
academic research which demonstrates the difficulty in deriving accurate forecasts of future population, particularly over long periods of
time [1, 2, 3]. Population forecasts for individual local authority districts are highly sensitive to minor fluctuations in economic
circumstances that are difficult to anticipate or predict with the required degree of confidence. It is very difficult to anticipate future
migratory flows, especially in a context of unprecedented political uncertainty. If the ONS’s 2016 population projections were used to
determine future local plan housing allocations, this would imply an annual need for a net additional 343 dwellings to 2041. This is a
figure substantially lower than in the draft local plan. Given this uncertainty over likely future housing need, the draft local plan should be
more circumspect in releasing green belt land and adopt much more cautious figures in order to plan for housing land release. If this is
the case, then a substantially increased number of future housing completions can take place on brownfield sites, without the need for
green belt encroachment to the extent anticipated in the draft plan.

• The proposed location of land allocated for future housing would mean the unjustified loss of green belt land. This would have far-
reaching consequences for Warrington. It would mean the loss of some 10% of Warrington’s green belt. The impact on south
Warrington, in particular, would be extensive. The environmental impact of increased traffic would be substantial, with higher levels of air
pollution. Important land for informal recreation and leisure would be lost. The character and distinctiveness of Walton, Appleton,
Grappenhall and Stretton would be damaged irreparably by proposed development. Given the questionable reliability of the estimates of
future housing need over the plan period, there is not a sufficiently strong case for the permanent loss of green belt land.

• The draft plan is unsound because it does not adequately specify proposals to enhance infrastructure to accommodate the
development envisaged. The existing road network is south Warrington is already at or near its full capacity. The draft plan does not
properly outline how the increased demand placed on infrastructure will be accommodated. There is no provision for enhancement to
major highways such as the A49 through south Warrington. Existing crossing points for the Manchester Ship Canal are expected to
accommodate potentially significant increases in traffic stemming from new housing and industrial development. The draft plan does
not set out in a clear way how the likely stress on existing infrastructure could be offset or mitigated. For the proposed development to be
viable, the plan needs to specify with much greater clarity what is proposed in respect of enhancement to existing road capacity and
future public transport provision. This should mean setting out in detail the mechanism through which appropriate funding will be
raised, beyond relying on unspecified future developer contributions. 

1. Field, B. (2018) Forecasting techniques for urban and regional planning, London: Routledge.
2. Keilman, N. (2007) "UK national population projections in perspective: How successful compared to those in other European
countries?", Population Trends 129
3. Wilson, T. and Rees, P. (2005) "Recent developments in population projection methodology: A review." Population, Space and Place,
11(5) (2005): 337-360.

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

No, I do not wish to participate at the oral examination

You have just completed a Representation Form for Draft Local Plan (as a whole). What would you like to do now?
Please select one option.

Complete the rest of the survey (Part C)

Customer ‘About You’ Questionnaire  

1. Age

45-54

2. Gender

Female

3. Is your gender identity the same as you were assigned at birth? Please select one option.

Yes

4. What is your relationship status? Please select one option.

Married

5. How would you describe your ethnic origin? Please select one option

WHITE - English / Welsh / Scottish / Northern Irish / British

6. How would you describe yourself?

Heterosexual/straight

7. Your religion or belief. Which group below do you most identify with?

No religion or belief

8. Are you currently pregnant or have you been pregnant in the last year? Please select one option.

No

9. Are your day-to-day activities limited because of a health problem or disability which has lasted, or is expected to
last, at least 12 months? Please select one option.

No (go to q20)

Response 915

Respondent Details 

Information

Respondent Number: 915 Respondent ID: 119734870

Date Started: 17/06/2019 15:35:11 Date Ended: 17/06/2019 15:58:11

Time Taken: 23 mins, 0 secs Translation: English

IP Address: 92.207.88.32 Country: Germany

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: Mr. Richard M. Dyson

Email address: 781769@msn.com

2. What type of respondent are you? Please select all that apply.

An agent

3. Please complete the following:

Contact details

Organisation name (if applicable) Bailey Dyson International Consultants Limited

Agent name (if applicable) -

Address 1 17 Sefton Drive,

Address 2 Wilmslow, Cheshire,

Postcode SK9 4EL.

Telephone number 0870 787 6670

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Policy OS7 Lymm - Rushgreen Road

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

None of the above

3. Do you consider the Draft Local Plan is: Please select one option in each row.

Yes No

Legally Compliant X

Sound X

Compliant with the Duty to Co-operate X

4. If you have answered 'No' to any of the options in the above question then please give details in the box below of
why you consider the Draft Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-
operate.  Please be as precise as possible.

The proposed locations for release of land for housing does not adequately take into account issues of sustainability, nor the relative
and respective contributions made by those sites to the Greenbelt. 

6. Please set out what modification(s) you consider necessary to make the Draft Local Plan legally compliant or sound,
having regard to the test you have identified above where this relates to soundness. (NB please note that any non-
compliance with the duty to co-operate is incapable of modification at examination). You will need to say why this
modification will make the Local Plan legally compliant or sound. It would be helpful if you are able to put forward your
suggested revised wording of any policy or text. Please be as precise as possible.

The boundaries of the land included for release from Greenbelt in Policy OS7 Lymm - Rushgreen Road, should be extended to the west
to include the land located south of the existing homes on Rushgreen Road and north of the Bridgewater Canal. 

Land belonging to Mr. & Mrs. D. Harkness and Peel Holdings Limited is available, deliverable, developable & sustainable and should
be included in the Policy area for release from Greenbelt.

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

No, I do not wish to participate at the oral examination

8. If you wish to upload documents to support your representation form then please select 'choose file' below. You can
upload a max number of 2 files (up to 25MB each).  If you are submitting more than one representation form please
note: If this file upload supports more than one representation form then please do not attempt to upload the same file
on subsequent forms. On additional representation forms please use the comments/file description box to type in the
‘name of the file’, or ‘see previous form’.  If the file upload is a different document for additional representation forms
then please continue to upload the file as normal.

File: Title Plan CH372802.jpeg - Download
File: Plan of Peel's Land Holding. .pdf - Download

Comments/file description
Land to be included in release from Greenbelt

You have just completed a Representation Form for Policy OS7 Lymm - Rushgreen Road. What would you like to do
now? Please select one option.

Complete the rest of the survey (Part C)

Response 916

Respondent Details 

Information

Respondent Number: 916 Respondent ID: 119736117

Date Started: 17/06/2019 15:43:41 Date Ended: 17/06/2019 15:58:23

Time Taken: 14 mins, 42 secs Translation: English

IP Address: 81.153.233.238 Country: United Kingdom

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: Emma Walton

Email address: emma_cs@hotmail.com

2. What type of respondent are you? Please select all that apply.

A local resident who lives in Warrington

3. Please complete the following:

Contact details

Organisation name (if applicable) -

Agent name (if applicable) -

Address 1 7 Cloverfield

Address 2 Lymm

Postcode WA13 9WB

Telephone number 01925751952

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Draft Local Plan (as a whole)

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

None of the above

3. Do you consider the Draft Local Plan is: Please select one option in each row.

Yes No

Legally Compliant X

Sound X

Compliant with the Duty to Co-operate X

4. If you have answered 'No' to any of the options in the above question then please give details in the box below of
why you consider the Draft Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-
operate.  Please be as precise as possible.

I can't see any exceptional circumstances in the plan that allow for the release of greenbelt land - particularly so much in one area,
around south Warrington. Greenbelt land is crucial for air quality in urban areas, for urban dwellers to have access to countryside and
open sapces and to preserve the character of rural villages. The local plan will destroy the villages of south Warrington, take away
valuable countryside used for recreation and substantially reduce air quality. What exceptional circumstances are there to justify this?

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

No, I do not wish to participate at the oral examination

You have just completed a Representation Form for Draft Local Plan (as a whole). What would you like to do now?
Please select one option.

Complete the rest of the survey (Part C)

Customer ‘About You’ Questionnaire  

1. Age

35-44

2. Gender

Female

3. Is your gender identity the same as you were assigned at birth? Please select one option.

Yes

4. What is your relationship status? Please select one option.

Married

5. How would you describe your ethnic origin? Please select one option

WHITE - English / Welsh / Scottish / Northern Irish / British

6. How would you describe yourself?

Heterosexual/straight

7. Your religion or belief. Which group below do you most identify with?

Christian

8. Are you currently pregnant or have you been pregnant in the last year? Please select one option.

No

9. Are your day-to-day activities limited because of a health problem or disability which has lasted, or is expected to
last, at least 12 months? Please select one option.

No (go to q20)

Response 917

Respondent Details 

Information

Respondent Number: 917 Respondent ID: 119738811

Date Started: 17/06/2019 16:00:21 Date Ended: 17/06/2019 16:02:42

Time Taken: 2 mins, 21 secs Translation: English

IP Address: 185.49.74.18 Country: Unknown

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: Mark Field

Email address: markfield77@icloud.com

2. What type of respondent are you? Please select all that apply.

A local resident who lives in Warrington

3. Please complete the following:

Contact details

Organisation name (if applicable) Mr

Agent name (if applicable) Mark Field

Address 1 64 New Lane

Address 2 Croft

Postcode WA3 7LW

Telephone number 07557863915

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Draft Local Plan (as a whole)

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

A policy sub-number (s)

If a paragraph or policy sub-number then please use the box below to list:
Policy OS2 Croft On the local plan doc, from number 10.6 onwards.

3. Do you consider the Draft Local Plan is: Please select one option in each row.

Yes No

Legally Compliant

Sound X

Compliant with the Duty to Co-operate

4. If you have answered 'No' to any of the options in the above question then please give details in the box below of
why you consider the Draft Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-
operate.  Please be as precise as possible.

have lived in the village for 40 years s a child and now an adult, i have seen the village change out of all recognition in that time from a
quiet quaint place to live to a heavily over subscribed estate. I dont believe the plan has been positively prepared to meet assessed
development needs. The village services and The infrastructure are all ready very stretched with the local school being over subscribed .
The green belt should not be touched in this area any further and if it was the council tax should be lowered significantly as the band
currently put on the residents would no longer be fit for purpose as we would be like any other area of the borough with no large areas of
green belt . 
The village is already being used as a commuting "cut through" by hundreds of workers of near by business parks which causes heavy
congestion on the village roads every day and makes it very unsafe for local children . I see no way any significant residential
developments could be sustainable unless a huge investment was made into making the primary schools larger, putting in more roads
in and out of the village or changing massively the road lay out so commuters cant use the village as a cut through. There are no shops
or facilities in teh village either tp support any further large developments

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

No, I do not wish to participate at the oral examination

You have just completed a Representation Form for Draft Local Plan (as a whole). What would you like to do now?
Please select one option.

Complete the rest of the survey (Part C)

Customer ‘About You’ Questionnaire  

1. Age

35-44

2. Gender

Male

3. Is your gender identity the same as you were assigned at birth? Please select one option.

Yes

4. What is your relationship status? Please select one option.

Married

5. How would you describe your ethnic origin? Please select one option

WHITE - English / Welsh / Scottish / Northern Irish / British

6. How would you describe yourself?

Heterosexual/straight

7. Your religion or belief. Which group below do you most identify with?

No religion or belief

8. Are you currently pregnant or have you been pregnant in the last year? Please select one option.

No

9. Are your day-to-day activities limited because of a health problem or disability which has lasted, or is expected to
last, at least 12 months? Please select one option.

No (go to q20)

Response 918

Respondent Details 

Information

Respondent Number: 918 Respondent ID: 119736563

Date Started: 17/06/2019 15:47:02 Date Ended: 17/06/2019 16:04:12

Time Taken: 17 mins, 10 secs Translation: English

IP Address: 81.153.150.178 Country: United Kingdom

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: David Roberts

Email address: dave.roberts@btinternet.com

2. What type of respondent are you? Please select all that apply.

A local resident who lives in Warrington

3. Please complete the following:

Contact details

Organisation name (if applicable) -

Agent name (if applicable) -

Address 1 32 Woodbridge Close

Address 2 Appleton

Postcode WA4 5RD

Telephone number 07964023409

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Draft Local Plan (as a whole)

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

None of the above

3. Do you consider the Draft Local Plan is: Please select one option in each row.

Yes No

Legally Compliant X

Sound X

Compliant with the Duty to Co-operate X

4. If you have answered 'No' to any of the options in the above question then please give details in the box below of
why you consider the Draft Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-
operate.  Please be as precise as possible.

As a whole I find the plan vague and incomplete, and offers up a future with which I disagree.
The plan is a masterful piece of saying little in a huge number of pages. It lacks specifics on what is proposed so that I find I cannot
make detailed comments. Examples are 1. the vague proposal to consider adding a recycling centre to the plan in the future 2. the lack
of detail on roads and housing. I recognize the need for more housing but question the scale proposed and the consumption of green
space. It feels like I am being asked to give a blank cheque to the council which will be filled in behind closed doors with this
consultation as justification. 
I note the earlier consultation board displays are also in the bundle online. These were another example of the problem - they were
detailed in layout of estates and roads but when in a public meeting I asked about the detail I was told "oh no, these are just indicative of
what might be done and not to be viewed as concrete proposals". I cannot support this plan. Remove the waffle and make concrete
proposals please.

5. If you answered 'Yes' to any of the options in question 3 then please give details in the box below the reasons why
you support the legal compliance or soundness of the Draft Local Plan or its compliance with the duty to co-operate.
Please be as precise as possible.

I have no view on legal compliance. I answered "yes" because I lack a legal background to know if I can answer "yes" or "no" to answer a
question such as that !!!. Please give a box labelled "I have no clue and consider that if not legally compliant then I would expect those
that produced it and those in change politically to be prosecuted in due course".
I do not feel that you have adequately cooperated over consultation. It's all hand waving and vague. It lacks detail and is overly verbose
without specifics.

