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Executive Summary
This is the pre-consultation version of the Somerford Neighbourhood Plan. Once the plan is
adopted (‘made’) following consultation and approval it will form part of the statutory
development plan for the area, together with the Cheshire East Local Plan Strategy when
the latter is adopted.
The purpose of the plan and the policies it embodies is to inform and control planning
decisions in Somerford so that
T it can be kept as an identifiable attractive rural village
community while still contributing to the wider geographical community as it is required to do
by the Localism Act of 2011 which defines the role and powers of neighbourhood plans.
The main aims of the plan are: to deliver sustainable housing development over the plan

period while retaining the rural character of the area; to promote
sustainableas
businesses
that
develop Somerford
a thriving community;
and to e
fit into the rural economy without
significant environmental impact; to reduce the need for
d
travel by car; to make travel in Somerford as safe as possible for all users; to retain the rural
character of Somerford ; to develop Somerford as a thriving community; and to ensure
development is well designed and reflects the heritage and the distinctive character setting
of the village.
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Introduction
The Localism Act of 2011 gave new rights and powers to local communities including
parishes. It introduced Neighbourhood Planning into the hierarchy of spatial planning in
England and gives communities the right to shape future development at a local level.
In November 2014, being mindful of the considerable impact that the proposals in the
emerging Cheshire East Local Plan would have on our area, Somerford Parish Council
decided to produce a Neighbourhood Plan and appointed a steering group of Parish Council
members and residents to take the process forward. Following this, the application by
Somerford Parish Council for Somerford Neighbourhood Plan Area to be designated was
finally agreed by Cheshire East Council on 20th July 2015.
Once completed and adopted the Somerford Neighbourhood Plan will form part of the
statutory development plan for the area, together with the Cheshire East Local Plan Strategy
(CELPS) when the latter is adopted. Planning applications must then be determined in
accordance with the statutory development plan, unless material considerations indicate
otherwise.
The policies in this Plan are in general conformity with the higher level planning policy, as
required by the Localism Act 2012. These include European Regulations on strategic
environmental assessment and habitat regulations, the National Planning Policy Framework,
National Planning Policy guidance, the CELPS and the saved policies from the Congleton
Borough Local Plan.
The Plan Period for the Somerford Neighbourhood Plan is until 2030. Within the Plan Period
it will be possible to update the Neighbourhood Plan if necessary. Although there is no
statutory requirement to do this it may be advisable in the event the Cheshire East Local
Plan Strategy is modified. This is because such changes could cause policies in the
Neighbourhood Plan to become out of date and therefore carry less weight in planning
decisions.
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The Neighbourhood Plan Area
The Neighbourhood Area is the area that will be covered by the Neighbourhood Plan. The
Somerford Neighbourhood Area, which is the same as the area defined by the Somerford
Parish boundary, was designated by Cheshire East Council on the 20th July 2015. The
Council’s decision empowers Somerford Parish Council to produce a Neighbourhood Plan
for the Parish.

Neighbourhood Plan Area:

!
!
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Our Vision, Aims and Objectives
After consultations with residents a number of issues were identified and from these a set of
aims were written to try to address these issues.
Our Vision:
Somerford should be kept as an identifiable attractive rural village community which enjoys
the peace associated with being part of the countryside while still contributing to the wider
geographical community. The character of Somerford must be maintained in order that its
rural and agricultural surroundings remain an attractive place to live, work in and visit.
The aims were identified as follows:
•

To deliver sustainable housing development over the plan period while retaining the

•

To promote sustainable businesses that fit into the rural economy without significant

•

To reduce the need for travel by car and shorten the length and duration of journeys

•

To retain the rural character of Somerford by preserving our attractive landscape,

rural character of the area with its open countryside and ensuring it continues to be
an attractive place to live.

environmental impact.

and to make travel in Somerford as safe as possible for all users.

environment and green spaces and ensuring the Parish remains distinct and
separate from Congleton, with high quality agriculture land preserved, nature
conservation supported, and its land used efficiently.

4

!
!

•

To develop Somerford as a thriving community, meeting the needs of the community

•

To ensure development is well designed and reflects the heritage and the distinctive

while maintaining the character and vitality of the village.

character setting of the village.
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These aims in turn led to the following objectives:
Employment:
•

To sustain and enhance a range of employment opportunities within the parish,
enabling growth by supporting existing businesses and encouraging sustainable new
enterprises that help the rural economy, without having adverse environmental
impacts.

Community Facilities:
•
•

To maintain and improve community facilities within Somerford Parish.
To influence utilisation of funds secured through planning agreements made in
association with new developments, to make appropriate improvements to
community and recreational amenities, services and facilities.

Housing:
•

To accommodate new housing development appropriate to the rural setting, to satisfy
strategic growth requirements, fulfil local housing needs, and deliver locally needed
infrastructure in parallel.

Design:
•

To ensure that all new development is sustainable, demonstrates high standards of
design and reflects the local context and character.

Nature Conservation:
•

To protect and enhance the natural assets of the Parish and with careful
management to preserve the valued environmental assets and uphold the rural
character of the parish.

Heritage Assets:
•

!
!

To preserve and enhance heritage assets in order to protect the distinctive local
character of the area.

!
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Transport:
•

To make moving round and through Somerford more convenient and safer, including
making provision for public transport, cycling and walking.

PS400/CS44:
•

To ensure that the proposed urban extension (Site PS400) is developed to create a
sense of place, to complement its location and rural setting, to provide for local need
and to be supported by necessary infrastructure in so far as it affects Somerford.

Each of these objectives is supported by policies established using feedback from residents
from surveys and consultation events, our Housing Need Assessment and our Character
and Landscape Assessment. These can all be viewed on our website
www.somerfordplan.co.uk
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Context and General Data
Strategic Context
Somerford is a civil parish set in the rural landscape in Cheshire-East, bordering the
neighbouring historic market town of Congleton and approximately 7 miles south-east of
Holmes Chapel (the second largest settlement in proximity to the parish). Somerford had a
population size of 430 people, according to the published census data from 2011. Since that
date the number of dwellings has risen from 143 to approximately 200 due to the new
development at Loachbrook and there are planning applications submitted to the local
authority which would take the total number to somewhere in the region of 1200 homes.
The character of the parish is defined by the concentrated linear development extending
from Congleton, along Holmes Chapel Road, and development around the Blackfirs
Plantation. Beyond this key settlement the parish consists of large dwellings with irregular
spaced plots, together with farms, agricultural or equestrian uses set within the open
countryside. The parish also includes a large caravan holiday park, near the Dane river
valley.

Socio-Economic Context
In 2011, Somerford had a population of 430, and an average household size of 3.0 persons.
This
is larger
than both
local
national
averages.
The latter
is greater
thanthe
both
theand
local
and national
averages.
The largest age group in Somerford is
ages 45-64, at 38%. This is much
higher than the figures for Cheshire
East (29%) and England (25.4%). The
proportion of people aged 85 and over
is, by contrast, lower in Somerford (1%)
than the local (3%) and national (2%)
averages.
!
Figure 4: Age structure in Somerford

16

Source: ONS, Census 2011. AECOM calculations
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The proportion of people in the 45-84 age groups
havevery
undergone
considerableincrease
increase
undergone
It also has
limited a aconsiderable
p

i in Somerford between 2001 and 2011, but with no growth in the 85 and over age group (in
great contrast to the local and national trends). However, Somerford is becoming
significantly more undercrowded, which is strongly indicative of an ageing population. In
other words, larger units that once housed a family are gradually losing residents (from
children moving away, and then parents becoming widowed or moving into care), resulting in
decreasing number of persons per room.

!
!
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The level of owner occupation in Somerford is higher than the Cheshire East average and
significantly higher than the England average. The proportion of socially rented housing
(rented from the Council or a Registered Social Landlord) is much lower than local and
national averages. There are also a far lower proportion of privately rented units in
Somerford compared to the Cheshire East and England averages.
The proportion of single person households aged 65 and over in Somerford is lower than
both the Cheshire East and England averages, which is perhaps surprising given the age
profile of the village. However, at the same time, the proportion of single family households
aged 65 and over is much higher than the local and national averages.
The plan area is home to a much higher than average proportion of families with no
children.Household
Householdcomposition
compositionchanged
changedininthe
the10
10years
yearsbetween
betweenthe
the2001
2001and
and2011
2011
CCensuses. Overall, there was a large increase in single person households in the plan area,
which was much greater than the local and national average increases. This increase
affected both households over and under the age of 65. There were also larger than average
increases in one family households, and in particular families over the age of 65 and those
(under 65) with no children. There were smaller, but still above average, increases in family
households with dependent and non-dependent children.
Somerford has a far higher proportion of economically active residents that are selfemployed compared to Cheshire East and England. Full-time employee levels in Somerford
are significantly lower than the Cheshire East level, but higher than the England level, while
its unemployment level is lower than both the national and local averages.
Somerford residents travel further to work than both the Cheshire East and England
averages with 39.55% of residents travelling more than 10km to work, compared with an
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average for this distance band of 33.82% of Cheshire East residents and 29% of England
residents. This indicates Somerford is popular with long-distance commuters. There is also a
high proportion of people working mainly at home, more than double the Cheshire East
average and almost treble the England average.
(Data taken from the Somerford Housing Needs Assessment carried out by AECOM – see appendix).

