORT RECOMMENDS:





In response to the highway comments on this application, the applicant has submitted a Technical Note to address the points in the comments that required further clarification.

Access

The applicant has undertaken a new speed survey to determine the visibility requirements at the access. The 85%ile dry weather speeds are shown in the table below for 2019 and 2021.
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The earlier speed survey results have been used by the applicant to determine the visibility splays as these are higher than the recent measurements. Manual for Street guidance on SSD’s has been used and results in 2.4m x 73m eastbound and 2.4m x 70m westbound. 

Development Impact

Clarification on tenure of the residential properties has been provided and is as follows:

The care home and close care units will be operated by the care provider whilst the tenure of the extra care apartments will be restricted to over 60’s and offered on a long or short leasehold model so that they remain occupancy restricted and linked to having to retain a minimum care support package of 3 hours per week.”

Given that the residential units will be associated with a care use, the use of lower trips rates than general open market houses can be accepted. The result number of trips that would be generated by the development in the peak hours is relatively low and not to a level that would result in any capacity problems on the local highway network.
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The development is predicted to generate 33 two way AM peak hour trips and 17 two way trips in PM peak during the week.





Pedestrian/ Cycle Access

The applicant is proposing a 2m footpath that links the site to Chelford Road, this will be provided partly within private land and the public highway. The path will not be gated and there will be lighting provided. 

An uncontrolled pedestrian crossing facility is proposed on Chelford Road, this includes the provision of a pedestrian refuge, this will provide a link to the existing footpath on the northern side of Chelford Road.

As indicated in the previous comments there is a substantial section of the A537 that does have a footway on the southern side, and whilst there is a footway on the northern side of Chelford Road the path is narrow in places between 1m and 1.2m wide.

There are no cycle paths that serve the development and there are no dedicated segregated cycle paths on the A537 through Chelford, any cycle journeys to and from the site would have to take place on carriageway


Sustainable Transport 

There is currently a bus service 88 which runs between Altrincham and Macclesfield that passes the site, this is an infrequent two hourly service. It is proposed to provide two new bus stops on either side of Pepper Street close to main site access as part of the application.

The applicant is also providing a shuttle bus for the use of residents to be used to ferry passengers to various destinations such as Macclesfield, Knutsford or the railway station in Chelford. It is indicated that this service will be managed internally, and a timetable set as to the destinations of the bus.

The number of pool cars/car club has  been increased from 8 to 16 and will be provided on the site, these will be for the use of staff/ residents that can be booked for a set time. Having the provision of pool cars will aid reducing car ownership but may not be convenient for use as journeys would have to be booked in advance. 

Car parking 

The applicant has reduced the number of parking spaces from 165 to 128 which includes 22 mobility spaces, this level of parking accords with CEC standards. As the development proposal is for a retirement care community use it is important that there is not an excess of parking on the site that encourages car ownership and traffic generation. 


Summary and Conclusions.

The information provided regarding the proposed access and also the approach vehicle speeds has demonstrated that the access design is acceptable to serve the development. A concern of this development proposal is that the residential apartments would be open market units and not restricted to care use, this has been clarified by the applicant that all units will be occupied by residents needing care.  A condition will need to be applied to restrict occupancy to the over 60’s that are in need of care.

A residential care and community use has a lower traffic generation than typical residential accommodation and as such the trip generation from the site is relatively low and does not cause any capacity problems on the local road network. 

The site will be connected to the existing pedestrian network by provision of a new footway along Pepper Street and also a pedestrian refuge crossing facility on Chelford Road. However, the development is situated in an isolated rural location that is some distance away from many facilities such as supermarkets/ shops and public transport facilities. Whilst, there are a number of facilities provided within the site to reduce travel such as shuttle buses and pool cars, the vast majority of trips will be vehicle based both from residents and vehicle deliveries to the site.

This development would be better placed in an urban environment and is not considered to be readily accessible and this matter should be included when making an assessment of the overall sustainability of the site by the planning officer. 













































Signed:  Neil Jones      FOR HEAD OF STRATEGIC TRANSPORT                        Date: 19/04/2021                     . 
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