6. Please set out what modification(s) you consider necessary to make the Draft Local Plan legally compliant or sound,
having regard to the test you have identified above where this relates to soundness. (NB please note that any non-
compliance with the duty to co-operate is incapable of modification at examination). You will need to say why this
modification will make the Local Plan legally compliant or sound. It would be helpful if you are able to put forward your
suggested revised wording of any policy or text. Please be as precise as possible.

Start again !

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

No, I do not wish to participate at the oral examination

You have just completed a Representation Form for Draft Local Plan (as a whole). What would you like to do now?
Please select one option.

Complete the rest of the survey (Part C)

Customer ‘About You’ Questionnaire  

1. Age

55-64

2. Gender

Male

3. Is your gender identity the same as you were assigned at birth? Please select one option.

Yes

4. What is your relationship status? Please select one option.

Married

5. How would you describe your ethnic origin? Please select one option

WHITE - English / Welsh / Scottish / Northern Irish / British

6. How would you describe yourself?

Heterosexual/straight

7. Your religion or belief. Which group below do you most identify with?

No religion or belief

8. Are you currently pregnant or have you been pregnant in the last year? Please select one option.

No

9. Are your day-to-day activities limited because of a health problem or disability which has lasted, or is expected to
last, at least 12 months? Please select one option.

No (go to q20)

Response 919

Respondent Details 

Information

Respondent Number: 919 Respondent ID: 119738759

Date Started: 17/06/2019 16:00:06 Date Ended: 17/06/2019 16:09:23

Time Taken: 9 mins, 17 secs Translation: English

IP Address: 46.233.78.206 Country: United Kingdom

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: David Bainbridge

Email address: david.bainbridge@bidwells.co.uk

2. What type of respondent are you? Please select all that apply.

An agent

3. Please complete the following:

Contact details

Organisation name (if applicable) Bidwells OBO Lone Star Land Limited

Agent name (if applicable) David Bainbridge

Address 1 Seacourt Tower

Address 2 West Way, Oxford

Postcode OX2 0JJ

Telephone number 07903923612

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Policy MD2 Garden Suburb

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

Both of the above

If a paragraph or policy sub-number then please use the box below to list:
Policy MD2 Garden Suburb

3. Do you consider the Draft Local Plan is: Please select one option in each row.

Yes No

Legally Compliant X

Sound X

Compliant with the Duty to Co-operate X

4. If you have answered 'No' to any of the options in the above question then please give details in the box below of
why you consider the Draft Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-
operate.  Please be as precise as possible.

1.1 I write on behalf of Bidwells’ Client, Lone Star Land Limited (LSLL), in response to the above consultation by Warrington Borough
Council (the Council).
1.2 LSLL applies its expertise in the planning for development and delivery of development on sites across the UK. The strategic land
portfolio ranges from smaller housing sites through to mix-use but residential-led urban extensions on a strategic-scale.
1.3 LSLL have previously made representations in respect of the emerging Local Plan and they should be viewed as a key stakeholder
in the delivery of land for development in Warrington Borough.
Background
1.4 LSLL own land at Broad Lane, Grappenhall which comprises some 27.5 hectares. In previous submissions the Site has been
referred to as Land Adjoining Yew Tree Farm, Grappenhall.
1.5 I have enclosed a plan of the Site. The Site forms part of site references R18/P2/110 and R18/P2/116 in the Call for Sites
submissions under the plan for Barleycastle.
1.6 In past representations we have supported identification of the Site and the wider area as a location for development of a Garden
Suburb including removal of the Site from the Green Belt. 
1.7 LSLL is part of a landowner group who are co-operating closely in respect of the proposed development which is covered by
emerging Policy MD2 – Warrington Garden Suburb. The Warrington Garden Suburb Landowner Group is committed to working with the
Council and other relevant stakeholders in the preparation of a Supplementary Planning Document to set the framework between Policy
MD2 and future planning applications.
1.8 We consider the plan is sound and we continue to support emerging Policy MD2. Below we make comments about some of the
detail of this policy and we request an amendment to the specific wording of this policy.
Policy MD2 – Warrington Garden Suburb
1.9 The Site is located within the land area covered by this proposed policy and as shown on Figure 18 – Illustrative Development
Concept for Garden Suburb.
1.10 The proposed policy is for a Garden Suburb to deliver approximately 7,400 homes and 116 hectares of employment land. Around
5,100 homes and all of the employment land is proposed to be delivered within the Plan Period i.e. to the year 2037. Proposed Policy
DEV1 – Housing Delivery, states a minimum capacity of 6,490 homes of which a minimum of 4,201 homes will be delivered in the Plan
Period. 
1.11 The proposed Garden Suburb is strategic in scale and the level of detail proposed would suggest that this is a strategic policy as
defined under section 3 of the NPPF. Paragraph 23 of NPPF states that land-use designations and allocations should be identified on a
policies map. 
1.12 The Proposals Map, although not technically a development plan document for examination, identifies an area of land for the
Garden Suburb MDA (MD2) and various other proposed allocations and designations. 
1.13 MDA 2.2 Delivery and Phasing, point 6, states that the Council is committed to working with landowners/developers to prepare a
Development Framework for the Garden Suburb as a whole, including more detailed masterplans for each of the three Garden Villages
and the Neighbourhood Centre, with a delivery strategy and phasing plan. 
1.14 LSLL as part of the Warrington Garden Suburb Landowner Group has participated in meetings and discussions with the Council
and other relevant stakeholders in respect of the emerging strategic policy MD2 and this close working is expected to continue through
and beyond the examination into the Plan. 
1.15 We support the approach of a Development Framework and we note this is intended to become a SPD as a requirement under
Policy MD2 (limb 7). We continue to work with the Council and other stakeholders regarding the scope, timing and resourcing of an
SPD. We trust this will be a vehicle to deliver development on the Site and wider land area.
1.16 We acknowledge that a SPD can only add further detail to development plan policies and cannot set development plan policy but it
should set the framework for future planning applications building on Policy MD2. 
1.17 It is relevant to note that the approach of an SPD supplementing a strategic policy has been found sound elsewhere, notably for the
Rugby South West Urban Extension. The Rugby Borough Local Plan 2011-2031 was adopted by Rugby Borough Council on 4 June
2019 following examination in public and main modifications. Policy DS8 within the Local Plan relates to the strategic allocation at South
West Rugby. Details can be found at: https://www.rugby.gov.uk/meetings/meeting/1041/council
1.18 We support proposed limb 14 of Policy MD2 with the following amendment shown below in bold text: 
14. No further residential development will be permitted until the Development Framework has been approved and the following has
taken place, unless a development proposal is able to physically and financially deliver the necessary essential infrastructure required
to support the development and the wider objectives of this policy:
a. The funding and programme for delivery of the Green Infrastructure Network including Country Park have been confirmed.
b. The funding and the programme for the delivery of a strategic link to connect the Garden Suburb to the local and strategic road
network have been confirmed.
c. The funding and the programme for the delivery of community infrastructure within the District/Local Centre have been confirmed.
d. Where development is within one of the Garden Villages, the funding and the programme of the delivery of the community
infrastructure within the relevant Garden Village have been confirmed.
1.19 The Greenway Network identified on the Proposals Map does not appear to connect to green infrastructure shown on Figure 18
and hence we request this is reviewed. 
Conclusion
1.20 Lone Star Land Limited is a key stakeholder in the delivery of land for development in Warrington Borough.
1.21 These representations and past representations support identification of the Site and the wider area of land for a Garden Suburb to
the south east of Warrington and for this land to be removed from the Green Belt.
1.22 We look forward to receiving confirmation of receipt of these representations and to receive notification of submission of the Local
Plan for examination under Section 20 of the Planning and Compulsory Purchase Act 2004. 
1.23 We are likely to wish to participate in the examination into the Local Plan comprising preparation of relevant hearing statements
and participation at relevant examination hearings. Our participation might be as part of the Warrington Garden Suburb Landowner
Group.
1.24 Finally, we would welcome any comments and/or queries in respect of these representations.

5. If you answered 'Yes' to any of the options in question 3 then please give details in the box below the reasons why
you support the legal compliance or soundness of the Draft Local Plan or its compliance with the duty to co-operate.
Please be as precise as possible.

N/A

6. Please set out what modification(s) you consider necessary to make the Draft Local Plan legally compliant or sound,
having regard to the test you have identified above where this relates to soundness. (NB please note that any non-
compliance with the duty to co-operate is incapable of modification at examination). You will need to say why this
modification will make the Local Plan legally compliant or sound. It would be helpful if you are able to put forward your
suggested revised wording of any policy or text. Please be as precise as possible.

As included above.

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the
examination? Please select one option.

Yes, I wish to participate at the oral examination (I understand details from Part A will be used for contact purposes)

If you wish to participate at the oral part of the examination, please outline why you consider this to be necessary:
We are likely to wish to participate in the examination into the Local Plan comprising preparation of relevant hearing statements and
participation at relevant examination hearings. Our participation might be as part of the Warrington Garden Suburb Landowner Group.

8. If you wish to upload documents to support your representation form then please select 'choose file' below. You can
upload a max number of 2 files (up to 25MB each).  If you are submitting more than one representation form please
note: If this file upload supports more than one representation form then please do not attempt to upload the same file
on subsequent forms. On additional representation forms please use the comments/file description box to type in the
‘name of the file’, or ‘see previous form’.  If the file upload is a different document for additional representation forms
then please continue to upload the file as normal.

File: Site location plan.pdf - Download

You have just completed a Representation Form for Policy MD2 Garden Suburb. What would you like to do now?
Please select one option.

Complete the rest of the survey (Part C)

Customer ‘About You’ Questionnaire  

1. Age

45-54

2. Gender

Male

3. Is your gender identity the same as you were assigned at birth? Please select one option.

Yes

4. What is your relationship status? Please select one option.

Married

5. How would you describe your ethnic origin? Please select one option

WHITE - English / Welsh / Scottish / Northern Irish / British

6. How would you describe yourself?

Heterosexual/straight

7. Your religion or belief. Which group below do you most identify with?

No religion or belief

8. Are you currently pregnant or have you been pregnant in the last year? Please select one option.

No

9. Are your day-to-day activities limited because of a health problem or disability which has lasted, or is expected to
last, at least 12 months? Please select one option.

Prefer not to say (go to q20)

Response 920

Respondent Details 

Information

PART A - About You  

1. Please complete the following: Please note the email address (if provided below) will be sent a full copy of the
submitted response and a unique ID number for future reference (pdf attachment).

Name of person completing the form: Nick Scott

Email address:

2. What type of respondent are you? Please select all that apply.

An agent

3. Please complete the following:

Contact details

Organisation name (if applicable) Emery Planning

Agent name (if applicable) Emery Planning

Address 1 1-4 Southpark Court

Address 2 Hobson Street

Postcode SK10 4LF

Telephone number

PART B - Representation Form 1  

1. To which part of the Local Plan does this representation relate? From the drop down list please select one option.

Policy DEV1 Housing Delivery

2. Does your comment relate to a specific paragraph (s) or policy sub-number (s)? Please select one option.

Both of the above

If a paragraph or policy sub-number then please use the box below to list:
Please see attached representations
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Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

1. Introduction 

1.1 These representations are submitted in relation to the public consultation on the Proposed 

Submission Version of the Warrington Local Plan published in March 2019. 

1.2 We have significant concerns in relation to the proposed housing requirement and housing land 

supply. In particular we consider that the anticipated supply from SHLAA sites during the plan 

period has been significantly over-estimated. We also have concerns in relation to the 

anticipated timescales for delivery on the strategic allocations. As a result, we consider that 

insufficient allocations have been identified to meet the housing requirement. 

1.3 Therefore to boost significantly the supply of housing land, we consider that additional 

allocations are required, particularly allocations of a smaller scale, which can come forward 

quickly to meet identified needs in the short term, unburdened by significant infrastructure 

requirements. We do not consider that the plan should be submitted for examination until 

these fundamental issues of soundness have been resolved. 

1 



         
    

   
 

 
  

   

   

              

            

            

             

       

              

       

           

          

           

            

   

             

           

           

          

         

     

          

         
          

            

         
          

          
          

        

Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

2. National Planning Policy and Guidance 

National Planning Policy Framework 

2.1 The revised Framework was published in February 2019. It sets out the Government’s planning 

policies for England and how these are expected to be applied. The purpose of the planning 

system is to contribute to the achievement of sustainable development. The Framework, taken 

as a whole, constitutes the Government’s view of what sustainable development in England 

means in practice for the planning system. 

2.2 Paragraph 11 requires plans and decisions to apply a presumption in favour of sustainable 

development. For plan-making this means that: 

a) plans should positively seek opportunities to meet the development needs of their 

area, and be sufficiently flexible to adapt to rapid change; 

b) strategic policies should, as a minimum, provide for objectively assessed needs for 

housing and other uses, as well as any needs that cannot be met within neighbouring 

areas, unless: 

i. the application of policies in the Framework that protect areas or assets of 

particular importance provides a strong reason for restricting the overall scale, 

type or distribution of development in the plan area; or 

ii. any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the Framework 

taken as a whole. 