Land
Use
Land Use
In terms
termsofofland
landuse,
use,
whole
Somerford
Neighbourhood
Planisarea
is classified
as
thethe
whole
Somerford
Neighbourhood
Plan area
classified
as
“Lower farms
TheThe
key key
characteristics
of LFW
gently
“Lower
farmsand
andwoods-LFW4”.
woods-LFW4”.
characteristics
ofare
LFW
are rolling
gently rolling
topography, prominent
hedgerow
boundaries
with with
standard
trees, trees,
a mix of
topography,
prominent
hedgerow
boundaries
standard
a cattle
mix ofand
cattle and
arable fields
paddocks,
highhigh
density
of woodland,
a medium
settlement
arable
fieldsand
andhorse
horse
paddocks,
density
of woodland,
a medium
settlement
density and large numbers of small water bodies. The area has impermeable

density and large numbers of small water bodies. The area has impermeable
superficial geology, consequently there is a high potential for surface water flooding.

superficial geology, consequently there is a high potential for surface water flooding.
Our predominant land uses include agriculture and equestrian with several other

Our predominant land uses include agriculture and equestrian with several other
related rural industries. Somerford has very few brownfield sites.

related rural industries. Somerford has very few brownfield sites.
Somerford has some linear development mainly along Blackfirs Lane, Holmes

Somerford
linear
development
mainly along
Blackfirs
Lane,
Chapel Roadhas
andsome
Chelford
Road
with wide grass/tree
lined verges
giving
its Holmes
Chapel
Roadvalue,
and Chelford
Road
grass/tree
lined
verges giving
its
characteristic
most of the
treeswith
are wide
protected
with Tree
Preservation
orders.
The houses arevalue,
all individual
and
settrees
well back
from the road,
a variety
of design orders.
characteristic
most of
the
are protected
with in
Tree
Preservation
styleshouses
from traditional
to arts andand
crafts
average
valueinofa£500,000.
The
are all individual
setwith
wellanback
frommarket
the road,
variety of design
More recently
the site ofto
Loachbrook
Farm to
thean
south
east ofmarket
the parish
is currently
styles
from traditional
arts and crafts
with
average
value
of £500,000.
being developed for some 270 residential dwellings: more than doubling the current

More recently the site of Loachbrook Farm to the south east of the parish is currently
size of the parish.

being developed for some 270 residential dwellings: more than doubling the current
Somerford
a highly rural parish, designated as open countryside and as such has
size
of theisparish.
very few local community facilities, amenities, or services. It also has very limited

Somerford
is a highly rural parish, designated as open countryside and as such has
public transport in the form of an at most hourly bus service between Crewe and
very
few local
amenities,
or Road.
services.
It also of
has
very limited
Congleton
whichcommunity
runs along facilities,
the A54 Holmes
Chapel
The majority
residents
public
transport
in the
of an
athave
mostan
hourly
busofservice
Crewe and
use cars
to commute
andform
to shop
and
average
2.2 carsbetween
per household.
Congleton which runs along the A54 Holmes Chapel Road. The majority of residents
use cars to commute and to shop and have an average of 2.2 cars per household.
!
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It is noteworthy that the Parish of Somerford is within the Jodrell Bank consultation
Zone and therefore falls within the remit of Policy SE14 of the Cheshire East Local
Plan Strategy which states:
1. Within the Jodrell Bank Radio Telescope Consultation Zone, as defined on the
Proposals Map, development will not be permitted if it:
i.
ii.

Impairs the efficiency of the telescopes; or
Has an adverse impact on the historic environment and visual landscape setting of
the Jodrell Bank Radio Telescope.

2. Conditions will be imposed to mitigate identified impacts, especially via specialised
construction techniques.

Environment
Somerford’s Natural Environment is typically of agricultural use yet has a diverse array of
character areas such as ponds, valleys, river routes, and woodlands. The rural lands of the
parish embody the main aspects which define the environment within Somerford and include
many areas important to wildlife and biodiversity. The built environment in the parish is
largely confined to linear or ribbon residential development which typically has a backdrop of
agricultural land.
Local Green Space
Local Green Spaces (LGS) are specific designations of land within an area that meet certain
criteria, as set out in the NPPF. The purpose of designating these sites as LGS is to afford
them increased levels of protection. Four sites which met the full criteria were identified
through the plan. These areas are: Blackfirs Nature Reserve, Goodwins Pool, the proposed
country park adjacent to Back Lane Playing Fields (RSPB Land), and “Longbarrow” to the
south of Holmes Chapel Road.
As the analysis of the Residents’ Survey showed these sites were recognised as being of
particular value to the parish, not only for their practical purposes (e.g. the fishery Goodwins
Pool), but also for their historic and aesthetic qualities (e.g. “Longbarrow” to the south of
Holmes Chapel Road). There are an abundance of other sites around the parish which meet
some of the criteria outlined in the NPPF.
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Character Areas
A Landscape Character Assessment was carried out and prepared by Urban Vision
Enterprise and FFC Landscape Architects in January 2016. In the assessment, the
neighbourhood plan area for Somerford was categorised into 9 ‘Character Areas’. These
areas were defined by their landscape characteristics, and their individual qualities were
detailed within the assessment. The assessment also indicated what uses the 9 Character
Areas had, their opportunities, their constraints and their sensitivity. The assessment of
these character areas should be taken into account when future development in the parish is
proposed, so that any such development does not negatively alter the identified
environmental character of each area.

Character and Heritage Assets
The neighbourhood plan area has a rich and diverse collection of heritage assets and
distinct character features. The Landscape and Character Assessment, January 2016
identified a number of these, which include:
Highways and Byways: The Landscape Assessment of Congleton Borough, prepared by
Chris Blandford Associates in October 1999, identified a distinctive feature of the former
highway network as being the use of painted iron hurdle railings (known as ‘Cheshire
Railings’), introduced as a road safety feature on bends and at road junctions. This style of
highway treatment is a typical characteristic throughout the Cheshire landscape and is most
prevalent within Somerford, particularly on the A54, Holmes Chapel Road.

Taken at Sandy Lane Junction with Holmes Chapel Road

!
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Further examples of Cheshire Railings on Chelford Road (left) and Sandy Lane (right)

Wide grass verges are present along many roads, often with trees or wildflowers growing.

View down Chelford Road, to the junction with the A54

View down Blackfirs Lane, to the junction with Chelford Road
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Grass verges outside properties along Blackfirs Lane (left) and view down A54 close to junction with Sandy lane
(right)

Driveways of existing homes: Houses and buildings around Somerford are typically set far
back from the roadside and exhibit large front gardens with long driveways. Material choice
and methods for driveway construction are varied throughout the parish (such as gravel,
tarmac, and brick), as demonstrated in the pictures below;

Gravel used on a property along Chelford Road

Examples of homes set far back from A54, using gravel and tarmac
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Brick used at property on Blackfirs Lane

Large Estates: In the mid-19th Century much of the land in the borough of Congleton was
owned by large estates. Somerford Hall was one such estate. The structure of the
community was shaped around agricultural management. However these estates also
typically included significant managed parklands, reflecting the wealth of the family.

Taken from; http://www.somerfordhallfarm.co.uk/somerford-hall---a-history.html
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The following is a description of the Hall;
“Somerford Hall was one of the many large and imposing Georgian houses
which used to populate Cheshire but sadly it became a victim of the first
wave of country house demolitions between World War I and II.
The core of the house was built around 1720 by an unknown architect for
Peter Shakerley. The Shakerleys had inherited Hulme Hall and 3,000
acres in the mid-15th century and lived there with the estate passing
through the family until they decided that a grander seat was needed and
moved to Somerford. The house was then extended again sometime in the
18th-century by T.F. Pritchard but was most distinctively enlarged around
1800 by Lawrence Robinson (b.? - d.1797) of Middleton, Lancashire.
Robinson's work included the addition at right angles to the existing 9-bay
house of a large rectangular wing with a canted bay on the entrance front.
The new front, which faced the park, boasted an elegant, central domed
bow which had a distinct 'Wyatt' feel to it - unsurprising considering that
Robinson had been clerk of works to James Wyatt whilst he was working
at Heaton Hall and trained with James' brother Samuel.
The house was then altered for Sir Charles Watkin Shakerley in 1859-60
by Anthony Salvin, with the addition of a heavy Italianate porch. The
parkland was laid out in the 19th century by John Webb (b. c.1754 d.1828). The house was demolished in 1926 for reasons as yet
unconfirmed but probably the usual culprit of insufficient wealth for a house
of this size. Much of the parkland has now been turned into farmland but
the chapel, icehouse and the large 18th-century stables survive.”
Taken from; http://www.lostheritage.org.uk/houses/lh_cheshire_somerfordhall.html

!
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Somerford Chapel: A grade II listed building (list entry number: 1309761), built in 1725 as
the domestic chapel for Somerford Hall. Forming part of the larger estate and associated
buildings, the chapel and stables are the only remaining buildings. The building is
constructed with Red Flemish bond brick with black headers and ashlar dressing.

Somerford Chapel (Image courtesy of Julie Ann Brown)

Local Building Materials: Traditional building methods dating from the 18th century
included timber framed cottages, of which some still survive today. Other locally distinctive
building materials include orange/red bricks, distinctive to the south of Congleton Borough,
using clay extracted locally from local areas such as Mow Cop.
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Natural Environment and Distinctive
Features
Throughout its area, Somerford exhibits natural features, which are typical of a rural parish.
Landscape features provide defining characteristics for a rural parish and gives them a
distinctiveness which sets them apart from neighbouring parishes and towns. Somerford
includes some great natural aspects and these include:
Water Features: Somerford sits within the Cheshire Plain. This area is distinctive due to the
geological composition of glacial bolder clay interspersed with sand, gravel and silt. These
variations in geological composition have enabled people to physically shape the landscape,
contributing to the fertile agricultural landscape. Human activity over time has altered the
land cover and form, creating new water bodies. These are particularly visible when the
water table is high following significant rainfall.

