


 (
ANNUAL 
MEETING OF THE 
PARISH 
6 – 6.45pm on Monday 12
th
 May 2025
@ Cotebrook Village Hall 
)

MINUTES


1. Present: Cllr Marian Atkinson, Cllr Matthew Grant, Cllr Andrew Needham, Cllr Stephen Moore, Cllr Graham Spencer, Cllr Graham Stewart, Cllr Caroline Stubbs plus five residents and CWaC Cllr Charles Hardy,
Apologies were accepted from Cllr Sami Kasteniemi, Nick Parker, Cllr Ed Stubbs

2. The Chairman of the Parish Council Cllr Graham Spencer welcomed residents and parish councillors to the meeting and explained that this was not a formal parish council meeting but an opportunity to share priorities and information with the local community and parish councillors.  He shared copies of the latest edition of the Parish Times, which will be delivered to every household in the parish and invited residents to join parish councillors at Tirley Garth on 14th June for the Big Community Festival which has been jointly organised by the two village halls, the church, the WI and the parish council – a fabulous example of how the community is working together effectively for the good of all. 

3. Presentation from Cllr Andrew Needham and Francis Tunney on the recent Land Availability assessment by Cheshire West and Chester. 


4.  Questions and Answers: Cllr Spencer thanked Mr Tunney and Cllr Needham for their input and invited questions from the audience.  There was concern expressed about large scale development in the area and CWaC Cllr Hardy reassured everyone that no decisions had been made and that there were land plots that had been displayed as “potential development” that were very unlikely to be built on.  Utkinton and Cotebrook do have a Neighbourhood Plan which was accepted by CWaC in 2021 and has restrictions to inappropriate building plans. 

Cheshire West and Chester Council are providing an information session on how to best review Neighbourhood Plans in the next few weeks which will attended by members of the parish council and at the June Parish Council meeting, a review of the 2021 Plan will be proposed.  This will involve the creation of a local working party and residents will be invited to take part. 

5. Cllr Grant ended the meeting by sharing a copy of a Remembrance Book created to mark the 150th Anniversary of St Johns Church in Cotebrook. 


6.45pm Meeting closed.
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Andrew Needham

UCPC Councillor & Vice Chair, CPRE Cheshire

Francis Tunney

Resident & Member of Utkinton Village Hall Committee





What is a ‘Land Availability Assessment’ (LAA)?

(From CWaC Documents online)



‘… identifies potential development sites and broad locations as an audit of available land and is not constrained by the level of need identified in a plan or strategy. It does not in itself determine whether a piece of land should be allocated for development, it is the role of the Local Plan to determine which of those sites are the most suitable allocations to take forward. A broad range of sites will be needed to help meet development requirements in the borough, for a variety of different land uses.’





From where do the suggested plots emanate?

Some were;

submitted following the ‘call for sites’ by CWaC

from landowners or their agents wishing to ‘get on the ladder’ (so to speak)

existing (aka ‘extant’) planning submissions











Utkinton Village Settlement Boundary (c.2019)





Cotebrook Village Settlement Boundary

Cotebrook 

It should also be noted that before the CWaC Local Plan and 2021 draft ‘Utkinton and Cotebrook Neighbourhood Plan’, village settlement boundaries for Cotebrook were removed, meaning that any properties are now located on land designated as ‘open countryside’. 



This means that there are few constraints on development.









The Parish as defined in the Neighbourhood Plan

Whilst we see our parish as an entity the Neighbourhood and Local Plans did not treat the two in the same way

Utkinton has a Village Settlement Boundary (VSB) and is defined as a ‘Local Service Centre’ (LSC)

261 Properties listed for Council Tax in Utkinton

Cotebrook does not have a ‘VSB’ and is defined as ‘open countryside’

72 properties listed for Council Tax in Cotebrook



CWaC undertook this current ‘Land Availability Assessment’ in 2024









So, how does our Parish fit into the overall land assessment ?

We will, first, look at the Borough

Then Utkinton and then

Cotebrook







This map shows (in dark red) the sites / areas where possible sites have been submitted or decided upon – right across CWaC









Utkinton and Cotebrook Parish





Our Parish in perspective





The areas in RED were identified in the 2024 LAA





The Land Availability Assessment suggested …

But where and when?

These include anything that is deemed as too small for development or has ‘extant’ (existing) plans in place.