2.3 Paragraph 35 provides the following in relation to soundness: 

35. Local plans and spatial development strategies are examined to assess 
whether they have been prepared in accordance with legal and procedural 
requirements, and whether they are sound. Plans are ‘sound’ if they are: 

a) Positively prepared – providing a strategy which, as a minimum, 
seeks to meet the area’s objectively assessed needs [19]; and is 
informed by agreements with other authorities, so that unmet need 
from neighbouring areas is accommodated where it is practical to 
do so and is consistent with achieving sustainable development; 

2 



         
    

   
 

 
  

         
      

          
      

           
     

          
         
 

           
           

  

                

              

   

 

 

Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

b) Justified – an appropriate strategy, taking into account the 
reasonable alternatives, and based on proportionate evidence; 

c) Effective – deliverable over the plan period, and based on 
effective joint working on cross-boundary strategic matters that 
have been dealt with rather than deferred, as evidenced by the 
statement of common ground; and 

d) Consistent with national policy – enabling the delivery of 
sustainable development in accordance with the policies in this 
Framework. 

19. Where this relates to housing, such needs should be assessed using a clear 
and justified method, as set out in paragraph 60 of this Framework. 

National Planning Practice Guidance (PPG) 

2.4 The PPG was launched in March 2014. It replaced a number of practice guidance documents 

that were deleted when the PPG was published. Local Plan making is addressed under Section 

12. 

3 



         
    

   
 

 
  

   

                

                 

           

       

          
            

        
          

           
         

             
    

          

           
           

          
          

             

            

                 

                 

                

         

             

                

               

             

          

            

       

          

Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

3. Policy DEV1: Housing requirement 

3.1 Policy DEV1 sets a minimum requirement of 18,900 new dwellings for the period 2017 to 2037, at 

a rate of 847 dwellings per annum for the first 5 years from 2017 to 2021 and 978 dwellings per 

annum for the following 15 years from 2022 to 2037. 

3.2 Paragraph 60 of the Framework provides: 

“To determine the minimum number of homes needed, strategic policies 
should be informed by a local housing need assessment, conducted using the 
standard method in national planning guidance – unless exceptional 
circumstances justify an alternative approach which also reflects current and 
future demographic trends and market signals. In addition to the local 
housing need figure, any needs that cannot be met within neighbouring 
areas should also be taken into account in establishing the amount of housing 
to be planned for.” 

3.3 Local Housing Need is defined in Annex 2 of the Framework: 

“The number of homes identified as being needed through the application of 
the standard method set out in national planning guidance (or, in the context 
of preparing strategic policies only, this may be calculated using a justified 
alternative approach as provided for in paragraph 60 of this Framework).” 

3.4 The application of the standard methodology for Warrington results in a minimum local housing 

need of 909dpa based on the 2014-based household projections and following an adjustment 

to take account of affordability. However, the Council has chosen to identify a higher figure 

on the basis of an alternative approach. Paragraph 4.1.6 of the Submission Draft explains that 

the target has been set to ensure that there are sufficient homes to meet the Council’s 

economic growth aspirations and to address affordability problems experiences by 

Warrington’s younger residents who are struggling to get on the housing ladder. 

3.5 The wider context is that using data published in September 2017 as part of the Planning for the 

right homes in the right places consultation, the standard method would, in aggregate, plan for 

around 266,000 homes across England. As the Government explained in the technical 

consultation on updates to national planning policy and guidance (October 2018), the 

Government expects the gap to be bridged by ambitious authorities going above their local 

housing need, including through housing deals with the Government. 

3.6 Paragraph 2a-010 of the NPPG provides the following guidance : 

4 



         
    

   
 

 
  

            
   

           
           

       
            

        
         

           
           

           
         

         
            

          
  

             
          

    

          
      

           
          

           
           

        
             

             
      

              

               

  

                
         

   

          
          

          
         
         

Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

“When might it be appropriate to plan for a higher housing need figure than 
the standard method indicates? 

The government is committed to ensuring that more homes are built and 
supports ambitious authorities who want to plan for growth. The standard 
method for assessing local housing need provides a minimum starting point in 
determining the number of homes needed in an area. It does not attempt to 
predict the impact that future government policies, changing economic 
circumstances or other factors might have on demographic behaviour. 
Therefore, there will be circumstances where it is appropriate to consider 
whether actual housing need is higher than the standard method indicates. 

This will need to be assessed prior to, and separate from, considering how 
much of the overall need can be accommodated (and then translated into a 
housing requirement figure for the strategic policies in the plan). 
Circumstances where this may be appropriate include, but are not limited to 
situations where increases in housing need are likely to exceed past trends 
because of: 

• growth strategies for the area that are likely to be deliverable, for 
example where funding is in place to promote and facilitate 
additional growth (e.g. Housing Deals); 

• strategic infrastructure improvements that are likely to drive an 
increase in the homes needed locally; or 

• an authority agreeing to take on unmet need from neighbouring 
authorities, as set out in a statement of common ground; 

There may, occasionally, also be situations where previous levels of housing 
delivery in an area, or previous assessments of need (such as a recently-
produced Strategic Housing Market Assessment) are significantly greater than 
the outcome from the standard method. Authorities will need to take this into 
account when considering whether it is appropriate to plan for a higher level 
of need than the standard model suggests.” 

3.7 The circumstances in Warrington provide clear justification for the application of an alternative 

method in accordance with the Framework and paragraph 2a-010 of the NPPG. These are as 

follows: 

• There is a growth strategy in the area in the form of the Cheshire and 
Warrington Growth Deal, which provides funding to promote and facilitate 
additional growth. 

• Recommendation 3 of the Update to the Economic Development Needs 
Assessment (EDNA)(2019) (see paragraph 8.10) states that the Oxford 
Baseline jobs forecast appears to underestimate the likely jobs generation 
from Warrington’s potential future economic growth, allowing for policy and 
wider sub-regional change. The Economic Development Needs Assessment 

5 
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therefore recommends that local policy looks to the Policy On Strategic 
Economic Plan (SEP) Scenarios (particularly Sensitivity Test Two: Variation on 
the Strategic Economic Plan) additional to the Oxford Baseline as more 
realistic indications of the numbers of jobs likely to be created. 

• Warrington is committed to working with the LEP to deliver the Cheshire and 
Warrington Local Enterprise Partnership SEP (2017). There is a clear need for 
Warrington to align and maintain the identified employment growth within 
the SEP. 

3.8 Having established that an alternative approach should be applied, paragraph 2a-015 of the 

Framework provides the following in relation to how such an approach would be tested at 

examination: 

“If authorities use a different method how will this be tested at examination? 

Where a strategic policy-making authority can show that an alternative 
approach identifies a need higher than using the standard method, and that 
it adequately reflects current and future demographic trends and market 
signals, the approach can be considered sound as it will have exceeded the 
minimum starting point.” 

3.9 It is not simply the case, therefore, that a figure higher than the minimum starting point will be 

considered sound. It is necessary to demonstrate that the alternative method adequately 

reflects current and future demographic trends and market signals. 

3.10 We therefore now turn to the alternative method applied by the Council, as set out in the Local 

Needs Housing Assessment (LHNA) (March 2019). 

Cheshire and Warrington Growth Deal 

3.11 Cheshire and Warrington has a Growth Deal with the Government. The following summary is 

provided on the first page of the document: 

“The Cheshire and Warrington LEP has secured £142.7m from the 
Government’s Local Growth Fund to support economic growth in the area – 
with £15.3m of new funding confirmed for 2015/16 and 36.7m for 2016/17 to 
2021. This includes: 

 As part of the Government’s ongoing commitment to the Cheshire and 
Warrington LEP an indicative award of a further £71.7m of funding for projects 
starting in 2016 and beyond; and £19m of funding which the Government has 
previously committed as part of Local Growth Deal funding to the area. 

6 



         
    

   
 

 
  

            
          

            
     

              

             

               

                 

              

               

   

               

          

            

               

            

         

    

             

             

           

              

                   

          

           
         

                     

                  

                 

            

Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
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 The substantial investment from Government will bring forward at least £50m of 
additional investment from local partners and the private sector. Combined 
together this will create a total investment package of £192.7m for the 
Cheshire and Warrington area.” 

3.12 In 2015 the Cheshire and Warrington Local Enterprise Partnership agreed an expansion to its 

Growth Deal with the Government which will see an extra £15.13m invested in Cheshire and 

Warrington between 2016 and 2021. This is in addition to the £142.7m of funding committed by 

the Government on 7 July 2014. Over the lifetime of its Deal (2015-2021) the Cheshire and 

Warrington Local Enterprise Partnership estimates that up to 12,000 new jobs could be created, 

5,000 new homes built and that it has the potential to generate £280m public and private 

investment. 

3.13 In view of the Government’s stated expectation that authorities with Growth Deals will go 

above their minimum local housing need under the standard method, it should be viewed as 

extremely disappointing that the Council has decided to pursue a requirement which is only 

marginally higher than local housing need, and lower than the Preferred Options draft. In our 

view, the Council’s approach is directly contrary to the Government’s objective of boosting 

significantly the supply of housing land. 

Alignment with employment growth 

3.14 In accordance with paragraph 2a-015 of the NPPG, the alternative method must adequately 

reflect current and future demographic trends and market signals. The basis for the alternative 

method is to align housing growth with the plan’s projected employment growth. 

3.15 The LHNA reaches the broad conclusion that the Oxford Economic baseline growth is likely to 

be too low (12,700 jobs over the 2017-37 period). We concur with this conclusion which is 

consistent with the EDNA which states at paragraph 7.60 that: 

“It is logical to assume that the Oxford Baseline jobs forecast…underestimates 
the real number of jobs that will be created.” 

3.16 The LHNA then goes on to reach the conclusion that the SEP growth is likely to be too high. It 

refers to the SEP growth as 24,800 jobs over the 2017-37 period. No justification is given as to 

why this is considered too high. Furthermore, the EDNA explains at paragraph 6.65 that the 

figure of 24,800 jobs was used to determine the housing numbers within the Preferred 

7 
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Development Option document. Paragraph 6.58 of the EDNA clarifies that the SEP 

employment growth figure for Warrington to 2037 is 27,965. It explains that: 

“If the 2017 work which developed the SEP, are apportioned on this basis, the 
employment growth predicted in the SEP would suggest that Warrington 
would increase its employment by 32,160 jobs to 2040 (or on a straight-line 
basis 27,965 by 2037).” 

3.17 As the LHNA discounts the above options, the housing need figure of 945 dpa is therefore based 

on an adjusted SEP growth taking into account the lower baseline growth which results in an 

adjusted growth of 19,100 jobs over the 2017-27 period. This calculation is set out in Table 3 of 

the LHNA as shown below. 

3.18 We consider this approach is too simplistic based on the origins of the adjustment to the SEP 

figure. 

3.19 Furthermore, we raise concerns that the chosen jobs growth figure is extremely conservative as 

future jobs growth would be significantly below past long term trends. The LHNA considers the 

‘past trend’ option at paragraph 3.13 to 3.17. It states that this would result in an annual jobs 

growth of over 2,100 per annum. This option is discounted for the following reasons: 

“…the 1997-2010 period was one of very strong growth connected to the 
digital economy, internet shopping, the expanding public sector under the 
previous Labour Government. More locally strategic growth in Warrington 
including the development of Birchwood Park and the significant amount of 
jobs brought with it. It also includes other strategic growth including University 
Campus, a new intensive care unit and hospital wing at Warrington Hospital 
and Warrington Interchange. 

8 
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More widely changes in the world economy (slowing of Chinese Economy, 
American isolation policies) and national economy (Brexit and continued 
austerity) are likely to slow the future rate of growth in comparison to historic 
rate. Extrapolating these levels of growth is therefore not reflective of a 
realistic level of growth a view shared by the leading economic forecasters.” 

3.20 It omits to mention that the past data is inclusive of the worst economic recession since records 

began. Considering this, it is unrealistic to expect future growth to be less than half the rate of 

past trends. Consequently, it is considered that the Council’s justification for disregarding past 

historic rates is not sufficient and is not consistent with the overall aims of the plan. 

3.21 We note that the EDNA considers different scenarios to establish the requirement for 

employment land. The preferred OAN forecast method for calculating employment land is a 

forward projection of land take up i.e. it takes Warrington’s past market performance as a 

measure of likely future change (paragraph 7.59). It is unclear therefore why this is an 

unacceptable basis for calculating jobs growth. 

3.22 Warrington has significantly outperformed other parts of the region in terms of delivering 

employment land and jobs growth. Growth initiatives such as the Liverpool Superport and 

growth prospects at the M56/M6 Junction and Port Warrington suggest that strong growth will 

continue. The approach selected does not reflect the strategically significant location of 

Warrington, in particular having regard to its connections to the M6, M56 and M62 and the 

wider policy aspirations for Warrington. 

3.23 Warrington is seeking a jobs growth figure substantially lower than past trends which is 

inconsistent with the overall aims of the Local Plan. 

3.24 Finally, we have concerns in relation to a number of the demographic assumptions applied in 

the LHNA: 

• The assumed rate of double jobbing for Warrington is 3.1%. This is based on 
the proportion of people with more than one job using data from the Annual 
Population Survey. This is not considered to be directly applicable to the full 
time jobs created through the employment allocations in the emerging plan. 
In our view no such discount should be made. 

• Table 49 of the LHNA identifies the need for around 20% of new homes in 
Warrington to be provided to accommodate older persons. It is not clear 
from the evidence base how this has been factored into the jobs growth 
figure. It is considered that an uplift should be built into the requirement to 
ensure that the needs of older people are met. 
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3.25 In summary, the above factors indicate that additional dwellings are needed to align housing 

growth with jobs growth. 

Market signals and affordable housing 

3.26 The LHNA assesses affordable housing need against the SHMA (which had a base date of 2014). 

This assessment shows that the affordable need has increased from 250 per annum in the SHMA 

to 377 per annum. The LHNA analysis identifies a notable need for affordable housing, and it is 

clear that the provision of new affordable housing continues to be an important and pressing 

issue in the Borough. 

3.27 Paragraph 2a-024 of the NPPG states: 

“An increase in the total housing figures included in the plan may need to be 
considered where it could help deliver the required number of affordable 
homes.” 