Water body in a field adjacent to Chelford Road

Loach Brook River, viewed from Chelford Road

!
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The River Dane: The River Dane acts as a natural northern boundary for Somerford. The
meandering characteristic of the river has changed its path over time, which has resulted in
slight changes seen in the line of the river and that of the designated Neighbourhood Plan
Area. The River Dane SSSI runs from Radnor Bridge on the edge of the north-east boundary
to beyond the rivers exit from the parish at its western edge.

Eastern edge of the River Dane SSSI

Goodwins Pool: This high quality fishery is also a haven for local wildlife and is located at
the junction of Chelford Road and the A54.

Goodwins Pool course fishery, pictured in winter and summer seasons. Picture on right
taken from: https://ludchurchmyblog.wordpress.com/places-of-interest-in-cheshire/goodwinspool/
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Black Firs Nature Reserve: This nature reserve is situated south-west of Blackfirs Lane
and is a habitat and foraging ground for a number of species, including several protected
ones, such as badgers and bats, as well as polecat sightings. The Cheshire Wildlife Trust
describes the area as;
“This 1.15ha (2.8 acre) woodland – gifted to the Trust in 1991 – is
dominated

by

birch

and

oak under-planted with

hazel,

holly

and guelder rose. The site is used for environmental education and has a
circular footpath that is accessible for all, passing two ponds hand-dug
around the year 2000. The woodland is flat and lies on a thin covering of
peat, over sand. Alder and willow can be found in the wetter areas. The
site’s western boundary (the length of the original boundary) has been
planted up with native hedgerow species, which include hawthorn,
blackthorn and guelder rose.”
Taken from; http://www.cheshirewildlifetrust.org.uk/reserves/black-firs-wood

Black Firs Nature Reserve (taken from http://www.cheshirewildlifetrust.org.uk/reserves/black-firs-wood)

Agriculture: According to the Agricultural Land Classification map for the North West
Region (produced by Natural England in 2010), the agricultural land quality in Somerford
falls under the categories ‘Good to Moderate’ or ‘Very Good’. This map can be found at:
http://publications.naturalengland.org.uk/publication/144015?category=5954148537204736

!
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Examples of farmland around Somerford

Examples of livestock in the parish
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Equestrian paddocks are also largely present throughout the parish;

Topography: The topography of Somerford is generally that of flat agricultural land,
however there are many areas of undulation with ‘rolling hill’ characteristics, as well as dells
and banked river valleys. This variation in land height creates a number of viewpoints around
the parish.

View from Sandy Lane looking down into Loach Brook; the Bosley Cloud hill can be seen in the background.

Examples of ‘rolling hill’
characteristic;c fields off the A54
( off Sandy Lane
c(top), and fields
(right).
(
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Community and Stakeholder
Engagement
Consultation is vital to the Neighbourhood Planning process as this is the mechanism
through which the wishes of the community are incorporated in to the Plan.
It is important to emphasize that the Somerford Neighbourhood Plan actually belongs to the
people of the parish - and the vision and policies within it are based on listening carefully to
the wishes of the local residents, whose views were expressed in the consultations below
with local people, businesses and others with an interest in the area.
The geographical character of the parish provides for the rural settlement, with an individual
character, needs and aspirations, linked by open countryside and predominant equestrian
uses and open farmland. The consultation process and feedback therefore must reflect and
respect these characteristics and needs, which may involve settlement specific policies
alongside parish wide compromise and collective thinking.
Somerford Parish Council developed a programme of community and stakeholder
engagement and this has been used to guide the process of producing the Neighbourhood
Plan. As with all the other services it demonstrates the Parish Council recognises that the
Neighbourhood Plan must reflect the needs of the community and the locality. Accordingly
the Parish Council has sought to communicate with residents in a timely and effective
manner, and to inform and actively engage with them throughout the process of producing
the Neighbourhood Plan. The community engagement carried out on behalf of the Parish
Council in producing the draft Neighbourhood Plan is summarized in the community
engagement table.
To achieve the varied community engagement the Parish Council has used a wide range of
communication methods including special open meetings, workshops, questionnaires, and
the parish website. In addition specially printed leaflets and questionnaires were circulated
to all households in the parish at key stages.
The Neighbourhood Plan has undertaken or will be undertaking the following statutory
consultation as part of the process:

22
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•
•
•

Publicity of the neighbourhood area (already done by LPA)
CEC)
Pre-submission consultation (to be done by Parish Council)
Publicity following submission (to be done by CEC)
LPA)

In addition the following table illustrates the non-statutory community and stakeholder
engagement undertaken as part of the evidence gathering and Neighbourhood Plan
process, used to inform, shape and scope the plan:

COMMUNITY ENGAGEMENT PROCESS FOR DRAFT NEIGHBOURHOOD PLAN
DATE

METHOD

PURPOSE

February 2015

Newsletter and

To announce launch of The Steering Committee to

preliminary

establish a Neighbourhood Plan for Somerford and

questionnaire

to gather initial thoughts of residents via a
questionnaire which was hand delivered to every
resident in the Parish

April 2015

Newsletter

To give details of a consultation event on 25/04/15
Hand delivered to all residents. Banners also
erected in strategic locations in the Parish as well as
on the noticeboards and the Somerford Parish
Council (SPC) website.

April 2015
May 2015

Consultation event

To display questionnaire responses and give further

Blackfirs School

opportunity for questions and comments

Newsletter and

To request completion of the survey which would be

survey

used to draft policies for the plan. Hand delivered to
every resident with a stamped addressed envelope
for them to return the completed survey. The
newsletter also gave email options for returning the
survey

May 2015

Newsletter

To distribute a youth questionnaire so that the views
of under 18 year olds in the Parish could be included
int eh Plan. These were hand delivered to any

!
!

!
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households within the Parish known to have under
18 year olds in the household.
May 2015

Newsletter

To invite local businesses and key stakeholders to a
consultation on 28/05/15 to discuss the aims of the
Neighbourhood Plan.

May 2015

Business

To invite views from local businesses and key

consultation

stakeholders and to ask them to complete a
questionnaire regarding their requirements for a
workable Plan.

June 2015

Newsletter

To invite residents to an afternoon tea event on
20/6/15. Delivered to all residents and posters
erected in the Parish as well as on the noticeboards
and the Parish Council website.

June 2015

Afternoon Tea

To allow residents to review the draft visions and
objectives and make additional comments

July 2015

School

To allow local primary and secondary schools to give

questionnaire

their views as to how a Neighbourhood Plan could
work for them and to give an indication of the
requirement for additional school places in the
future.
Distributed to all local schools by hand.

July 2015

Newsletter

To invite residents to a cheese and wine evening on
14/08/15. Delivered to all residents. Posters and
banners erected in the Parish as well as on the
noticeboards and the Parish Council website.

July 2015

November

Cheese & Wine

To allow residents to review the draft policies drawn

evening

up following the afternoon tea event feedback.

Newsletter

To distribute a housing survey created by Urban

2015
December
2015

Vision for completion by 18/12/15
Christmas Cards

Greetings cards were hand delivered to 200 homes
in Somerford wishing them a Merry Christmas and
reminding them to return their surveys by 18/12/15
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January 2016

Survey results

CCA (Cheshire Community Action) produced a
summary of the 65 Housing Survey responses

January 2016

Meeting

To request information from CEC (Cheshire East
Council) regarding housing numbers for Somerford
and progress on the emerging Local Plan.

April 2016

Newsletter

To inform residents that the CCA summary of the
housing survey was available to view on the website
and that a Character & Landscape Assessment was
in process. It also informed residents that there was
to be a Housing Need Survey carried out by
AECOM, the need for which had been made obvious
by the responses in the SHNA (Somerford Housing
Need Assessment).

April 2016

Report

Final Version of Urban Vision Character &
Landscape Assessment added to website.

April 2016

Report

AECOM completed the Housing Need Assessment
which was also added to the website.

April 2016

Newsletter

Somerford Parish Council Annual newsletter
contained a paragraph on the neighbourhood plan
and was distributed to all households.

June 2016

Newsletter

To update residents as to progress with the plan and
policy development.

Sept 2016

Meeting

To give CEC sight of the draft policies and to ask for
their feedback which Urban Vision then used to
amend certain aspects of the policies.

October 2016

Newsletter

SPC Autumn Newsletter gave residents further
update on plan progress. Hand delivered to all
residents.

Various

Verbal updates

To inform SPC of plan progress and minutes of
these minutes including the updates are all available
on the SPC website.

!
!

!
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Key Outcomes and Issues
As a result of the community engagement the key issues and themes for the neighbourhood
plan were identified and from these the vision and aims were formed. Below is a SWOT

analysis of the main issues raised through the process which
is followed
by a table
that highlights
in more
detailthat
some of these points ra
these
highlights
points
in more
raiseddetail
during
some
the process.
of these points raised during the process.