		Village		Extant Planning		Potential Dev’t		Parish total

		Cotebrook		3		23		26

		Utkinton		35		148		183

		Parish		38		171		209









Utkinton Village Settlement Boundary (c.2020)









Utkinton Village Settlement Boundary (c.2020) including CWaC Land Assessment proposals



With the exception of the old school and land adjacent to 16 Northgate, the submissions are all OUTSIDE the Settlement Boundary





Utkinton a closer look:



The vacant

St Paul’s CofE 

School

The Arderne Trust Land

Land owned by existing resident

The area just before the ‘Steps’ – lies, partially, outside the VSB

Land owned by farmer at ‘Tirley Farm’

‘Sport’ field

80

26

9

21



5

3

4

9

3

Land aka; ‘The Donkey Field’

The figures in white are from the LAA





Cotebrook an overview

Lies in ’open’ countryside – CWaC ‘local plan’ and UCNP 2021:



Sidebottom Farm (extant - 9)

Fox and Barrel Land (13)

The Old Transport Yard (0)

Utkinton Lodge Farm (10)

‘Knowl Cottage’, Eaton Lane (0)

Forest Farm, Heaths Lane (extant 19 +2)
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In  2020 UCPC received an approach from Fisher German in relation to a proposal to build up to 67 dwellings on this plot

Utkinton – 

John St/Quarry bank





“Building upon this, the sites inclusion in the HELAA 2017 under TAR/0065 Rural Land at Quarry Bank/John Street, Utkinton being deemed a suitable, available, achievable site for approximately 67 dwellings (p. 109). “

Fisher German in 2020

Utkinton - John St / Quarry Bank an overview:



In  2020 UCPC received an approach from Fisher German on behalf of a farmer at Tirley Farm, in relation to a proposal to build up to 67 dwellings on this plot





Utkinton John Street

an overview:



These two plots are owned by the ‘Arderne Trust’ and farmed by a local farmer.



The owner has commented that they wish the land to remain in agricultural use.





Data from CWaC Land Availability Assessment
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We have reviewed the initial assessments

some of the possible outcomes (for those plots applicable) 



		Site being reviewed
		Potential housing availability

		16 Northgate, Utkinton, (CW6 0LL)		21

		Land at Quarry Bank/John Street, Utkinton		80

		Land at Utkinton Lodge Farm, Utkinton Lane		10

		Fox and Barrel, Tarporley Road, Cotebrook		13

		Land west of John Street, Utkinton		26

		Land at Utkinton Primary School, Quarry Bank		12

		Land west of John Street, Utkinton		9

		Totals - Cotebrook		13

		Totals - Utkinton		148







Let’s add the extant and suitable plots to the current housing stock to arrive at the potential

				Extant		Suitable		Existing		Potential

		Cotebrook		31		23		72		126

		Utkinton		1		148		261		410

				32		171		333		536

		 						Potential Growth		61%







Let’s add the extant and suitable plots to the current housing stock to arrive at the potential

				Extant		Suitable		Existing		Potential

		Cotebrook		31		23		72		126

		Utkinton		1		148		261		410

				32		171		333		536

		 						Potential Growth		61%







So, where now?







So, where next?

Utkinton and Cotebrook could, if the assessment became reality have its’ housing stock increased by up to 61%

Therefore, it is crucial that we consider reviewing the existing Neighbourhood Plan in the light of the Government’s pledge to build more houses, a large proportion in rural as against urban location.

It was ‘made’ in May 2021 and a lot has changed since then

We no longer have a school

There is no public transport (Tarporley 2m, Delamere Station 3m)

Our population mix is changing

We suffer from council underfunding – yet our Council Tax goes up

Our highway infrastructure is appalling.
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So, where next?

? Should we start our review of the Neighbourhood Plan process soon to determine what our community might want?
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Thank you for listening

Do you have any questions or comments?
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Site reference:

1959(1367)
1367
1373
1372
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1369
1376
1370
1375
1787

1937(1787)
1523
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1593
1371
1368

Location
Land adjacent 16 Northgate, Utkinton

The Steps, Northgate, Utkinton, Tarporley (CWE 01X)

Land at Quarry Bank, Utkinton, Tarporley

Former Haulage Yard, Tarporley Road, Cotebrook, Tarporley
Knowl Cottage, Eaton Lane, Eaton, Tarporley

Land adjacent Rowley Farm Quarry Bank Utkinton Tarporley.
Forest Farm, Heaths Lane, Utkinton, Tarporley

Forest Farm, Heath Lane, Cotebrook, Tarporley

Sidebotiom Farm, Stable Lane, Utkinton

Land west of John Street, Utkinton, Tarporley

Iand west of John Street, Utkinton, Tarporley

16 Northgate, Utkinton, Tarporley (CW6 0LL)

Land at Utkinton Primary School, Quarry Bank, Utkinton

Fox and Barrel, Tarporley Road, Cotebraok

Land at Utkinton Lodge Farm, Utkinton Lane, Utkinton, Tarporley.
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Gross Site
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Site submission 3
Planning history. o
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