[ID: 2a-024-20190220] 

3.28 The LHNA states at paragraph 4.52 that: 

“… the Council could be justified in increasing overall housing delivery to 
ensure the affordable housing need is met as best as possible. Indeed, any 
number above the standard methodology will also be delivering more 
affordable housing through developer contributions thus addressing this need 
sooner. “ 

3.29 We reiterate our previous comments that the proposed requirement would not align with jobs 

growth and economic aspirations. Furthermore, despite the notable need for affordable 

housing and the identification of a higher need than previously estimated in the SHMA, there is 

no uplift proposed to meet affordable housing needs. 

3.30 The Viability Assessment (March 2019) prepared by BNP Paribas Real Estate tests the ability of 

the 14 potential strategic site allocations to absorb the requirements of the emerging Local 

Plan. The testing of the site allocations indicates that an emerging requirement of 20% 

affordable housing in the Town Centre and Inner Warrington and 30% affordable housing 

elsewhere will be viable over the plan period. The viability of the SHLAA sites does not appear 

to have been tested. There is therefore a heavy reliance on SHLAA sites and it is unclear how 

much affordable housing this will yield. In our view, the proposed requirement would fail to 

address issues of affordability. 

10 
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Allowance for demolitions/clearance 

3.31 The text should be amended to clarify that the requirement is a net figure. Furthermore, an 

allowance should be made for demolitions both in the housing requirement and the identified 

supply. 

3.32 The annual monitoring reports for the years 2015/16, 2016/17 and 2017/18 indicate that 

demolitions in those years were relatively low standing at 20, 8 and 26 respectively. However, 

information before this time is limited. For example Table 2.4 of the SHLAA sets out the total 

number of gross completions over the period 2007/2008. The graph on page 15 of the 2018 

Annual Monitoring Report shows completions from 2006/2007 through to 2017/2018. These 

figures are a net figure for 2016/17 and 2017/18 but pre this time the figures shown appear to be 

gross completions consistent with the figures set out in Table 2.4 of the SHLAA. 

3.33 The evidence base should be updated to provide a clear position on the level of historic 

clearance that has taken place to enable an allowance to be built into the housing 

requirement. 

Flexibility 

3.34 Table 1: “Land Requirements over the Plan Period” includes a flexibility allowance of 10%. We 

note and are in agreement that this has increased from 5% in the Preferred Options 

consultation. We remain of the view that having regard to past delivery rates in Warrington and 

the consistent failure to meet housing requirements as highlighted by the Housing Delivery Test, 

a flexibility allowance of 20% should be built into the Local Plan. A report by the Local Plans 

Expert Group to the Communities Secretary and the Minister of Housing and Planning in March 

2016 recommends that Local Plans should include a mechanism for the release of developable 

‘Reserve Sites’ equivalent to 20% of their total housing requirement. This approach would give 

a reasonable degree of security that should sites not deliver at the rates anticipated, a 5 year 

housing land supply could still be maintained. 

Phasing of housing 

3.35 Policy DEV1 5 proposes that the housing requirement is to be stepped with 847 dwellings 

delivered per annum between 2017 and 2021 and 978 dwellings per annum from 2022 to 2037. 

We object to this approach. 
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3.36 The proposed phasing is not consistent with the assessment of local housing need, which even 

applying the standard methodology is 909dpa for the period 2017-2037. There is no evidence 

to suggest that the need will be less in the early years of the plan period. 

3.37 The proposed phased approach is contrary to paragraph 59 of the Framework which requires 

the Council to support the Government’s objective of ‘significantly boosting’ the supply of 

homes by bringing forward a sufficient amount and variety of land where it is needed. The 

Submission Version Local Plan is effectively proposing that unmet need should not just persist for 

a longer period but actually continue to accumulate for the first 5 years of the plan. 

3.38 Paragraph 3-034 of the PPG provides the following guidance in relation to stepped or phased 

requirements: 

“A stepped requirement may be appropriate where there is to be a 
significant change in the level of housing requirement between emerging and 
previous policies and/or where strategic sites will have a phased delivery or 
are likely to be delivered later in the plan period. Strategic policy-makers will 
need to set out evidence to support using stepped requirement figures, and 
not seek to unnecessarily delay meeting identified development needs. In 
reviewing and revising policies, strategic policy-makers should ensure there is 
not continued delay in meeting identified development needs.” 

3.39 The justification for the proposed phasing is set out at paragraphs 4.1.20 and 4.1.21 of the 

Submission Version Local Plan where it is stated that the need to release Green Belt land and 

the lead in times for the major infrastructure required to support the Waterfront, Garden Suburb 

and South West Extension means that there will be a relatively lower level of housing delivery for 

the first 5 years of the Plan Period. Paragraph 4.1.21 goes onto state that the Government’s 

planning guidance recognises that such an approach may be appropriate where strategic 

sites such as those being proposed by the Council will have a phased delivery or are likely to be 

delivered later in the plan period. In our view the limited justification provided falls significantly 

short of the evidence required to support the use of the stepped requirement figures. 

3.40 The masterplanning and infrastructure constraints are valid points in the context of the strategic 

sites proposed for allocation in this plan. However, this clearly demonstrates that there is a need 

to diversify the supply through smaller deliverable sites which can readily integrate with local 

infrastructure. Such sites can boost the supply now and would accord with paragraph 68 of the 

Framework which states: 
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“Small and medium sized sites can make an important contribution to 
meeting the housing requirement of an area, and are often built-out relatively 
quickly. To promote the development of a good mix of sites local planning 
authorities should: 

a) identify, through the development plan and brownfield registers, land to 
accommodate at least 10% of their housing requirement on sites no larger 
than one hectare; unless it can be shown, through the preparation of 
relevant plan policies, that there are strong reasons why this 10% target 
cannot be achieved”. 

3.41 Therefore in conclusion, the proposed phasing would unnecessarily delay meeting identified 

development needs, contrary to the PPG. The longstanding trend of housing undersupply 

would be allowed to persist even further into the future. The allocation of additional sites which 

are deliverable in the short term could significantly boost supply in the early years of the plan, 

eradicating the need to employ phasing. Insufficient consideration has been given to this 

potential strategy through the preparation of the plan and in particular the selection of site 

allocations. 

Conclusions on the proposed housing requirement 

3.42 The application of the standard methodology for Warrington results in a minimum local housing 

need of 909dpa. The Council has chosen to identify a higher figure on the basis of an 

alternative approach. The application of an alternative approach is justified by the evidence. 

However, on determining that an alternative approach is justified in principle, it is necessary to 

demonstrate that the alternative method adequately reflects current and future demographic 

trends and market signals. The assessment of need undertaken by the Council does not fulfil this 

requirement for a number of reasons: 

• The Council is part of the Cheshire and Warrington Growth Deal which 
provides funding to drive economic growth. The Government expects such 
authorities to go above minimum local housing need as identified under the 
standard method to bridge the gap between the standard method figure of 
266,000 homes nationally (based upon Warrington delivering 909dpa) and 
the target of 300,000. The proposed requirement is only marginally above 
local housing need and is lower than the Preferred Options. 

• The proposed requirement would not align economic and housing growth. 
In particular: 

 Pessimistic assumptions have been made regarding jobs growth. 
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 The double jobbing assumptions are unrealistic. 

 Unrealistic economic activity rates have been used. 

• The Council has not considered whether uplifting the requirement for 
affordable housing could assist in meeting the identified affordable housing 
need, in accordance with the NPPG. 

• There has been no assessment of the need to make an allowance for 
clearance. 

3.43 In our view the Council’s approach does not accord with national planning policy and 

guidance, and is directly contrary to the Government’s objective of boosting significantly the 

supply of housing. 
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4. Policy DEV1: Housing land supply 

4.1 Policy DEV1: ‘Housing Delivery’ is not sound for the following reasons as set out in paragraph 35 

of the Framework: 

a) it has not been positively prepared 

4.2 The policy does not provide a sound strategy for meeting the area’s objectively assessed needs 

for two key reasons. First, it has over-estimated the supply of housing land from the existing 

urban area and second, the proposed distribution is highly concentrated within the four 

proposed strategic allocations. The projected lead-in times and build rates as relied upon by 

the authority are unrealistic, and the strategic allocations are very unlikely to deliver at the 

anticipated rates. 

b) it is not justified 

4.3 The policy does not provide an appropriate strategy compared to the reasonable alternative 

of allocating additional deliverable housing sites for development. 

c) effective 

4.4 The policies in the plan, particularly the large strategic allocations are unlikely to be delivered 

over the plan period. 

d) it is not consistent with national policy 

4.5 The policy fails to bring sufficient land forward at a rate to address objectively assessed needs 

over the plan period, which is contrary to paragraphs 20 (a), 23 and 67 of the Framework. 

4.6 The policy also fails to identify a five year supply of deliverable housing land, which accords with 

the definition of deliverable as set out in the revised Framework and updated PPG. This is 

contrary to paragraphs 67 and 73 of the Framework. 
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Total (dwelHng units) 

SHLAA 2018 (existing supply) 9,226 
Additional s~pply (Wider Urban Area) to 2037 210 
Completions from 17 /18 T 359 
TC Masterplanning Areas 6~549 
Additional Small Sites Allowance to 2037 304 
SHLAA sites in TC Masterplanning Areas -2,919 
Total 13,729 
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17 June 2019 

Housing land supply over the plan period 2017-2037 

Components of the supply 

4.7 Table 1 “Land Requirements over the Plan Period” on page 34 shows in broad terms how the 

housing requirement of 945 dwellings per annum to 31st March 2037 will be achieved. The 

requirement from 2017 to 2037 is set out as 18,900 plus a flexibility allowance of 10% making a 

total requirement of 20,790. 

Housing supply 2017-2037 

4.8 Table 1 then sets out the anticipated supply. It concludes that sites identified in the 2018 SHLAA 

(9,226 dwellings including a small site allowance of 76 per annum) and sites that have been 

identified through the regeneration plans for the Town Centre, Warrington Waterfront and the 

wider Inner Warrington area have a deliverable/developable capacity in total of 13,726 

dwellings. 

4.9 The breakdown of the supply of sites in the urban area is set out in Table 1 “Urban Capacity 

Assessment to 2037” copied below: 

4.10 Having concluded that the total urban capacity is 13,729, Table 1: Land Requirements over the 

Plan Period, of the Local Plan concludes that there is a requirement to release sites with a 

capacity of 7,064 from the Green Belt. Table 1 from the Local Plan is copied below: 
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Annual target 945 
2017 to 2037 18,900 
Flexibility@ 10% 1,890 

Total Requi rement 
. 

20,790 
Urban Capacity 13r726 
Green .Belt Requirement 7,064 
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4.11 In terms of the SHLAA sites, 9,226 dwellings have been identified from the following sources: 

• Large sites with planning permission: Table 3.7 of the SHLAA shows that there 
are 3,568 dwellings on large sites that had planning permission at 1st April 
2018. The table also shows that 2,576 dwellings on these sites are considered 
deliverable within years 1-5 (which will be 18/19-23/24 for the purposes of the 
SHLAA) and 992 are deliverable between years 6-10. 

• Large sites without planning permission: Table 3.7 of the SHLAA states that 
there are 4,518 dwellings on large sites which have been identified in the 
SHLAA but did not have planning permission as of 1st April 2018. 599 
dwellings on these sites are considered deliverable within years 1-5, 1,870 
within years 6-10 and 2,049 within years 11-15. 

• Small sites windfall allowance: The supply within the SHLAA includes an 
allowance of 76 per annum over 15 years. 

4.12 We consider that there is an overreliance on SHLAA sites to deliver housing in the plan period for 

the following reasons. 

4.13 First, the majority of the SHLAA sites are not proposed to be allocated and do not have 

planning permission. It is therefore not known whether planning permission would even be 

granted for residential development on the sites that still do not have permission. 

4.14 Second, there is no guarantee that a planning application will even be made on a site 

identified in the SHLAA. 

4.15 Third, even if planning permission is granted on a SHLAA site, there is no guarantee that it will be 

implemented. 

4.16 Fourth, the detail provided in the SHLAA means that many of the sites have problems without 

any guarantee that they will be overcome, yet the Council relies on these sites to deliver 

dwellings in the plan period. 
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4.17 Fifth, a large number of the SHLAA sites are located on previously developed sites in the urban 

area and therefore we would expect to see detailed evidence that it is viable for these sites to 

be redeveloped for housing and at the density assumed. 

4.18 The supply within the SHLAA includes a small site allowance of 76 per annum over 15 years. 

Paragraphs 2.60 to 2.63 of the SHLAA confirm that there has been an average of 76 dwellings 

delivered on small sites over the period 2007 to 2017. However, the figures appear to be gross. 

A net figure is not provided. 

4.19 The 2018 SHLAA does not set out how many small sites had planning permission at 1st April 2018. 

Therefore, it is unclear has to how large any windfall allowance should be. The submission draft 

and its associated evidence base fall significantly short of providing the compelling evidence 

required to justify a windfall allowance as set out in paragraph 70 of the Framework, which 

states: 

“Where an allowance is to be made for windfall sites as part of anticipated 
supply, there should be compelling evidence that they will provide a reliable 
source of supply. Any allowance should be realistic having regard to the 
strategic housing land availability assessment, historic windfall delivery rates 
and expected future trends. Plans should consider the case for setting out 
policies to resist inappropriate development of residential gardens for 
example where development would cause harm to the local area.” 