(

•
•
•
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In addition to the extensive community engagement the neighbourhood plan has also
commissioned a number of technical reports or received support under
the programme
These
include: from

clude:
ese
include:

Locality. These include:

•

•

Character and Landscape Assessment, January 2016 (Urban
Vision Enterprise CIC)
•

•

Evidence Base and Policy Review, November 2016 (AECOM)

•
•

Housing Needs Survey, January 2016 (Cheshire Community Action)
Housing Needs Assessment, April 2016 (AECOM)

A copy of the Housing Needs Assessment and Housing Needs Survey can be found on the
neighbourhood plan website www.somerfordplan.co.uk
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Local Green Space Designation
Rationale
At present, the Parish has few designated recreational/green spaces. The NPPF para 76
states that it is important that particular sites around Somerford be protected through this
designation, so that their value to the parish and surrounding area is preserved. Para 77
states that, for Neighbourhood Plans to designate certain areas as ‘Local Green Space’ they
should:
1. Be reasonably close proximity to the community it serves
2. Be demonstrably special to a local community and hold a particular local significance
3. Be local in character and not an extensive tract of land
Taking the above points into account, the following areas have been deemed to constitute a
Local Green Space designation in Somerford:
•

The area of land north of Black Firs Lane between Somerford and Congleton (Area 1
on Map 1) is an area of ecological richness and tranquillity, attracting birds and
birdwatchers. The RSPB have undertaken to transfer this land to Somerford Parish
Council to be transformed into a Country Park (1).
The residents survey indicated that this was an area special to them (Scoring 4.6/5
and 4.7/5 where 5 = strongly agree) (2). It is an important area in terms of biodiversity
for the wider Parish, and engages residents and those outside the parish with the
natural environment and rural landscape (via the public right of way, Somerford FP1)

•

•

•
!
!

Black Firs Nature Reserve (3) (Area 2 on Map1 ) is noted for its importance as a
habitat refuge for many species, including nesting buzzards, badgers, and bats as
well as being important for education as an outdoor classroom.
Goodwins Pool (4) (Area 3 on Map2) is a high quality fishery, privately owned by
Congleton Anglers Society and also a key feature for local wildlife, and therefore is
important to both humans and animals in the parish.
Longbarrow at Loachbrook (5) (Area 4 on Map2) is a recognisable landscape feature
of the parish and supports wildlife in the surrounding area.
!
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•

Area along the River Dane (6) (Area 5 on Map3), identified in the Local Plan as an
area of county value.

The Local Green Spaces proposed in the plan for designation have been identified through
community engagement and have undertaken specific community engagement, including a
Local Green Space Audit, contacting the land owners and liaising with the Local Authority.
The emerging local plan also identifies that Local Green Space designations made by
Neighbourhood Plans can be considered the site allocations and development policies.
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Policies
Policy Context
Neighbourhood Plans must meet certain “basic conditions”. These will be tested through the
independent examination and will be checked by the local planning authority before the plan
is able to proceed to the referendum.
The Basic Conditions for Neighbourhood Plans are that:
•

They must have appropriate regard to national policy

•

They must be compatible with EU obligations including human rights requirements.

•
•

They must contribute to the achievement of sustainable development
They must be in general conformity with strategic local policy

National Policy
The National Planning Policy Framework (NPPF) requires Neighbourhood Plans to set out a
positive vision for the future of the local area and planning policies to guide decisions on
planning applications. This Neighbourhood Plan has been written, having regard to national
planning policy and guidance.
The Neighbourhood Plan must contribute to the achievement of sustainable development.
The National Planning Policy Framework states that pursuing sustainable development
includes making it easier to create jobs in rural communities, to promote gains in
biodiversity, to achieve better quality design, to improve people’s quality of life, and to
provide a wider choice of high quality homes. The aims, objectives, policies and proposals of
this Neighbourhood Plan seek to achieve sustainable development.

Local Strategic Policy
The adopted Local Plan is the Congleton Borough Local Plan first review, saved policies,
Adopted January 2005.
The emerging Local Plan is likely to be adopted in [insert date here]. The Cheshire East
Local Plan Strategy, Consultation draft, March 2016 acknowledges the role of
!
!

!
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Neighbourhood Plans and identifies opportunities when neighbourhood plans can make
provision or identify local need.
Whilst the basic conditions relate to adopted strategic local policies, we have also taken
account of the Cheshire East Local Plan Strategy, Consultation Draft March 2016. The
evidence base behind the emerging Local Plan has informed the Neighbourhood Plan.

Policies for Somerford
The policies in the Somerford Neighbourhood Plan are based on evidence gathered from
official statistics and existing publications. Key evidence is listed in the Schedule of
Evidence.
In addition, local surveys, views, comments and ideas expressed by the local community
have been taken into account. The consultation process and the responses received from
the local community and key stakeholders are summarised in Section [add section number
here when finalised].
The policies in this Neighbourhood Plan seek to deliver the aspirations and needs of the
local community within the framework set by the overarching legal requirements for
Neighbourhood Plans.
The policies are structured as follows:
•

Rationale/evidence;

•

Explanatory text.

•
•
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EMPLOYMENT
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Employment
Rationale
Somerford is a rural community. Many local businesses are micro, small or medium
enterprises, many run from residents’ own homes. There are a number of farms and
equestrian-related businesses, an animal feed supplier, some small business parks, and a
large plant hire company. Established family owned/run businesses have been located in
the Parish for over thirty years.
Somerford enjoys a well-founded reputation for high quality equestrian facilities, which
attract numerous visitors to the area. The safety of those enjoying these pursuits has had a
significant impact on the business policies of our Neighbourhood Plan.
Lack of superfast broadband (7), poor mobile phone reception (8), low water pressure (9) and
lack of security of electrical supply (10) are key business concerns in the Parish. Currently
there are some areas of the Parish that do not have fibre optic connection or still have a poor
broadband service.
The issue of connectivity is not only raised by the community but also in the emerging local
plan, which identifies in Strategic Priority 2 the importance of working with providers to
ensure the provision of superfast broadband.
The NPPF also states that ‘advanced, high quality communications infrastructure are
essential for sustainable economic growth. The development of high-speed broadband
technology and other communications networks also plays a vital role in enhancing the
provision of local community facilities and services.’
Enhancements to broadband provision and ICT infrastructure will be pursued with partners.
According to the government’s Broad Band UK office (BDUK) the Government’s national
target is for 95% of people in each local authority area to be put within reach of a fixed line
“superfast broadband” service by 2017, which has for the most part been described as a
service that offers “speeds of greater than 24 Megabits per second” (i.e. 24Mbps+, or
25Mbps).

!
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Somerford has a car ownership ratio that is above the national average (OCSI report) (11)
and reflects the number of residents that have to commute to a place of employment.
Policies have been included to attract more rural type business to our Parish and to promote
home working, which should help to reduce commuting and lessen road congestion. This is
further supported with the emerging local plan, which acknowledges in Strategic Priority 1
‘supporting flexible working’ to encourage home working and the emerging local plan policy
for sustainable travel and transport encourages home working.
Again these aspirations are further supported by the evidence gathered in the Business
Questionnaire May 2015 which identified home based opportunities as a need to enable
further business and commercial development in the neighbourhood plan area.
A consultation held with local businesses (9), a resident’s survey (2) and other consultations
support the growth of light rural industries, both agricultural and equestrian, tourism and
other business that can operate in the rural environment.

Objectives
To sustain and enhance a range of employment opportunities within the parish, enabling
growth by supporting existing businesses and encouraging sustainable new enterprises that
help the rural economy, without having adverse environmental impacts.

Policies
Policy E1: Commercial and Industrial Development
New build development or changes of use to create enterprise and employment
accommodation will be approved, providing it has no significant adverse impact on
residential amenity or on the local environment. This includes consideration of noise,
disturbance, traffic movement, visual impacts, dust, vibrations and other impacts.

Explanatory Text
This policy applies to all business-related development, including agricultural, equestrian,
tourism, and other rural uses.
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The policy requires impacts to be assessed. Planning decisions will take account of technical
data on impacts (for example highways and environmental health advice). A significant
adverse impact would be indicated where development would be likely to result in legitimate
complaints from nearby residents on grounds of public nuisance.
Technical reports submitted by developers will be checked by the local planning authority, in
consultation with suitably qualified highways and environmental health advisers.
The Strategic Site PS400/CS44 designates housing within the Somerford Neighbourhood
Area. However, the part of PS400/CS44 outside of the Somerford Neighbourhood Area is
designated for employment.
Policy E2: Design of Employment Sites
In addition to complying with other design policies in this plan, employment sites
must meet the following requirements:
should
be sited,
designed,
landscaped
1. Outside storage areas, and
car parking
should
be sited,
designed,
landscaped
and and
car parking
s
screened
to ensure they have no adverse visual impacts on the public realm,
neighbouring properties and the rural setting.
2
2. Outside
lighting sources should have a minimum impact on the environment,
wildlife and minimise light pollution, to preserve our dark skies.

Explanatory Text
The Parish Council supports the six principles of better places to work from the CABE
guidance ‘Better Places to Work’. These are: ease of movement and legibility; character,
quality and continuity; diversity; sustainability; adaptability; and management. These matters
are dealt with in more detail in Policy D1.
We strongly encourage commercial schemes that incorporate sustainable construction and
energy generation, such as solar powered energy systems or ground source heat pumps.
Employment development utilising brownfield sites is particularly welcomed.

!
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Policy E3: Superfast Speed Connectivity
New development, including housing and commercial uses, must:
1. incorporate superfast internet connectivity.
2. not negatively impact upon the functionality of the existing telecommunications
infrastructure.
Superfast speed is defined as service that offers “speeds of greater than 24 Megabits per
second” (i.e. 24Mbps+, or 25Mbps) by the government’s Broad Band UK office.
A Connectivity Statement should be provided with relevant planning applications to
demonstrate broadband access and speed will be sufficient.

Explanatory Text
Enhancements to broadband provision and ICT infrastructure will be pursued with partners.
According to the government’s Broad Band UK office (BDUK) the Government’s national
target is for 95% of people in each local authority area to be put within reach of a fixed line
“superfast broadband” service by 2017, which has for the most part been described as a
service that offers “speeds of greater than 24 Megabits per second” (i.e. 24Mbps+, or
25Mbps).
Developers should work with providers of telecommunication infrastructure to deliver the
necessary physical infrastructure to accommodate information and digital communications
networks as an integral part of all appropriate new developments.
Policy E4: Home Working
Businesses operating from home will be approved, providing that there is no adverse
impact on residential or other amenities.

Explanatory Text
Home-based working often does not constitute a material change of use and does not
!require planning permission. This policy applies where the intensification of use is such that
!
planning
permission is required.
!
Where business use is harming local amenities, enforcement action will be taken. Harm
could include visual impacts, noise, traffic movements, and open storage.
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Community Facilities
Rationale
Paragraph 70 of the National Planning Policy Framework states that
“to deliver the social, recreational and cultural facilities and services the community needs,
planning policies and decisions should:
•

Plan positively for the provision and use of shared space, community facilities (such as
local shops, meeting places, sports venues, cultural buildings, public houses and places
of worship) and other local services to enhance the sustainability of communities and
residential environments;

•

Guard against the unnecessary loss of valued facilities and services, particularly where

•

Ensure that established shops, facilities and services are able to develop and modernise

•

Ensure an integrated approach to considering the location of housing, economic uses

this would reduce the community’s ability to meet its day-to-day needs;

in a way that is sustainable, and retained for the benefit of the community; and

and community facilities and services”

Somerford has a number of assets and facilities, which are valued by the community and
which are considered fundamental to maintaining a good quality of life within the parish and
ensuring it remains a sustainable community into the future. The NPPF says that an
important dimension of sustainable development is to create “accessible local services that
meet the community’s needs and support its health, social and cultural well-being”. A range
of community assets has been identified across Somerford, and where proposals are
submitted that involve an identified community asset, there will be a presumption against a
loss of community value.
Community facilities of particular value are:
•

All Saints Chapel, Unnamed single track road off the A54 between Congleton Lodge

•

Blackfirs Nature Reserve, Blackfirs Lane

•

!
!

and The Hollies (12)
RSPB Land, off Somerford Footpath 1 (13)
!

41

!
!
!
•
•

•

Goodwin’s Pool, Holmes Chapel Road/Chelford Road junction
Wide Grass verges, as demonstrated in the Landscape Character Assessment (14)
The River Dane Valley – see Landscape Character Assessment (14)

The aforementioned list includes all the facilities that have been identified through the
community engagement. These were also listed by the community during the Residents
Survey in May 2015, which also went on to identify future need or aspiration including a
community orchard and more nature trails.
The policy relates to all of these community facilities. Where a proposal involves a
recognised Asset of Community Value as determined by the provisions of the Localism Act
2011, this recognition should be a material consideration in the determination of planning
applications related to it.

Objectives
•

•

To maintain and improve community facilities within Somerford Parish.
To influence utilisation of funds secured through planning agreements made in association
with new developments, to make appropriate improvements to community and recreational
amenities, services and facilities.

Policies
Policy CF1: Community Facilities and Assets
Proposals for new community facilities such as schools and medical facilities will be
approved, providing they do not have detrimental impact on the amenities of nearby
residential properties or the local environment. This includes consideration of noise,
disturbance, traffic movement, visual impacts, dust, vibrations and other impacts.
Development involving existing community facilities will be approved, providing their
community value is maintained or enhanced and there is no loss of community value.
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Explanatory Text
Community facilities, as far as practicable, are to be located where they are accessible by
public transport, on foot and by cycling.
The creation of new primary school facilities in the appropriate locations and / or alteration
and expansion of Congleton High School will be supported. Development of additional
medical facilities to meet local need will be supported.

!
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Housing
Rationale
The National Planning Policy Framework requires housing to meet local need, including
providing a mix of type and tenure, appropriate to the location.
The following policies have been drafted to enable small infill housing development in
addition to setting out the requirements for larger developments. This should include a mix
of house types and tenures, including housing suitable for the elderly. In addition, new
housing should respond to the established character of Somerford, ensuring that it is to a
scale and density appropriate to its location and setting.
Our aim is to enable housing development, without the need to develop greenfield sites,
especially high grade agricultural land.
The emerging Cheshire East Local Plan Strategy, Consultation Draft March 2016
The Somerford Housing Needs Assessment (SHNA) (15), April 2016, produced by AECOM
provided evidence on housing trends from a variety of sources and identified that in
reference to Age Structure of the Population there is:
“a current lack of housing choice for older people, with a range of accommodation options
required, as well as a need to encourage downsizing. Census 2011 shows older population,
and trends toward this increasing. The SHNA also notes future projections of large-scale
increase in population aged over 60. However, Stuart Rushton indicates the oldest people
are moving out of the parish in order to be closer to services and facilities.”
It also concluded that in respect of the local housing waiting list/need for affordable housing:
“Few households on local affordable housing waiting list, suggesting demand for affordable
housing is much lower in Somerford than the Cheshire East average, although the Census
does show it is growing. However, evidence from SHNA is that pressure for affordable
homes remains low, and the Census shows a lower than average rate of shared occupation.
Even a future increase in need should be met by existing target of 30% affordable housing.”

!
!
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The detailed conclusions also identified in terms of housing characteristics that in respect of
dwelling type “The vast majority of new homes to be provided, including the smaller as well
as the larger units, should be detached or semi-detached. A proportion of the new homes
should be bungalows. There is little demand for terraced housing or flats within Somerford
and in any case the provision of more detached and semi-detached houses is much more in
line with the local context.”
The SHNA also stated in the conclusions that in relation to family-sized housing; “Alongside
smaller homes for retired, older and single person households, a proportion of larger homes
are still likely required to meet the needs of families moving into the area and those who
work from home. These homes should be at least three bedrooms in size, with the majority
providing four bedrooms or more. Given their size and the local development context, it is
likely that these homes would be detached or semi-detached rather than terraced.”
The SHNA also identified that on the topic of housing for older people; “The geographical
location of Somerford suggests that specialist housing for the oldest part of the population
should be provided elsewhere, in more accessible locations, within walking distance of
services and facilities. However, there still appears to be a case for providing a proportion of
smaller homes for the recently retired and/or over- 55s to downsize into more locally,
specifically for independent living. These could include smaller detached homes and
bungalows.”
Finally the SHNA concluded with the Tenure of Housing stating that; “Despite the low level of
affordable housing need, we recommend the Parish Council work closely with Cheshire East
to ensure local affordable need is met, particularly in light of recent increase in social
housing within the parish. Otherwise, it can be assumed that most new homes provided will
be for owner-occupation. The minority of homes in the affordable tenure would be, on the
basis of the current waiting list, smaller units (mainly 1-2 bedrooms).”
As part of the evidence gathered contributing to the Housing Need Assessment April 2016 a
housing need survey was undertaken and the results were analysed by Cheshire
Community Action. Somerford Housing Need Survey Report January 2016 (16) summarised
the results as “ten respondents had members of their household needing their own
accommodation, with one new household needing to move now, six within 1-5 years, and
three in over five years time. Half of these new households would prefer to move within
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Somerford, and 70% require a property with one or two bedrooms. Seventy percent would
like to buy on the open market, with eighty percent preferring a semi or a detached house.
The main reason for needing to move is for independent accommodation, and the majority of
those wanting a new home are single adults. Ninety percent of the households requiring new
accommodation would like a property with a small garden. The majority have been resident
in Somerford for five years. None are on the Cheshire Homechoice housing register”.

Objectives
•

To accommodate new housing development appropriate to the rural setting, to satisfy
strategic growth requirements, fulfil local housing needs, and deliver locally needed
infrastructure in parallel.

Policies
Policy H1: New Housing
New housing development will be approved in sustainable locations. These include
only the strategic sites (17) and small-scale infill development that meets the
requirements of Policy H3. To be sustainable, development must:
1. adjoin the existing built area, without encroaching into the surrounding
countryside;
2. not involve the loss of high grade agricultural land;
3. avoid encroaching onto sensitive landscapes;
4. maintain the rural character and setting of Somerford;
5. be supported by adequate infrastructure, or provide any necessary infrastructure
improvements as part of the development.

Explanatory Text
This policy recognises the allocation of site PS400/CS44 and planning application 13/2746C
(triangle site). It seeks to support sustainable housing development, but avoid unsustainable
development, including uncontrolled expansion into the surrounding landscape and rural
setting.

!
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In addition, the policy requires consideration of whether existing infrastructure is sufficient
and whether any improvements are necessary to allow the development to go ahead.
Infrastructure includes highways, broadband or contributions to local facilities.
In Somerford, there is a particular need to consider the adequacy of health (18) and
educational facilities (19) to support new housing.

Policy H2: Housing Mix
New housing development of more than 5 houses should provide a mix of housing
types and tenures to meet local housing needs, including at least 10% of housing
suitable for the elderly.