4.20 The Council’s windfall figure appears to be a gross figure and is therefore optimistic. 

SHLAA densities 

4.21 The Urban Capacity Study confirms that whilst net developable area ratios; build rates; lead in 

times remain unchanged from the previous SHLAA, a considerably higher density has been 

utilised for Inner Warrington (130dph) and the Town Centre (275dph). This is a significant 

increase from the 2017 SHLAA which used a density range of between 30 and 50 dwellings per 

hectare. Ultimately, the market will determine whether the delivery of apartments at this density 

will be sustained throughout the plan period but we comment on this below. 

4.22 The justification for these increased densities is based on the information in 22 planning 

applications submitted between 2000 and 2018 and is set out in Appendix 4 of the SHLAA 2018. 

This information provides examples of high density development but it is unclear whether these 

‘high density’ applications have been cherry picked as opposed to providing information on all 
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residential planning applications within the town centre and inner Warrington over the same 

period. We provide information on a cross section of these applications below: 

• Land at Winwick Street/John Street (2017/31394): 362 apartments comprising: 

 1 bed: 253 (70%) 

 2 bed: 106 (29%) 

 4 bed: 3 (8%) 

• 107 Sankey Street (2018/32301): 18 apartments comprising 100% 1 bed 
apartments. 

• 78 Bridge Street, Warrington (2016/28080): 8 apartments comprising 100% 1 
bed apartments. 

• Former Club Wired, Mersey Street (2016/27808): 10 apartments comprising: 

 1 bed: 3 (30%) 

 2 bed: 7 (70%) 

• Former Skate Academy (2017/31148):144 apartments comprising: 

 1 bed: 34 (24%) 

 2 bed: 110 (76%) 

• Formerly Town Hill Chambers (2017/31836): 24 apartments comprising: 

 1 bed: 9 (38%) 

 2 bed: 15 (63%) 

4.23 Assuming such a high density places a heavy reliance on the delivery of apartments and as 

demonstrated by the examples above is likely to lead to a focus on 1 and 2 bedroom 

apartments. This conflicts with the aims of Policy DEV2 of the Submission Version Local Plan 

which states that residential development should provide a mix of housing sizes and types. 

Table 3 of the Submission Version Local Plan shows that housing demand in terms of market 

housing comprises 0-5% for 1 bed units, 20-25% for 2 bed units, 50-55% for 3 bed units and 20-25% 

for 4+ bed units. 
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4.24 The increase in densities assumed in the 2018 SHLAA will inevitably have inflated the supply from 

such sites and we refer back to our concerns above that there is an overreliance on SHLAA sites 

to deliver. 

Town Centre Masterplanning areas 

4.25 The Council relies heavily on the delivery of the Town Centre Masterplanning Areas including 

the Town Centre, Inner Warrington and the Waterfront. The Urban Capacity Study indicates 

that a capacity figure for the Town Centre Masterplanning Area is 6,549 within the plan period. 

4.26 This is clearly a complex site requiring significant areas of previously developed land and land 

assembly. The Council’s aspirations for Inner Warrington and the Waterfront are long 

established and both identified as strategic locations in the Adopted Local Plan Core Strategy 

and yet the sites have not yet delivered. 

4.27 In order for such sites to come forward it will be necessary to develop a new market for housing 

in an around the town centres. Given the uncertainty regarding the delivery in these areas we 

question the ability of these sites to deliver in full in the plan period. This is before viability in 

such locations is considered. 

4.28 Reliance upon such sites to deliver the housing requirement is misplaced. Again this points to 

allocating additional sites which are deliverable in the short term. 

Additional small sites allowance to 2037 

4.29 Table 1 from the Urban Capacity Assessment shown above includes an additional allowance of 

304 dwellings because the SHLAA only runs until 2033 but the plan period runs to 2037. There is 

no evidence to justify this additional allowance and the contribution from windfall sites in years 

2033 to 2037 should be removed. 

Summary in relation to housing supply from sites in the urban area 

4.30 In summary, the Council considers that 9,226 dwellings should be considered developable on 

sites identified in the SHLAA. Taking into account other Town Centre Masterplanning Areas, the 

Council concludes there is a total Urban Capacity of 13, 726 dwellings. However, we consider 

that this figure is unrealistic and in particular reliance cannot be made on SHLAA sites without 

planning permission. 
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Housing Delivery Test 

4.31 The definition of the Housing Delivery Test (HDT) is provided in the Glossary to the Framework on 

page 67 as follows: 

“Housing Delivery Test: Measures net additional dwellings provided in a local 
authority area against the homes required, using national statistics and local 
authority data. The Secretary of State will publish the Housing Delivery Test 
results for each local authority in England every November” 

4.32 The HDT is measured as a percentage each year. The following implications apply where the 

HDT results delivery falls below specific thresholds. 

4.33 Firstly, as explained in footnote 7 of the Framework, the tilted balance to the presumption in 

favour of sustainable development set out in paragraph 11(d) of the Framework applies where 

the HDT indicates that the delivery of housing was “substantially below” the housing 

requirement over the previous years. The transitional arrangements set out in Annex 1 of the 

Framework explain that “substantially below” means for the 2018 HDT results below 25%, for the 

2019 HDT results below 45% and for the 2020 HDT and beyond below 75%. 

4.34 Secondly, paragraph 73 and footnote 39 of the Framework explain that where the HDT result is 

below 85%, the 20% buffer will apply for purposes of calculating the five year housing land 

supply. 

4.35 Thirdly, Paragraph 75 of the Framework explains that where the HDT result is below 95%, the 

local planning authority should prepare an action plan to assess the causes of under delivery 

and identify actions to increase delivery in future years. 

4.36 Consequently, given these implications, it is important that the Local Plan ensures that the HDT 

will be passed each year. 

4.37 The HDT Measurement Rule Book (July 2018) explains that HDT is calculated as a percentage of 

net homes delivered against the “number of homes required”. However, it then explains that 

even where the latest adopted housing requirement figure is less than five years old “the 

number of homes required” means the lower of either the latest adopted housing requirement 

figure or the minimum annual local housing need figure. The transitional arrangements set out in 

paragraph 21 of the HDT Measurement Rule Book then explain that for the financial years 
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2015/16, 2016/17 and 2017/18, the minimum annual local housing need figure is replaced by 

household projections. 

4.38 The HDT results for 2018 were published on 19th February 2019. The result for Warrington is 

summarised in the table below: 

Table 4.1: Housing Delivery Test Results 

2015-16 2016-17 2017-18 TOTAL 

Number of homes 

required 

923 902 792 2,617 

Number of homes 

delivered 

595 492 359 1,446 

HDT 

measurement 

55% 

Housing Delivery Test Action Plans 

4.39 As can be seen from the above, Warrington delivered 1,446 new homes over the last three 

years against a “requirement” based on household projections over the same period of 2,617 

dwellings. This results in a HDT measurement of 55%. 

4.40 It is noted that the housing trajectory set out in Policy DEV1 proposes a Stepped Housing 

Trajectory with 847 homes per annum over the first 5 years of the plan. Paragraph 4.1.22 of the 

Submission Version states that the 5 year land supply and performance against the 

Government’s Housing Delivery Test will therefore be assessed against the Stepped Housing 

Trajectory and not the annual average housing target of 945 homes per annum. 

Notwithstanding this, even if the past 3 years had been assessed against the Stepped Housing 

Trajectory as proposed in the Submission Version, the HDT measurement would be 57% (a 

requirement of 2,541 against 1,446 homes delivered) and the conclusion would remain the 

same. 
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4.41 Based on the table above, Warrington will need to prepare an action plan in line with national 

planning guidance to “assess the causes of under-delivery and identify actions to increase 

delivery in future years”. 

4.42 Paragraph 3-068 of the PPG: “What is the Housing Delivery Test action plan?” states: 

“The action plan is produced by the local planning authority where delivery is 
below 95% of their housing requirement. It will identify the reasons for under-
delivery, explore ways to reduce the risk of further under-delivery and set out 
measures the authority intends to take to improve levels of delivery.” (Our 
emphasis) 

4.43 Given that an action plan is required when the HDT result is less than 95%, it is clear that under 

delivery even by a margin of 5% is not acceptable and measures need to be taken to improve 

delivery. In this case the under delivery is 45%. 

4.44 Paragraph 3-073 of the PPG: “When will the action plan be implemented?” explains that local 

planning authorities should publish an action plan within 6 months of the publication of the HDT 

result i.e. by 19th August 2019. Therefore, given the timescales involved it is likely that we will 

have an opportunity to comment on the published action plans at the Examination. 

4.45 The PPG sets out who the authorities will need to involve in the action plan. It then sets out at 

paragraph 3-071 the aspects that local planning authorities review as part of the action plan, 

including “whether the mix of sites identified is proving effective in delivering at the anticipated 

rate”. Paragraph 3-072 of the PPG then sets out the actions local planning authorities could 

consider as part of the action plan. In summary, whilst they were only introduced through the 

revised Framework, it is clear that the authorities which are required to prepare an action plan 

will need to undertake a substantial amount of work. 

20% Buffer 

4.46 In addition to needing to provide an action plan, the additional buffer of deliverable sites will 

be increased to 20% from 5% in Warrington in accordance with paragraph 73 of the Framework 

because there has been a “significant under delivery of housing over the previous three years” 

in these authorities. 
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Tilted balance 

4.47 Under transitional arrangements set out in paragraph 215 of the Framework, the tilted balance 

to the presumption in favour of sustainable development in decision-making set out in 

paragraph 11(d) of the Framework is not triggered as a result of the HDT results in Warrington at 

this time. However, if the transitional arrangements were not in place, this would be the case. 

The transitional arrangements will end in November 2020 when the threshold for this trigger will 

be 75%. 

Future HDT results 

4.48 It is of note that the delivery of housing must increase in Warrington in the future if the HDT is to 

be passed because the housing requirement will increase once the transitional arrangements 

set out in the HDT Measurement Rule Book come to an end. Delivery therefore needs to 

improve significantly in a short time so that the HDT is passed. 

Five year supply 

4.49 Policy DEV1: Housing Delivery states at point 5 that as part of the housing trajectory (Appendix 1 

of the Submission Version) the housing requirement is to be stepped to deliver 847 homes per 

annum in the first 5 years (2017 to 2021) and 978 homes for the following 15 years (2022 to 2037). 

It goes onto state at point 6 that should monitoring indicate that a 5-year deliverable and/or 

subsequent developable supply of housing land over the plan period can no longer be 

sustained, the Council will give consideration to a review or partial review of the plan. 

However, neither the Submission Draft nor any of the supporting documents identify a supply of 

specific, deliverable sites plus a buffer for years one to five of the plan period i.e. 1st April 2017 to 

31st March 2022. This is contrary to the requirements of the Framework as set out within 

paragraphs 67a and 73. 

4.50 Paragraph 74 of the Framework gives the Council the opportunity to demonstrate a confirmed 

five year supply of specific deliverable sites through the plan examination process. However, 

paragraph 3-049 of the PPG: “How can local authorities demonstrate that they have a 

confirmed 5 year land supply as part of the plan examination?“ confirms that if the Council 

chose to do so it needed to indicate that it was seeking to do so at the Regulation 19 stage i.e. 

during the current consultation. This was not the case and therefore the Council’s five year 

supply will not be “confirmed” through the Local Plan examination process. 
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4.51 Notwithstanding this, the Council will still need to be able to demonstrate a five year housing 

land supply for the plan to be found sound. Indeed, paragraph 3-038 of the PPG: “When should 

an authority demonstrate a 5 year housing land supply?” states: 

“In principle an authority will need to be able to demonstrate a 5 year land 
supply at any point to deal with applications and appeals, unless it is choosing 
to confirm its 5 year land supply, in which case it need demonstrate it only 
once per year.” 

4.52 This paragraph of the PPG should be read alongside paragraph 3-028 of the PPG: “What is a 5 

year land supply?”, which states: 

“A 5 year land supply is a supply of specific deliverable sites sufficient to 
provide 5 years’ worth of housing against a housing requirement set out in 
adopted strategic policies, or against a local housing need figure where 
appropriate in accordance with paragraph 73 of the National Planning Policy 
Framework.” 

4.53 As above, the Council has not identified a five year supply, which is contrary to the Framework 

and this section of the PPG. 

4.54 We therefore assume that the Council will produce a five year housing land supply position 

statement before or during the Local Plan examination. Failure to do so at this stage is 

unacceptable and creates procedural difficulties. The position statement will be expected to 

provide all of the information as set out in paragraphs 3-048 and 3-036 of the PPG. 

4.55 Paragraph 3-048 of the PPG: “What information will annual reviews of 5 year land supply, 

including annual position statements, need to include?” (our emphasis) states: 

“Assessments need to be realistic and made publicly available in an 
accessible format as soon as they have been completed. Assessments will be 
expected to include: 

• for sites with detailed planning permission, details of numbers of homes 
under construction and completed each year; and where delivery has 
either exceeded or not progressed as expected, a commentary 
indicating the reasons for acceleration or delays to commencement on 
site or effects on build out rates; 

• for small sites, details of their current planning status and record of 
completions and homes under construction by site; 

• for sites with outline consent or allocated in adopted plans (or with 
permission in principle identified on Part 2 of brownfield land registers, and 
where included in the 5 year housing land supply), information and clear 
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evidence that there will be housing completions on site within 5 years, 
including current planning status, timescales and progress towards 
detailed permission; 

• permissions granted for windfall development by year and how this 
compares with the windfall allowance; 

• details of demolitions and planned demolitions which will have an impact 
on net completions; 

• total net completions from the plan base date by year (broken down into 
types of development e.g. affordable housing); and 

• the 5 year land supply calculation clearly indicating buffers and shortfalls 
and the number of years of supply.” (our emphasis) 

4.56 Paragraph 3-036 of the PPG: “What constitutes a ‘deliverable site’ in the context of housing 

policy?” provides further information. It states: 

“For sites with outline planning permission, permission in principle, allocated in 
a development plan or identified on a brownfield register, where clear 
evidence is required to demonstrate that housing completions will begin on 
site within 5 years, this evidence may include: 

- any progress being made towards the submission of an application; 

- any progress with site assessment work; and 

- any relevant information about site viability, ownership constraints or 
infrastructure provision. 