Explanatory Text
Development proposals should properly address identified local housing needs in terms of
mix, size, tenure, and the needs of specific groups. To ensure that identified local housing
needs are addressed, development proposals should provide a range of homes in
accordance with the Somerford Parish Housing Needs Assessment, and the Cheshire East
Objectively Assessed Need report (as relevant to the locality).
At the heart of the National Planning Policy Framework is the presumption in favour of
sustainable development, which has economic, social, and environmental considerations.
There are many aspects to achieving sustainable development, such as delivering a wide
choice of high quality homes, requiring good design, and promoting healthy communities.
Policy H2 has been designed to ensure a diverse and inclusive housing mix, that addresses
local housing needs as identified in the Somerford Parish Housing Needs Assessment namely the shortage of smaller homes for younger people, and housing opportunities for the
elderly, for example bungalows - while at the same time responding to Somerford's distinct
character.
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Policy H3: Infill Housing
Development of small infill sites / redevelopment of existing sites and the
refurbishment or replacement of existing buildings will be permitted, providing:
1. it does not lead to the loss of existing employment, commercial equestrian or
agricultural uses;
2. it is appropriately spaced and set-back to maintain the character and appearance
of the immediate neighbourhood;
3. it comprises 3 houses or less and relates to the size of site, so as to avoid the
appearance of overdevelopment.
4. the developer carries out a visual impact assessment to demonstrate that the
proposal meets criteria 2 and 3.

Explanatory Text
This policy is intended to ensure the character of the area is preserved where individual plots
are sub-divided and more dense townscape created. Such development would harm the
rural character of the area.
The character of the area is based on the significant set-back of properties from the road
and the spacing of properties, in their garden settings. The sub-division of gardens often
harms this character.

!
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Design
Rationale
The National Planning Policy Framework states:
“The Government attaches great importance to the design of the built environment. Good
design is a key aspect of sustainable development, is indivisible from good planning, and
should contribute positively to making places better for people.
It is important to plan positively for the achievement of high quality and inclusive design for
all development, including individual buildings, public and private spaces and wider area
development schemes !
Planning policies and decisions should aim to ensure that developments:
•

will function well and add to the overall quality of the area, not just for the short term but

•

establish a strong sense of place, using streetscapes and buildings to create attractive

•

optimise the potential of the site to accommodate development, create and sustain an

!

!

!

over the lifetime of the development;

and comfortable places to live, work and visit;

appropriate mix of uses (including incorporation of green and other public space as part
of developments) and support local facilities and transport networks;

•

respond to local character and history, and reflect the identity of local surroundings and

•

create safe and accessible environments where crime and disorder, and the fear of

•

are visually attractive as a result of good architecture and appropriate landscaping”.

!

!

materials, while not preventing or discouraging appropriate innovation;

crime, do not undermine quality of life or community cohesion; and

The following policies respond to this policy context and seek to ensure that new
development responds to the established character of the area. This character has been
established in the Somerford Landscape Character Assessment (January 2016) (14)

!
!

!

55

!
!
!
The Character and Landscape Assessment 2016 made the following recommendations
relating to design for new development in Somerford parish.
A detailed design policy is required to promote good quality design for new developments.
This should include:

• Protect and enhance the character of the area, in terms of the urban design and

townscape characteristics of new development. For example, this includes providing
enclosure and definition of streets and spaces, complementing existing townscape
character.

• To promote good quality building design, comprising site-specific, bespoke design. Policy
makes clear that this is about complementing townscape characteristics, but not about

imitation, which would undermine the authenticity of the area. Indeed, the policy should

encourage creative design solutions, reflecting that the character is based on changes over
time.

• To ensure that any boundary treatments to new development reflect those within the
parish, as identified. Care will be required to avoid being over prescriptive.

• To develop policies to enhance the character and setting of the open countryside by
ensuring development is set within suitable sized plots.

• Design policies should use the Design Council’s Building for Life 12 as a basis for their
content. It is not good practice to state in policy that development should comply with

external standards (such standards are prone to change). But external standards may be
used as a basis for writing specific policies for the neighbourhood plan. Building for Life 12
provides a good basis for policies to ensure that new housing is sustainable and
incorporates good urban design. Building for Life 12 may be downloaded from the Design
Council’s web site.
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Objective
To ensure that all new development is sustainable, demonstrates high standards of design
and reflects the local context and character.

Policies
Policy D1: Urban Design
New development must demonstrate high standards of urban design by:
1. complementing the established character of Somerford in terms of scale, density,
massing, height and set-back from streets and spaces;
2. providing active frontages (frontages with windows) to public streets and spaces.
3. provide ease of movement for pedestrians, including by connecting to
surrounding pathways;
4. responding to local topography;
5. retaining trees, hedgerows, and other landscape features, whilst including high
quality planting and landscape design;
6. on the edge of the countryside, accounting for the transition between built area
and open landscape, particularly in the landscaping and boundary treatments;
7. designing buildings, landscaping and planting to create attractive streets and
spaces, with a sense of place;
8. ensuring permeable surfaces in hard landscape areas;
9. providing streets that encourage low vehicle speeds and which can function as
safe, social spaces;
10. integrating car parking within the design and layout, so as not to dominate the
streets;
11. including open spaces as an integral part of the layout and design of development
and ensuring that such spaces are safe, attractive and functional.
12. clearly distinguishing between public and private spaces (for example by avoiding
placing rear gardens adjacent to public roads and spaces);
13. providing convenient, well-screened storage space for bins and recycling,
14. providing secure, covered space for cycles and electrical car charging points;
15. including high quality materials, to complement those used in the surrounding
village.

!
!
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Explanatory Text
This policy applies to all kinds of development, including housing and commercial.
Design and Access statements accompanying planning applications should address the
above factors.
Where sites are being developed incrementally, a masterplan should be prepared for the
entire site, before the first phase is submitted. This will help to ensure that different phases
mesh together, to create a safe, convenient and sustainable environment. This is especially
important when considering issues like pedestrian permeability, connectivity, open space
provision and creating a sense of place appropriate to the context and character of the area.
In determining planning applications, urban design will be assessed by suitably qualified
advisers. The National Planning Policy Framework advocates the use of independent design
review for significant schemes.
Sustainable development features are strongly encouraged. This could include rainwater
harvesting, solar panels and heat pumps.

Policy D2: Building Design
New buildings must:
1. Compliment (but not necessarily copy) the character of the surrounding area;
2. Demonstrate bespoke designs, including variation in styles, roofing and materials
where more than one building is proposed.
3. Reflect the heights of surrounding properties.

Explanatory Text
Traditional roofing materials in the area are dark in colour. This should be taken into account
in the application of this policy. The policy is aimed at creating site-specific design.
Innovative, creative and sustainable design solutions to create high performance, low
carbon-use buildings is particularly welcomed.
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Policy D3: Roof Conversions
Dormer windows or skylights must be designed and positioned to:
1. complement the character of the dwelling;
2. avoid overlooking adjacent dwellings.

Explanatory Text
Some roof conversions are permitted development. This policy applies where planning
permission is required. This policy is designed to address issues raised through community
engagement about overlooking and neighbour amenity.

!
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NATURE CONSERVATION

•
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Nature Conservation
Rationale
The natural environment of the Parish provides its distinctive character as a rural area. The
existing rural landscape is a highly valued aspect for those living in the parish, as well as
those visiting. Rural tourism and rural recreation around the parish are important to local
people and the local economy.
The Parish includes several important natural features. The River Dane forms a natural
boundary to the north of the Parish, encroaching inside the boundary line at various points
due to the changing river course. A section of the River Dane Site of Special Scientific
Interest (SSSI) overlaps the north-west area of the Parish, while the remaining area along
the River Dane is considered as an area of ‘County Value’ in the Congleton Borough Saved
Local Plan (2005). Various other significant water bodies exist throughout the Parish,
including the fishery Goodwins Pool, and Loachbrook, which runs roughly through the centre
of the parish.
Two Sites of Biological Importance (SBI) lie to the North of the Parish, as well as a third on
the western boundary with Brereton Heath. The Cheshire Wildlife Trust Reserve, Black Firs
Wood, covers an area to the east of the Parish, and a number of Tree Preservation Orders
(TPOs) are also in place. Somerford is currently served by two public footpaths: Somerford
FP1 and Somerford FP2.
Environmental biodiversity is under pressure. It is vital that rural areas be preserved in order
to maintain their richness in flora and fauna for our own benefit as well as for future
generations. Human interventions can have unpredictable effects on biodiversity due to
knock-on effects between species, and it is important that we preserve the areas where
these effects would be at their worst.
The Cheshire Landscape Character Map identifies two predominant character types for the
Parish of Somerford. These are:
•
•

!
!

R5- River Valley (Dane Valley)
LFW2- Lower Farms and Woods Type 2.

!
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To further investigate the value, character and types of landscape character as part of this
Neighbourhood Plan a Character and Landscape Assessment (14) was undertaken for the
parish. This identified many detailed attributes within the area and nine distinct landscape
character areas. These are defined and illustrated in the policy in this plan.
In particular Cheshire Wildlife Trust reported that the ecologist from Just Ecology, employed
to undertake a survey relating to a planning application, identified that at Black Firs Wood
Nature Reserve a 50-metre buffer zone should be applied to any adjacent future
development on the site. Their advice went on to recommend that this should include a
broad band of new woodland planting between the existing retained building and the southeast corner of the site, so that Black Firs Plantation is physically connected with the existing
woodland.

Objective
The following policies are aimed at protecting and enhancing the natural assets of the
Parish. The policies respect the need for change and further improvements. However,
careful management of any change is necessary if the valued environmental assets are to
be preserved and the rural character of the parish upheld.

Policies
Policy N1: Green Network and Spaces
New development adjacent to existing footpaths, green links or open spaces must
take account of its setting by:
1. avoiding negative impacts on safety, visual appearance, surveillance and
functionality;
2. not encroaching onto the Local Green Spaces designated in this neighbourhood
plan

Explanatory Text
Meeting this policy would involve facing paths and open spaces with high quality, attractive,
active frontages. Flanking paths and open spaces with high fencing, walling or other blank
features would be unlikely to meet the policy’s requirements.
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Environmental and landscape design within and around new developments should reflect
the existing rural character of the Parish and enhance or maintain the quality and quantity of
green space.
New developments should incorporate wide grass-verges between themselves and
highways infrastructure, in keeping with existing character highlighted within the Landscape
Character Assessment for Somerford.
Local Green Spaces are:
1. “Longbarrow” to the south of Holmes Chapel Road.
2. Goodwins Pool
3. Blackfirs Nature Reserve.
4. Proposed country park adjacent to Back Lane Playing Fields (RSPB Land)
The plan below shows the boundary of each local green space area:

!
!
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Policy N2: Trees and Hedgerows
Developments proposals must retain existing hedgerows and trees or, if removal is
unavoidable, a replacement of equivalent hedgerow and trees will be provided, either
as part of the development or elsewhere within the Parish. Any replacement hedgerow
and trees will be of same species and type, unless otherwise agreed.

Explanatory Text
Where possible, new development should incorporate new hedgerows as part of their
landscaping scheme, reflecting the local characteristics of Somerford. The type and species
should be informed by the Landscape Character Assessment.

Policy N3: Biodiversity
The impact on biodiversity must be considered in new development schemes:
1. New development will maintain or improve biodiversity within the Parish.
Where loss of biodiversity cannot be avoided, effective mitigation or
compensation measures will be provided in appropriate locations within the
Parish.
2. A band of 50 metres surrounding the Black Firs Nature reserve will be left
undeveloped to protect the site and the wildlife within

(20)

Explanatory Text
The application of a 50-metre buffer zone to Black Firs Wood Nature Reserve and any
adjacent future development on the site is a recommendation from Cheshire Wildlife Trust.
This advice should be applied by condition if not identified clearly in any planning
application.
Policy N4: Landscape Character
New development will be approved providing there is no significant adverse impact
on sensitive landscapes. These are defined as those with designations or the 9 key
areas identified in the Character Landscape Assessment 2016.
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Explanatory Text
The nine Character areas are defined in the table below and identified on the plan on the
following page:

!
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A Character and Landscape Assessment has been prepared for Somerford. This should be
used by developers to assist in their proposals, particularly ensuring that such proposals are
in keeping with the principle character aspects identified in the assessment and do not harm
them.
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HERITAGE ASSETS
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Heritage Assets
Rationale
There are already strong national policies to protect built heritage. There are also special
statutory duties relating to the determination of planning applications affecting listed building
and conservation areas.
We have therefore focused on the specific local circumstances in drafting heritage policies
for the neighbourhood plan. The focus is on conserving the distinctive local character of the
area.
The NPPF identifies in para 17 one of the core principles as to ‘conserve heritage assets in a
manor appropriate to their significance, so that they can be enjoyed for their contribution to
the quality of life and future generations.’ Para 126 goes on to state that Local Authorities
should ‘recognise that heritage assets are an irreplaceable resource and conserve them in a
manor appropriate to their significance.’
Within Somerford there are key archaeological sites that the neighbourhood plan seeks to
enhance and conserve through the policies of this plan. The areas include:
•
•
•

“Longbarrow”, to the south of Holmes Chapel Road;
Ancient Field System, Rear of Chelford Road;
Hedgerows around the Triangle, which form Part of the Ancient Field System,
Chelford Road/ Black Firs Lane.

The emerging local plan goes on to support the aims of the policies stating that ‘in order to
properly understand the nature, significance and physical extent of assets of archeological
interest, programmes of mitigation in the firm of desk-based assessment, field evaluation,
recording of the asset, minimizing the impact through design modification may be required.’

!
!
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The Landscape Assessment of Congleton Borough, prepared by Chris Blandford Associates
in October 1999 (21), identified a distinctive feature of the former highway network as being
the use of painted iron hurdle railings, introduced as a road safety feature on bends and at
road junctions. This style of highway treatment is a typical characteristic throughout the
Cheshire landscape and is most prevalent within Somerford, particularly on the A54, Holmes
Chapel Road.

O
Objective
To preserve and enhance heritage assets in order to protect the distinctive local character of
the area.
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Policies
!
Policy HA1 – Local Heritage Assets
!2
!
!
!3
! New development will take account of local heritage by:
!

1. Retaining an area of undeveloped land surrounding the Grade II Listed Chapel, as
!
2! part of the building’s setting
3 Retaining the dressed stone wall along Holmes Chapel Road and Chelford Road
2.
3. Retaining existing Cheshire railings as part of the development
The locations of these assets are identified on the map, below:

Explanatory Text
This policy is designed to highlight and maintain features that contribute to the locally
distinctive character of the area.
We would encourage the use of traditional boundary treatments in new development. These
include low natural stone walls, Cheshire railings and hedges.
!
!
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Policy HA2: Archaeology
!
!Any planning permission to develop sites with archaeological interest will be
!
conditioned to require an archaeological investigation, with any findings recorded.

!

This includes fields that retain their medieval field pattern and sites identified within the
Cheshire Historic Environment Record (22)
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TRANSPORT
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Transport
Rationale
Somerford relies heavily on car usages, due to its rural location, lack of public transport links,
and limited community facilities. There is a need to encourage choice, including sustainable
means of transport, in the interests of sustainability.
Transport infrastructure pressure points have been identified and are as follows:
•

Radnor Bank – a severely constricted, winding length of road on a hill with stone walls
either side under a canopy of trees. The road is barely comfortable when cars going in
opposite directions need to pass and intimidating when one of the vehicles is a van,
tractor, bin wagon ...etc; to the point where people have scrapped their car bodywork on
the stone walls.
In good weather, the change of light levels beneath the canopy of trees make visibility
difficult, cyclists travelling downhill have frequently been injured in collisions at speed
toward the bottom of this canyon and walking along this length of road is dangerous
given the constriction, which causes damage to the walls where vehicles regularly hit
them, difficulty for drivers to pass safely (they cannot see far enough owing to the bends)
and there being nowhere to step out of the way of traffic. The road is already heavily
used as a rat run for Northern travel out of Congleton and this will worsen with increased
development.

!
!
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•

Back Lane, Black Firs Lane and Chelford Rd – these roads are likely to see massively
increased traffic flows owing to housing development and plans to utilise Back La for
access to proposed industrial areas. Large vehicles are
thought likely to utilise Black Firs La and Chelford Rd to
connect with the Congleton Link Rd at busy times. Black
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•

Holmes Chapel Rd suffers a hazard and delay
associated with large and slow vehicles
entering / exiting the Ashbrook’s plant hire
business; both sides of this fast road are
regularly blocked by heavy vehicles (see right).

•

Homeowners exiting their driveways on to this highway are also exposed to the hazards
of poor visibility and the speed of traffic (see photos below). This situation is likely to
worsen in the vicinity of the access / egress point for 70 new dwellings close to the
border with Congleton.

!
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!
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•

The new Loach Brook development has very narrow roads and passing places to
mitigate this. Given the presence of numerous large houses with limited parking this
results in parking on the road, in the passing places and even entirely on the
pavement, with associated obstruction. Such behaviour is likely to inhibit emergency
vehicle response and place pedestrians in danger.

!
!
!!

Objective
To make moving round and through Somerford more convenient and safer, including making
provision for public transport, cycling and walking.

Policies
Policy T1: Sustainable Transport, Safety and Accessibility
Planning applications for new development will address sustainable transport, safety
and accessibility by:
1. Promoting walking, cycling and public transport in acknowledgment of the modal
shift away from private vehicle use.
2. Demonstrating that there will be no significant adverse impact on safety or traffic
congestion, including any measures for mitigation.
3. Provide a mixed approach to parking provision, so that the public realm is not
dominated by car parking.
4. For commercial development, demonstrating that servicing facilities and parking
are sufficient for employees and visitors without adding to on-street parking.
5. For housing development, provide sufficient parking, including some properties
that cater for multiple-car families.
6. Creating a safe, convenient and attractive environment for pedestrians.
!
!

!
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7. Demonstrating that the needs of those with disabilities have been positively
considered and appropriate facilities provided to assist them.
8. Ensuring that any new school has safe access to deliver children safely by foot,
cycling or car.

Explanatory Text
Policies D1 and CUE1 also have implications for transport and should be read in conjunction
with Policy T1.
When assessing the impact of development proposals, the cumulative impact on traffic with
other approved development proposals will need to be considered.
In particular, the impact of development on identified pressure points will be considered.
These are as listed previously. Where appropriate, contributions should be sought to
address these pressure points.
Where development is dependent on new infrastructure being provided, this should be a
clear requirement of conditions or other legal agreement before development is occupied.
Larger development proposals should be accompanied by a green travel plan, setting out
how use of sustainable transport will be enabled and how mitigations of traffic impacts will be
managed. This should include an emphasis on pedestrian convenience and demonstrate
how they have considered the above and provision/ access to public transport.
Larger scale development should include electric car charging points to minimise
environmental impacts. To mitigate impacts, developer contributions will be sought to
support public transport and provision for walking and cycling.
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SITE PS400/CS44
(Designated by CEC)

•

!
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Site PS400/CS44
Rationale
Site PS400/CS44 (Congleton Urban Extension) is a strategic proposal allocated through the
Cheshire East Local Plan Strategy, and the site extends mainly through Somerford Parish
and Congleton Town. The proposal is made up of a range of different sites.
The policies below apply to Site PS400/CS44 in addition to the other policies in this plan.