For example: 

- a statement of common ground between the local planning authority 
and the site developer(s) which confirms the developers’ delivery 
intentions and anticipated start and build-out rates. 

- a hybrid planning permission for large sites which links to a planning 
performance agreement that sets out the timescale for conclusion of 
reserved matters applications and discharge of conditions.” 

4.57 The Council has not provided any of the information required by paragraphs 3-036 and 3-048 in 

the Submission Draft or the evidence base. Once the Council provide the information required 

either before the plan is submitted or during the course of the examination, we respectfully 

request the opportunity to comment. 
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Five year housing requirement 

4.58 The base date of the plan is 2017. However, as the base date of the SHLAA is 2018, the tables 

below also utilise a base date of 2018. The five year housing requirement will be five times the 

annual housing requirement plus buffer. Without prejudice to our objections to the proposed 

housing requirement elsewhere, the annual requirement proposed for the first five years of the 

plan period as set out in the stepped housing trajectory is 847 homes per annum from 18/19 to 

21/22 plus 978 for 22/23 and the 2018 HDT results mean that the 20% buffer applies. Completions 

from 2017-2018 were 359, a shortfall of 488 against the requirement. Therefore the requirement 

for the 5 year period is currently 1,165 dwellings per annum as summarised in the following table: 

Table 4.2: 5-year Housing Requirement 

Requirement (18/19- 22/23) 

A 5-year net local plan housing requirement (847 x 4 years + 978) 4,366 
B Accumulated backlog 2017-2018 (847 requirement-359 

completions) 
488 

C Total 5-year requirement (A+B) 4,854 
D 20% Buffer (20% of C) 971 
E Total supply to be demonstrated (C+ D) 5,825 
F Annual average (E / 5) 1,165 

Five year housing land supply 

What constitutes a ‘deliverable’ site 

4.59 The definition of what constitutes a ‘deliverable’ site is set out on page 66 of the Framework as 

follows: 

“Deliverable: To be considered deliverable, sites for housing should be 
available now, offer a suitable location for development now, and be 
achievable with a realistic prospect that housing will be delivered on the site 
within five years. In particular: 

a) sites which do not involve major development and have planning 
permission, and all sites with detailed planning permission, should be 
considered deliverable until permission expires, unless there is clear evidence 
that homes will not be delivered within five years (for example because they 
are no longer viable, there is no longer a demand for the type of units or sites 
have long term phasing plans). 
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b) where a site has outline planning permission for major development, has 
been allocated in a development plan, has a grant of permission in principle, 
or is identified on a brownfield register, it should only be considered 
deliverable where there is clear evidence that housing completions will begin 
on site within five years.” 

4.60 The Framework does not provide any further detail on the “clear evidence” referred to in 

paragraph b) above, but further information is set out in paragraphs 3-036 and 3-048 of the PPG 

as we have described above. 

4.61 The 2018 SHLAA sets out at Table 3.7 the deliverable and developable housing land over the 

next 15 years. Extracting the first 5 years from the table shows a five year supply of 3,555 

dwellings at 1st April 2018 from the following sources: 

Table 4.3: 5-year Housing Supply 

Source Number of 
dwellings in the 
five year 
supply (18/19-
22/23) 

Percentage 
of 5YHLS at 
01/04/18 

A Large sites – with planning permission 2576 72% 
B Large sites – without planning permission 599 17% 
C Small sites – allowance (76 x 5) 380 11% 

Total 3,555 

4.62 This would equate to a shortfall of 2,270 dwellings when compared to the requirement set out in 

Table 4.2 above. 

4.63 Having regard to the definition of deliverable in the Framework, we comment on the 

components of the supply as summarised below: 

• Large sites – with planning permission – where these sites are under construction, the 
definition of deliverable is met and these should be included in the supply unless there 
is clear evidence that homes will not be delivered in five years. Where these sites 
have planning permission but have not yet started: 

 sites with full planning permission for major development should be considered 
deliverable until permission expires, unless there is clear evidence that homes 
will not be delivered within five years (for example because they are no longer 
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viable, there is no longer a demand for the type of units or sites have long term 
phasing plans) 

 sites with outline planning permission for major development should only be 
considered deliverable where there is clear evidence that housing completions 
will begin on site within five years. The SHLAA assumes some sites with outline 
planning permission will be delivered in the first five years. For example, the 
Appleton Cross site, one of the HCA sites within the Garden Suburb allocation 
has outline consent but no reserved matters approval and is expected to 
deliver 294 units by 2022. 

• Large sites – without planning permission - these do not meet the definition set out in 
the Framework and should not be included in the supply. Whilst the previous PPG 
stated that sites without planning permission which were not allocated in a local plan 
“may” be included in the five year supply, this is no longer the case. The SHLAA defines 
some sites without planning permission as ‘deliverable’. Table 3.4 of the SHLAA 
indicates that 599 units without planning permission at 1st April 2018 are considered 
deliverable. 

• Small sites allowance – the 2018 SHLAA does not identify small sites with planning 
permission. Paragraph 73 of the Framework requires “specific deliverable sites” to be 
identified. Therefore the small sites with planning permission must be identified. In terms 
of the small sites windfall allowance, compelling evidence is required for the inclusion 
of an allowance under paragraph 70 of the Framework. 

4.64 The housing trajectory attached at Appendix 2 of the Urban Capacity Assessment 2019 is also 

summarised below and shows anticipated completions from the allocations. This includes the 

small site allowance and allocations with no consents. 

Table 4.4: Forecast completions 

Year 18/19 19/20 20/21 21/22 22/23 TOTAL 

A Town Centre 415 323 517 1,255 
B SHLAA sites from 

wider urban 
area 

251 164 421 546 231 1,613 

C Warrington 
Waterfront 

110 205 187 90 592 

D Garden Suburb 
(HCA sites) 

45 204 225 180 180 834 

E SHLAA sites from 
settlements 

18 16 59 55 35 183 

F GB release 0 0 0 0 176 176 
G Other SHLAA 

sites 
12 21 15 0 0 48 

H Small sites 
allowance 

76 76 76 76 76 380 
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I Total 
anticipated 
completions 
(Sum of A:H) 

402 591 1,416 1,367 1,305 5,081 

4.65 The proposed strategy would not provide a 5-year housing land supply on adoption of the plan. 

Even on the Council’s own figures, which include for unrealistic delivery rates from a number of 

sources (discussed in more detail below). 

4.66 The proposal to allow unmet need to continue to accumulate in the early years of the plan is 

wholly out of step with the emphasis in the Framework on boosting significantly the supply of 

housing. We consider that the proposed strategy must be amended to provide sufficient land 

to ensure a 5-year housing land supply on adoption. 

4.67 In summary, contrary to the requirements of the Framework as set out within paragraphs 67a) 

and 73, the Council has not demonstrated it has a “deliverable” five year housing land supply. 

Given the reliance on SHLAA sites as set out in its latest position at 1st April 2018, once the 

definition has been applied, it is unlikely that the Council will be able to demonstrate a five year 

housing land supply. 

4.68 Notwithstanding this, once the Council provide the information required either before the plan 

is submitted or during the course of the examination, we respectfully request the opportunity to 

comment. 

4.69 To address the housing land supply issues that we have identified above, we consider that 

additional deliverable allocations are required. In particular, there is a need to diversify the 

supply through allocations of a smaller scale, which can come forward quickly to meet 

identified needs in the short term, unburdened by significant infrastructure requirements. 

4.70 The allocation of additional sites that are available and achievable for delivery in the short term 

is necessary to achieve the overall housing requirement, and also to provide a 5-year supply on 

adoption of the plan. 
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5. Chapter 10: Main development areas and site allocations 

Policy MD1: Warrington Waterfront 

5.1 The Warrington Waterfront is proposed to be allocated as a new urban quarter to deliver 

around 2,000 new homes and a major employment area incorporating an enlarged multi-

modal port facility and a business hub. The new community will be supported by: 

• A new primary school. 

• A new local centre comprising shops, health facility and other community 
facilities. 

• A major new country park at Arpley Meadows. 

5.2 The housing trajectory indicates that the Waterfront site will deliver 502 dwellings in years 1-5 

with 110 homes being delivered in 2019/20. A total of 2,542 dwellings are envisaged to be 

delivered over the plan period. 

5.3 Policy MD1.2 confirms that the Council will require the preparation of a masterplan for the entire 

site allocation together with a delivery strategy and phasing plan to ensure comprehensive and 

coordinated development. It is understood that a working draft Development Framework was 

prepared in March 2019 but this does not include any information on delivery or phasing at this 

stage. 

5.4 No development will be permitted until funding has been secured and a programme of 

delivery has been confirmed for the Western Link Road. 

5.5 In April 2019, the DfT confirmed it was committed to funding £142.5m of the estimated total 

£212m build cost of the Western Link road. The Council now intends to progress work on the 

road over the next two years to develop detailed designs, submit a planning application 

together with relevant ecological, environmental and flood risk assessments and acquire land 

required for the road. In addition, the Council will need to develop an extensive work 

schedule for the delivery of the Western Link which will constitute one of the largest engineering 

projects in the North West. The programme of delivery for the Western Link is therefore unclear 

at present and timescales will be dependent on a number of factors including the time taken to 

obtain planning permission. 
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5.6 Furthermore, the first operation of the expanded Port Warrington will not be permitted until the 

expansion of either the berth or the railway connection has been completed and a 

programme for the implementation of the subsequent berth extension or railway infrastructure 

has been confirmed. This is part and parcel of the delivery of the new urban quarter. 

5.7 Based on these factors, it is unclear how 502 dwellings could be delivered in years 1-5, a further 

970 dwellings in years 6-10 and then a further 908 in years 11-15. The assumptions appear to be 

unrealistic. 

Policy MD2: Warrington Garden Suburb 

5.8 The Warrington Garden Suburb is expected to deliver approximately 7,100 homes and 116 

hectares of employment land. Around 5,100 homes and all of the employment land will be 

delivered in the plan period. 

5.9 The policy states that a Development Framework will be prepared as a Supplementary Planning 

Document (SPD). New homes are expected to be delivered in the Garden Suburb across the 

following locations: 

• Grappenhall Heys: 2,800 homes (2,100 within the plan period) 

• Appleton Cross/Pewterspear: 2,100 homes (1,500 within the plan period) 

• New Garden Village adjacent to A50: 1,800 homes (1,000 within the plan 
period) 

• Garden Suburb Neighbourhood Centre: 700 homes (500 within the plan 
period) 

5.10 The housing trajectory attached at Appendix 2 to the Urban Capacity Assessment 2019 sets out 

the following trajectory for the Garden Suburb: 
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Table 6.1: Trajectory for delivery of Garden suburb 

Years 1-5 

(2017/18-

2021/22) 

Years 6-10 

(2022/23-

2026/27) 

Years 11-15 

(2027/28-

2031/32) 

Years 16-20 

(2032/33-

2036-37) 

TOTAL 

HCA sites 654 276 0 0 930 
AECOM 
Masterplanning 
(GB release) 

0 1099 1641 1461 4201 

654 1,375 1,641 1,461 5,131 

5.11 The Council therefore considers that the Garden City Suburb will deliver an average of 275 

dwellings per annum from years 6 to 10. This would be preceded by 654 dwellings in years 1-5 

on the non-Green Belt part of the site. The dwellings subject to the AECOM Masterplanning are 

expected to commence delivery in 2023/24 i.e. in just 4 years time. These lead-in and delivery 

expectations are extremely ambitious and in our view are unrealistic. 

5.12 Paragraph 023 (Reference ID: 3-023-2014-306) states that local planning authorities should use 

information on suitability, availability achievability and constraints to assess the timescale within 

which each site is capable of development. This may include indicative lead-in times and 

build-out rates for the development of different scale sites. 

5.13 In terms of lead-in times, the Council will need to consider on a site by site basis: 

• how long a planning application will take to prepare, submit and be 
determined; 

• how long it will take for the s106 agreement to be negotiated and agreed; 

• whether an allowance needs to be made for the site to be sold to a 
developer/housebuilder; 

• how long it will take for applications for reserved matters and discharge of 
conditions to be made, considered and approved; 

• whether there is infrastructure that needs to be put in place before the site 
can start delivering dwellings and how long this will take; and 

• whether there are any other site-specific considerations which would affect 
a start on site. 
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5.14 The lead-in times are particularly important for the very large allocations such as this, which by 

their nature will have a range of issues to be addressed through applications and will need 

sufficient time for section 106 agreements to be executed, a start to be made and infrastructure 

put in place. 

5.15 Paragraph 10.2.17 of the Submission Local Plan states that the first phase of residential 

development within the Garden Suburb is underway with permission already granted for the 

Homes England sites at Pewterspear, Appleton Cross and Grappenhall Heys. The Pewterspear 

site has outline and reserved matters consent for 180 units. However, whilst outline planning 

permission was granted for 400 dwellings on the Grappenhall Heys site in 2017 (2017/29929), the 

first two reserved matters applications for 66 dwellings (2019/34480) and 114 dwellings 

(2019/34481) were refused consent in May 2019. Furthermore, the Appleton Cross site was also 

granted outline planning permission for 370 in 2017 (2017/29930) but, an application for reserved 

matters has not yet been submitted. These sites account for the delivery in the first five years of 

the plan. Given the position with the applications at the Grappenhall Heys site and Appleton 

Cross site there is no certainty that delivery will occur at these rates. 