Objective
To ensure that the proposed urban extension (Site PS400/CS44) is developed to create a
sense of place, to complement its location and rural setting, to provide for local need and to
be supported by necessary infrastructure. This policy relates to the area of the site within the
Somerford Neighbourhood Area.

Policies
Policy CUE1: Infrastructure Requirements
Development on the site will be approved subject to adequate local infrastructure
being in place or being provided as part of the development proposal

(CS44x)

. The

cumulative impact of the proposed development and other approved development
schemes must be considered, including:
•

•

•
•
•

!
!

Ensuring highways are in place to serve new development;
Avoiding adverse impacts on capacity and safety on the existing highway
network;
Ensuring social infrastructure is in place or is being provided, including health
and other facilities;
Providing open spaces, footpaths and routes to support walking, cycling and
other recreational facilities;
Providing new bus stops or access to existing bus stops in the design and
layout of development.

!
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Explanatory Text
The policy seeks to ensure that the rate of new development is matched by the provision of
essential infrastructure, in the interests of sustainability.
Where infrastructure is insufficient, planning permission should be conditioned or made
subject to a Section 106 agreement to ensure that infrastructure enhancements are
provided.
In applying this policy, the cumulative impact of the proposed development and previously
approved development must be considered.
Policy CUE2: Responding to Context
To be sustainable, development of the Strategic Site allocated by Cheshire East
Council known as PS400/CS44 will respond to the following requirements:
•

•

•

•

•

The proposal should be developed in accordance with a masterplan, developed
alongside the local community.
New development opposite to existing housing will reflect the size, scale and
character of that housing.
The scheme will provide pedestrian links though the site, linking to the following
footpaths FP1 and FP2;
Open spaces should be planned as part of the overall masterplan, providing for
social interaction, recreation and physical activity;
Key frontages and other contextual features will be addressed in the design;

Explanatory Text
We envisage that site PS400/CS44 will be developed at a rate of around 60 dwellings per
annum. It is essential that infrastructure be provided to support the new housing, before it is
!
!occupied. This is a matter for planning conditions and possibly Section 106 to address.
!
Ensure that the provision of affordable homes is not reduced from strategic policy to meet
the housing needs of the community and provide variety in housing tenure.
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ANNEX 1

NON-PLANNING MATTERS
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Annex 1 - Non-Planning Matters
This annex does not form part of the statutory neighbourhood plan. It sets out how the
Parish Council intends to deal with matters that fall outside of the scope of the statutory
neighbourhood plan.

Transport
Enhancements to the existing footpaths network will be sought and the provision of high
quality green links between existing Public Rights of Way and other footpaths and
bridleways will be encouraged.
We will encourage public transport to provide additional bus stops and expand services,
especially to nearby centres and railway stations.
If the Congleton Link Road is built, we will request that Sandy Lane be blocked off at each
end so that it can be used for community purposes.
We will encourage the highways authority to implement traffic management and calming
measures, to improve pedestrian, cyclist and traffic safety. This will be done in consultation
with the local community (residents and businesses).
We will encourage developers to build wider garages to accommodate a variety of vehicles.

Street Lighting and Signage
We will encourage the following approach to the provision of street lighting and signage:
•

•

!
!

Street lighting should be minimal if at all and should not disturb dark skies;
Any light sources should point downwards so it has minimal impact on the
environment, minimal effect on local wildlife and minimise light pollution;

!
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•

Individual timer controls shall be installed for each light source, and all lighting should

•

The number of traffic signs, advertisements and the like should not exceed what is

comply with BS5489---1: 2013 (or its successor);

necessary to meet the requirements of law.

Telecommunications Infrastructure
Delivery of high quality IT and telecommunications infrastructure is key to economic growth,
rural diversification, and social inclusion. The Parish Council will seek to achieve the
following:
•

The development of an advanced, high quality communications infrastructure,
including high speed broadband technology and telecommunications networks to
meet the needs of the local community, local businesses, to facilitate effective home
working and enhance the provision of community facilities / services;

•

Encouraging the numbers of radio and telecommunications masts and the sites for
such installations to be kept to a minimum, consistent with the efficient operation of
the network. Existing masts, buildings and other structures should be used, unless
the need for a new site has been justified. Where new sites are required, equipment
should be sympathetically designed and camouflaged where appropriate;

•

Encourage that locations / sites for installations should be determined in consultation
with organisations with a stakeholder interest in the proposed development i.e.
Somerford Parish Council, Congleton High School, local businesses, Jodrell Bank
etc.; and

•
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Monitor that International Commission guidelines are being met in respect of new
installations and additions to an existing mast or base station. This includes
consideration of exposure to non-ionising radiation.

!

!
!
!

Utilities Infrastructure
The Parish Council will encourage the delivery and enhancement of utilities infrastructure
across Somerford. Our main priority is to achieve the transition of 11 kV and 33 kV overhead
power supplies to an underground power cable network throughout Somerford in order to
afford greater reliability of service for households and businesses and to improve the visual
impact of wooden poles and power lines.
The Parish Council will communicate with the relevant authorities on issues around
rainwater drainage.

Community Facilities
The Parish Council will approach the school to examine the potential for community use,
including ‘out-of-hours’ uses.

!
!
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APPENDIX A
List Of Evidence And Sources
!
•

•

•

•

•
•

•

•

•

•

National Planning Policy Framework 2012
Seven Principles of Good Design, Commission for Architecture and the Built
Environment
Building For Life 12 – the sign of a good place to live, Building For Life Partnership
2012.
Somerford Housing Needs Assessment, AECOM,
Somerford Housing Need Survey Results, January 2016 Cheshire Community
Action,
Somerford Landscape and Character Assessment, January 2016, Urban Vision
Enterprise CIC.
Somerford Neighbourhood Plan Business Questionnaire May 2015.
Congleton Borough Local Plan first review, saved policies, Adopted January 2005.
The Cheshire East Local Plan Strategy, Consultation draft, March 2016.
Somerford Neighbourhood Plan Residents Survey May 2015.

All subscripted evidence is to be found on the Somerford Neighbourhood Plan website
www.somerfordplan.co.uk in the Regulation14 section.

!
!

!

93

!
!
!

APPENDIX B
Local Green Space Audit– Somerford Neighbourhood Plan

Site Details
Site Address

Grid Ref.

Description and Purpose

Land north of Black Firs Lane

SJ 83532 63878

An important area in terms of biodiversity for the wider

between Somerford and

Parish, and engages residents and those outside the

Congleton

parish with the natural environment and rural
landscape (via the public right of way, Somerford
FP1).

Black Firs Nature Reserve

SJ 83334 63896

Noted for its importance as a habitat refuge for many
species, including nesting buzzards, badgers, and
bats as well as being important for education as an
outdoor classroom.

Goodwins Pool

SJ 83008 63725

A high quality fishery, privately owned by Congleton
Anglers Society and also a key feature for local
wildlife, and therefore is important to both humans and
animals in the parish.

Longbarrow at Loachbrook

SJ 83035 63416

A recognisable landscape feature of the parish and a
distinguishing character aspect of the area. Also
supports wildlife in the surrounding area.

Area of Special County value
along the River Dane

SJ 84364 64367

Identified in the Local Plan as an area of county value
and one which the Somerford Neighbourhood Plan
would like to see protected to keep its natural assets
for future generations to enjoy.
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Checklist
Statutory designations

Site allocations

Planning permissions

(e.g SSSI)

(give details)

(give details)

Land north of Black Firs Lane

CS44/PS400 – land allocated

Planning application 16/1921C lies

between Somerford and

for mixed use of recreation,

north of this proposed local green

Congleton

residential and employment

space site yet not directly on it.

-

RSPB owned land

in Cheshire East Council’s
emerging Local Plan.

Black Firs Nature Reserve

None

None

None

None

Labelled in the Emerging

14/2685C – Next to the proposed

Local Plan as a ‘Committed

allocated site, but not directly on it.

Strategic Site’

Currently building 70 homes.

Area of Special County value

CS44/PS400 – land allocated

1-2 sites which are still to be agreed

along the River Dane

for mixed use of recreation,

upon yet are outlined in the Cheshire

Designated as an ‘Area of

residential and employment

East Emerging Local Plan. The plans

Special County value’

in Cheshire East Council’s

keep changing so it is hard to give full

emerging Local Plan.

details here. However, the Somerford

-

Woodland reserve, as
designated by the
Cheshire Wildlife Trust.

Goodwins Pool
-

N/A

Longbarrow at Loachbrook
-

N/A

-

Neighbourhood Plan wishes to
allocate the remaining land in this
‘Area of Special County Value’ as
Local Green Space, so that it may be
conserved.

!
!
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NPPF Criteria
Close to the

Demonstrably special to

Local in character and

community it serves

local community (e.g.

not extensive tract

beauty, historic
significance, recreational
value, tranquillity,
wildlife)
Land north of Black Firs Lane

YES: Beauty, recreational,

between Somerford and

tranquillity, wildlife.

YES

Congleton
YES
Black Firs Nature Reserve

YES: Beauty, recreational,

YES

YES

tranquillity, wildlife.

Goodwins Pool

YES: Beauty, recreational,

YES

tranquillity, wildlife.

Longbarrow at Loachbrook

YES: Beauty, tranquillity, wildlife.

YES

YES: Beauty, tranquillity, wildlife.

YES – area is large but is

YES

YES
Area of Special County value
along the River Dane

designated as an Area of Special

YES

County Value, which indicates that
the whole area is of value and
therefore should not be reduced in
size
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