5.16 In terms of the wider masterplanning, a Development Framework dated March 2019 has been 

prepared for the Warrington Garden Suburb by AECOM to inform the emerging Local Plan. 

Whilst the Framework provides overarching design principles, it provides little in the way of how 

the suburb will be delivered. The conclusions set out a phasing strategy indicating that the 

allocation will be delivered in four phases within the plan period. Given the vast area covered 

by the proposed allocation there will be significant challenges in terms of land assembly and 

land equalization to overcome. The Development Framework recognises that there will need 

to be ongoing collaboration between the public sector, landowners/promoters and statutory 

authorities to arrive at solutions that are deliverable. 

5.17 In terms of the proposed lead in times for the Garden City Suburb, a significant amount of 

infrastructure is required. This includes a network of new distributor roads, a new secondary 

school, up to 4 new primary schools, a major new park, district centre, health facilities and 

leisure facilities. The Submission Local Plan acknowledges that no further residential 

development to the 950 units on the above sites can come forward until: 

• The funding and the programme for the delivery of a strategic link to 
connect the Garden Suburb to the local and strategic network has been 
confirmed. 
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• The funding and programme for delivery of the Green Infrastructure Network 
including Country Park. 

• The funding and programme for the delivery of community infrastructure 
within the neighbourhood centre or the relevant Garden Village. 

5.18 Evidence from research undertaken by Nathaniel Lichfield & Partners published in November 

2016 (‘Start to Finish – how quickly do large-scale housing sites deliver?’) highlights that the 

average lead-in time for large sites (above 500 dwellings) prior to submission of the first planning 

application was 3.9 years. Further, the average length of the period from validation to an 

implementable permission (but still excluding any discharge of conditions) for sites of 2,000+ 

dwellings was 6.1 years. The average for all large sites (above 500 dwellings) was 5 years. The 

period between permission being granted and delivery of the first completions is however 

shorter for the very large sites at circa 0.8 years for schemes of 2,000 dwellings or more. This 

indicates a total lead-in to delivery for the very large schemes of approaching 11 years on 

average. The proposed delivery rates for the Garden City Suburb are extremely ambitious and 

in our view are unrealistic. 

5.19 Having regard to the above, the proposed build rates are unprecedented and it is unclear how 

these could be achieved within a realistic phasing plan and the land ownership across the site. 

Policy MD3: South West Urban Extension 

5.20 The Submission Draft proposes to remove 112 ha of land to the south west of Warrington from 

the Green Belt and allocate this as a sustainable urban extension. It is intended that this will 

deliver a new residential community of around 1,600 homes and the housing trajectory 

indicates that it will commence delivery of units in 2023/24 at a rate of approximately 117 

dwellings per annum. 

5.21 We have concerns in terms of the anticipated timescales for delivery. MDA3.2: Delivery and 

Phasing confirms that no development will be permitted until funding has been secured and a 

programme of delivery has been confirmed for the Western Link. The trajectory set out in 

Appendix 2 of the Urban Capacity Study indicates that the South West Extension will delivery 

dwellings in 2023/24, again in just 4 years time. This is entirely inconsistent with the evidence set 

out above from Nathaniel Lichfield and Partners. We refer to our comments in respect of the 

Warrington Waterfront allocation in this regard. 
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5.22 The Submission Draft no longer includes the western part of the allocation adjacent to Moore 

(as proposed in the Preferred Options). This part of the allocation was not constrained by the 

Western Link or the HSE exclusion zone and was therefore a logical early phase. 

5.23 Furthermore, full details of the programme and funding for delivery of the primary school, health 

centre, Local Plan and other necessary infrastructure will need to be agreed by the Council 

before the first phase of the development is permitted to come forward. 

5.24 Given the significant lead in times associated within the project, we consider it extremely 

unlikely that the first completions on the South West Urban Extension will take place in 2023/24. 

Summary of main development areas and site allocations 

5.25 The Submission Version Local Plan relies heavily on the allocation of larger strategic sites and 

that these will commence delivery at extremely ambitious rates. The proposed lead in times 

and build rates are unprecedented and it is unclear how these could be achieved within a 

realistic phasing plan and the land ownership issues across the Waterfront, South West Extension 

and Garden Suburb Allocations. 

5.26 These are in our view, unrealistic expectations that will have implications both for the 5 years 

housing land supply and also for the supply over the plan period. To address these issues, we 

consider that additional deliverable allocations are required. The Local Plan Submission Version 

needs to diversify the supply through allocations of a smaller scale, which can come forward 

quickly to meet identified needs in the short term, unburdened by significant infrastructure 

requirements. 
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6. Safeguarded land 

6.1 The Preferred Development Option proposed to designate safeguarded land sufficient to 

accommodate 9 years worth of housing land based on the then OAN and 5 years worth of 

employment land based on the current requirements. Our representations to the Regulation 18 

consultation set out that we considered this to be wholly insufficient. 

6.2 The Submission draft does not make any allowance for safeguarded land. We consider that 

additional land should be safeguarded now to meet the needs of future development beyond 

2037. 

6.3 Paragraph 133 of the Framework identifies that the essential characteristics of Green Belts are 

their openness and their permanence. 

6.4 Paragraph 136 requires strategic policies to establish the need for any changes to Green Belt 

boundaries, having regard to their intended permanence in the long term, so they can endure 

beyond the plan period. 

6.5 Paragraph 139 states that when defining Green Belt boundaries, plans should (amongst other 

requirements): 

c) where necessary, identify areas of safeguarded land between the urban area and 

the Green Belt, in order to meet longer-term development needs stretching well 

beyond the plan period; 

e) be able to demonstrate that Green Belt boundaries will not need to be altered at 

the end of the plan period (our emphasis) 

6.6 Therefore national policy is clear on the need ensure that Green Belt boundaries will not need 

to be altered at the end of the plan period (currently 2037). This is a critical aspect to achieving 

the intended permanence in the long term. The appropriate mechanism for achieving this is 

through the provision of a sufficient quantum of safeguarded land. 

6.7 How much safeguarded land is needed in practice was considered in detail at the Cheshire 

East Local Plan Strategy examination. In that case it was determined that sufficient 

safeguarded land should be made available for another full plan period following the end of 
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the current plan period. Paragraph 99 of the Cheshire East Local Plan Strategy Inspector’s 

report states: 

“The overall amount of proposed Safeguarded Land is intended to meet 
longer-term development needs stretching well beyond the end of the 
current plan period; in fact, taking account of other sources of land, it should 
be sufficient for another full 15-year period beyond 2030, so that the Green 
Belt boundary defined in the CELPS-PC will not need to be amended until at 
least 2045.” 

6.8 It is important to note that the Cheshire East Local Plan Strategy examination was suspended to 

allow, amongst other reasons, further work to take place in relation to the amount of 

safeguarded land. This is made clear in the Further Interim Views of the Inspector which form 

Appendix 2 to the Inspector’s report. Paragraph 49 of the Further Interim Views states: 

“The SLAN & SLTA consider various options for Safeguarded Land, including 
different amounts and timescales, and conclude that the identification of 
200ha of land (the mid-point of a range between 155-244ha) would be 
sufficient to accommodate development needs for a period of 8-10 years 
beyond the current plan period; with other sources of land outside the Green 
Belt, including brownfield/recycled and windfall sites, this would meet 
predicted development requirements for a period of 15 years beyond 2030.” 

6.9 Paragraph 50 concludes that this quantum of safeguarded land would be sufficient: 

“There is little guidance available on defining the appropriate amount of 
Safeguarded Land, but after considering best practice, an approach which 
considers a 10-15 year period beyond the end of the current plan period 
seems reasonable in the context of Cheshire East; it strikes a reasonable 
balance between avoiding the need to review the Green Belt at the end of 
the current plan period and avoiding unnecessary releases of Green Belt land 
at this time.” 

6.10 Therefore in summary, sufficient safeguarded land should be provided to ensure that the 

current requirement could be carried forward to the next plan period (i.e. to at least 2053, 

assuming that the current plan is not adopted until 2022) without the need for Green Belt 

release. In practice the minimum requirement is to provide a similar amount of safeguarded 

land to the amount of Green Belt being released for development in this plan period. Ideally 

more should be provided, to allow flexibility for higher growth and to increase the permanence 

of the Green Belt. 

6.11 The plan must be amended to include the designation of safeguarded land. 
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7. Site-selection process 

7.1 There is no evidence that the Council has carried out any informed assessment as to the merits 

of sites selected for development and sites not selected for development through the 

Submission Version Local Plan. There is nothing within the evidence base that suggests the 

Council has considered a site selection process methodology whereby it is made clear as to 

how sites have been ‘sieved’. 

7.2 A site selection process is critical to the local plan process as it allows for a clear and 

transparent process to be followed. It also helps to ensure that the plan represents an 

appropriate strategy as it allows for potential sites to be tested against the Council’s overall 

vision and objectives. The site selection process should inherently be linked with the overall 

strategy for the emerging local plan i.e. sites selected serve a meaningful planning purpose. 

7.3 An informed assessment of the Council’s site selection process cannot be carried out on the 

basis of the evidence available. Again, there is nothing within the evidence base documents 

that provides a rationale as to how sites have been accepted or otherwise rejected as 

potential site allocations. For instance, the Development Options and Site Assessment Technical 

Report & Site Assessment Proformas simply provide brief commentary on selected sites following 

a ‘workshop’ (it is not made clear what the nature and purpose of this workshop was and who 

was present). Notwithstanding the brevity of any assessment carried out, there is no overarching 

assessment as to why certain sites have then been selected as site allocations. 

7.4 This falls significantly short of what is required to ensure a fair and transparent site selection 

process that contributes to the emerging local plan overall vision and objectives. This is a 

fundamental and overriding flaw in the preparation of the local plan and it is contrary to the 

PPG, which advises that all land should be assessed together as part of plan preparation to 

identify which sites are the most suitable and deliverable for a particular use (paragraph 3-001). 
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Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

8. Summary and conclusions 

8.1 We consider that the Proposed Submission Version Local Plan 2019 has a number of failings: 

• The overall housing requirement of 18,900 dwellings over the plan period is 
too low. The Council has chosen to identify a requirement only marginally 
higher figure (4%) than the local housing need figure provided by the 
standard method. The circumstances in Warrington provide clear 
justification for planning for housing need figure. These are as follows: 

 The Council is part of the Cheshire and Warrington Growth Deal which provides 
funding to drive economic growth. The Government expects such authorities 
to go above minimum local need as identified under the standard method to 
bridge the gap between the standard method figure of 266,000 homes 
nationally and the target of 300,000. 

 The Council’s jobs growth projections are unduly pessimistic. It is seeking a jobs 
growth figure substantially lower than past trends which is inconsistent with the 
overall aims of the Local Plan. 

 There are concerns with a number of the demographic assumptions applied in 
the LHNA in particular the assumed rate of double jobbing and the need for 
older persons housing. 

 The identified need for affordable housing will not be met. The LHNA shows 
that there has been an increase in affordable need from 250 dwellings per 
annum in the SHMA to 377 dwellings per annum. Under such circumstances 
the Council should strongly consider an increase in the housing requirement in 
accordance with the PPG. 

• There is a significant overreliance on SHLAA sites. Not all of the sites 
identified in the SHLAA will come forward for development and a large 
discount is required for this element of the supply. 

• There is a reliance on large scale strategic sites to meet the housing 
requirement over the plan period. The lead in times for these sites will be 
significant and consequently the anticipated build rates for the plan period 
are not realistic. 

• The plan has insufficient flexibility to respond to change, for example the 
non-delivery of strategic sites in part or in full. In the absence of such 
flexibility, there is a real risk that the borough will not be able to demonstrate 
a sufficient supply of housing land. 

• As result of the above two points, insufficient housing land has been 
identified in the short term, and overall to meet the identified requirement 
(let alone a higher figure). The supply of housing land should be increased 
and diversified through the addition of deliverable sites, which are not 
burdened by significant infrastructure requirements. 
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Representations to the Submission Draft (Policies DEV1, MD1, MD2 & MD3) 
Warrington Local Plan, Warrington, TBC 
17 June 2019 

• There is no provision of safeguarded land. A significant amount of additional 
safeguarded land should be identified to meet development needs post 
2037. 

8.2 In summary, to boost significantly the supply of housing land, we consider that additional 

allocations are required. This would provide a reasonable prospect of the requirement being 

met. We do not consider that the plan should be submitted for examination until these 

fundamental issues of soundness have been resolved. 

8.3 Representations specifically in relation to the omission sites are submitted under separate cover. 
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Local Plan Representations 
Land at Lumber Lane, Burtonwood, Warrington, WA5 4AX 
7 June 2019 

1. Introduction 

1.1 Emery Planning is instructed to prepare and submit representations to the emerging Warrington 

Local Plan consultation on the submission version of the plan, which closes at 5pm on 17 June 

2019. The representations are submitted on behalf of Wainhomes (North West) Limited, who 

have an option on the land edged red (hereby referred to as ‘the site’) as set out in the 

location plan appended to this statement at EP1. 

1.2 In summary, these representations propose the site’s allocation for residential development, to 

be delivered alongside the adjacent proposed draft allocation OS1 (Burtonwood) in the early 

stages of the plan. 

1.3 We have conducted a full review of the emerging plan and supporting evidence base, and 

make the following comments: 

• The site makes a weak contribution to the purposes of the Green Belt; particularly in 
the context of proposed allocation OS1 on adjacent land to the west. 

• The site is deliverable for residential development in the short term, and would make an 
immediate contribution to the delivery of required housing in the borough; including 
affordable housing, for which there is an acute need. 

• The site should be designated as safeguarded land at the very least, in order to 
provide flexibility should other proposed allocations fail to deliver, or for housing 
beyond the plan period. 

• There are no technical constraints that would materially weigh against the site’s 
delivery as a standalone residential allocation that has almost identical properties to 
proposed draft allocation OS1. 

1.4 These comments are fully set out below. 

1 



  
       

   
 
 

 
 
  

    

              

         

                

          

         

           

            

       

                    

        

                

              

           

                

   

Local Plan Representations 
Land at Lumber Lane, Burtonwood, Warrington, WA5 4AX 
7 June 2019 

2. Policy OS1 – Burtonwood 

2.1 We make specific comment to draft policy OS1, which proposes a residential allocation on land 

adjacent to the western boundary of our site. 

2.2 In summary, it is considered that the allocation should be expanded to include all land 

between Lumber Lane and Green Lane, including our client’s site, with identified land being 

removed from the Green Belt and allocated and/or safeguarded for residential development. 

Strategic representations submitted separately on behalf of Wainhomes confirm there is a need 

for additional sites, and it is considered that this entire land parcel could come forward as one 

allocation to help address this requirement. 

2.3 In the alternative, our site is proposed as an allocation in its own right. Full details of the site are 

provided in section 3 of this statement. 

2.4 As set out in full below, the Council’s Green Belt Assessment concluded that wider parcel BW3 

made a ‘moderate’ contribution to the openness and main purposes of the Green Belt. All 

other parcels in Burtonwood were assessed as making a ‘strong’ contribution. This is reflected in 

draft allocation OS1, which proposes the delivery of adjacent land to the west of the site for 

residential development: 

2 
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7 June 2019 

Figure 1: Draft Allocation OSl - Burlonwood 

2.5 The allocaffon of this land further confirms tne su1ta5iITfy of our client's site, which has a vfrtually 

identical relationship with Burlonwood in that it has strong, defensible urban features of existing 

residential· developmenr to the south- and east. as wella s the clearly defined [umber Lane to 

the north. Should the allocation proposed in OS l come forward , the site would also have 

residential -development on adjacent land to the west. 

Z:-6 In this context, the site is clearly a logical infill/rounding off of existing {and proposed through 

OS1) development, and makes an even weaker contribution to openness and the main 

purposes of the Green Belt. 

27 Paragraph l 0.5. l of the justification for policy OS 1 states that: 

"The development will provide a high quality residential setting with ease of 
access to existing local services and facilities in Burtonwood and employmenf 
opportunities at Omega/Gemini." 

2.8 Paragraph l 0.5.4 states -that: 
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"Its location will ensure good access to services in Burtonwood loco( centre, 
Warrington Town centre, and major existing and proposed employment areas 
at Omega/Gemini." 

2.9 Paragraph l 0.5.6 concludes that· 

''The greenfield and relatively unconstrained nature of the site will enable the 
site to be delivered in the early part of the Plan period. Developers promoting 
the site have confirmed their commitment to ensuring a comprehensive form 
of development and their support of the build rates which have informed the 
development trajectory." 

2.10 All of the above applies to our client 's site. Wainhomes are an active developer with an 

excellent track record of delivering high quality residential development throughout the f\Jorth 

West of England. Delivery of the site would provide high quality residential development, 

Including affordable housing for which there is an acute need throughout the borough. ft would 

be similarly well related to Burtonwood centre, Warrington centre and employment areas at 

Omega/Gemini. 

2. 11 f urther, there are similarly ho technical constraints (fully discussed in section 4 of this statemeht) 

that would prevent the site from delivering residential development in the early period of the 

plan. 

2. 12 Separate strategic represenfafions are also submifted~ to this consultation on behalf of 

Wainhomes. In summary, it is considered lhat the authority has not allocated enough residential 

sites to meet its requirement over the plan period. Subsequently, additional sites must be 

dllocatea to provide the required numbers as well -as providing flexibility in the supplysho uld 

olher proposeffa llocatlons fail to deliver at the antic ipated rates~ 

2.13 Our client would not object to the site coming forward as part of a wider allocation under 0S1 . 

Warnhomes has an excellent track recordo f working with- other developers to- deliver large­

scale, c oherent- residential allocations and would be open to collaoorating on a wider 

r,iasterplan that would deliver a logical extension to Burtonwood with strong defensib[e 

boundaries on aTI sides tnat would minimise any impacts on the purposes of the wider Green 

Belt in this location. 

2. 14 On this basis, it is considered that the site shou[d be allocated for re;sidential develor::,menf a S: 

part of the submission version of the local plan. It is considered fhat fhe site coula deliver 

residentia l development in the first five years of t he plan as ci standafone allocation. There arei 
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no constraints with ac-cess or ownership, ancflne site could make an immediate contribution 

lowards delivering the required housing in Warrington~ 

2. l 5 At the very teast, the site should be safeguarded for future re.sidential development. either 

beyona the plan period-or in the event of a failure in delivering the required housing numbers 

during the plan. Lumber lane and Green Lane are logicol boundaries that would ensure the. 

allocation of land for much needed residential development, without unacceptably 

encroaching ink) the wider Green Belt in this location. 

3. Land at Lumber Lane, Burtonwood 

Site location a nd description 

3.1 The site is located adjacent to existing residential developmenf ·in Burtonwood. It comprises 

fields and equates to a site area of approximately 1 Oho. It falls within the ownership of two 

interested parties. A location plan is appended at EPl . 

3.2 The site adjoins the built-up area of Burtonwood to the southern and eastern boundaries 

comprising residential estates and an industrial estate. It is bounded by the Lumber Lane 

nighway to the northern boundary and a field to the western boundary with residentia l 

development along Green Lane beyond. This field on the western boundary is land proposed 

for residential development as part of draft policy OSl .(Burtonwood) . 

3.3 rn summary, the site represents a logical and small-scale extension to the existing settlement of 

Burtonwood, and a logical rounding off opportunity in the context of proposed allocation OS 1 

being identified for residential development, with strong defensible boundaries. 

3.4 We have previously made representations with regard to this site through the Warrington Local 

Plan Regulation 18 Consultation [December 20f6) , and the Preferred Development Option 

[2017). 
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Green Belt Consicferations 

3.5 Parqgraph 136 of the NPPF confirms lhat Green Belf boundqries should only be altered in 

exceptional circumstances through the preparation or review of the Local Pion. The release of 

Green Belt land for housing development is necessary in order to meet unmet and future 

housing needs o f Burtonwood and -the- wider Borough:-This comprises exceptional 

circumstances for the purposes of the NPPF, ond is accepted by the authority. 

3.6 Our client's site was assessed througn wider parcel BW3 through the Warrington Green Belt 

Assessment (2016) . : 

f igure 2: Green Belt Assessment 120161 - Parcel BW3 
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3.7 We made the case in our-representations to- the Preferred Options consultation in-2017 that our 

client 's site was cleorly' the most logical for release from the Green Belt and that development 

would have the least Green Belt impact in the context of Burtonwood. 

3.8 A site-specific impact of our client' ss ite by ARUP on -behalf of the Council in 2017 (Site ref: 

R18/054) concluded ff1ot fhe sife made A 'moderate' contribution to the openness and main 

purposes of the Green Belt. rhe site was not reassessed as pdrt of the additional dssessment 

exercise conducted by the authority in 20 18. 

3.9 Tyler Grange were instructed to conduct an independent assessment oflne site's impact on 

the Green Belt and concluded that the site made a 'Weak' contribution. We enclose the 

assessment ot EP2 for ease of reference. 

3. 1 a The Tyler Grange report assesses the site against the first four of the key purposes of the Green 

Belt os set out dt pdragraph 134 of the NPPF. The fifth was not assessed as the need for Green 

Belt releases is accepted by the authority. The key findings are summarised below: 

The site is bounded by existing built development to the 
southern and eastern boundaries and the built-up area of 
Burtonwood. There is Lumber Lane to the northern boundary 
and residential development along Green Lane to the 
western boundary. 

These boundaries provide a robust, permanent and 
defensible edge such that development would not sprawl 
any further northwards, eastwards or westwards. 

The physical barriers provided by Lumber Lane and the built­
up area of Burtonwood would contain any future 
development, which would be viewed as a consolidated 
settlement edge to Burtonwood. 

There are no issues in terms of the merging of settlements. 

Although the site is presently open and undeveloped, it is 
influenced by the adjacent built development within 
Burtonwood and the Lumber Lane highway. With planting 
carried to the edges of the site, any development will 
assimilate with the landsca e. 
The site does not play a role in the setting or significance of 
the historic settlements. 
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3. 11 Tyler Grange set-out in- their conclusion tnat the site is considered capable of being aeveloped 

without resulting in unrestricted urban sprawl or coalescence of urban areas and wilfi respect 

to landscape and visual matters. On this basis. it was considered tnat our site makes a 'weaK ' 

{i.e. the least harmful impact ff developear contribuiion to the openness and main purposes o f 

lhe Green Belt. 

3. 12 This remains the case and is further supported by the allocation of adjacent lahd to the west 

through draft poITcy 0S1 (fully assessed below). Draft arlocation 0S1 would result in our site 

being bounded by urban features to the north, south, east and west. Development of the site 

would clearly not represent urban sprawl, merging of towns or encroachment into the 

countryside that would unacceptably weigh agdinst its allocation. The site would have clearly 

defined, strong defensible boundaries thaf would contain development and would not 

encourage future sprawl. 

3.13 The release of Green Belt land across the· borough should also be ..seen within the context of the 

following bul let points of paragraph 139 of the NPPF: 

" When defining boundaries, loco/ planning authorities should: 

Ill ensure consistency wTth the Local Plan strategy for meeting identified 
req uirements for sustainable development; 

• where necessary, identify in their plans areas of 'safeguarded- Iona• 
between the urban area and -the Green Belf, in order to meet longec­
term development needs stretching well beyond the plan period; 

• make clear that the safeguarded land is not allocated for 
development at the present time. Planning permission for the 
permanent development of safeguarded land should only be granted 
fof/ow[ng a Local Plan review which proposes the development; 

IIJ 'satisfy themselves that Green Belt boundaries will not need to be 
offered at the end of the development plan period; and 

• define boundaries clearly. using physical features that are readify 
recognisable and likely to be permanent." 

3.14 The release of our client 's site for Fiousing development would help to meet the identtfied 

housing requirements for sustainable development The revised Green Belt boundary of Lumber 

Lane to the north would ensure o defensible, permanent and readily recognisable feature to 

lhe north-: 
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3.15 Paragraph 138 of the N PPF states that when drawing up or reviewing Green Belt boundaries, 

local planning authorities should take account of the need to promote sustainable patterns of 

development. We undertake an assessment below of our client's land with regard to the three 

roles of sustainable development as set out at paragraph 8 of the NPPF: 

Economic: New housing development is required across the Borough to include areas of the 
designated Green Belt in order to ensure that the Borough has a stable workforce in terms of 
ability and age profile. The construction of new houses would also create construction jobs in 
the short term, and once occupied, new residents would boost householder spending on 
goods and services within the surrounding area. New housing development would also 
generate a New Homes Bonus for the borough. 

Social: Paragraph 8 of the NPPF states that one of the requirements is the supply of housing to 
meet the needs of present and future generations. The release of our client's site for new 
housing development would help to ensure that the identified housing needs of the Borough 
in terms of market and affordable housing are met. 

Environmental: The site is in a sustainable location (as set out by the Council's own justification 
for policy OSl) with easy and convenient access to a wide ronge of local services and public 
transport options. The site is-16ca1ed at tne edge of Burtonwood ana is suitable-for major new 
housing developments in terms of infrastructure requirements and landscape impact. The 
release of this site for housing development would comprise a logical urban extension with 
negligible impacts 1n relation to the main purposes of including lahd within the Green Belt, 
particularly in the context of draft allocation 0S1 on adjacent land to the west. 

3.16 The release of our client 's site from the Green Belt for new housing development ds part of the 

emerging local plan is considered to be fully justified with due regard to the relevant 

paragraphs of the NPPF set out above. 

SUe Assessment Proformas (June 2019} 

3. 17 Warrington Borough Council nas carried out assessments of sftes put forward to pasf 

consultations as part of the evidence base for the proposed Submission Version of the plan. Our 

client's site is identified as Site Ref: Rl8/054 / Site Ref: R18/P2/028. 

3.18 The. assessment confirms the following: 

• Site access could be created from Lumber Lane 

• The topography of the site is relatively flat 

• The neighbouring uses of the sife are residential 1o the south, and open countryside on 
the remaining boundaries, some of which are in agricultural use. 

a: There are overhead power ca51es across the site 
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• There are four very smafl areas of potentially confaminated land in fne south of the site. 

3. 19 We disagree with the assessment of the site boundaries. The site is bounded to fhe south and 

south east by existing residential development in Burtonwood, and is bounded to fhe north PY 

Lumber Lane, from which access would be created. Further, should draft allocation 0S1 come 

forward for delivery, the site would also be bounded to the west by residential dev-elopment. 

The site has very similar characteristics to that allocated in OS 1 ~ 

3.20 The latest SH LAA (2018) assesses our client 's site under site references 1534 and 2146, and both 

are assessed as constrained due to Green Belt policy, stating that; 

'"Sites within the Green Belt, vnless in compliance with the prov1s1ons o f 
appropriate development as defined by the NPPF, are considered unsuitable 
due to policy constraints. In such circumstances, it Is premature for the SHLAA 
to endorse specific sites in the Green Belt as suitable for residential 
development in advance of any comprehensive review of Warrington's 
Green Belt to evaluate whether there are appropriate locations for future 
development." 

3.2 1 The proposed allocation 0S1 was similarly assessed as part of SHLAA reference 1654. 

3.22 We note this as the Site Assessmeni Proforma for our c lient 's site concludes the following on 

access: 

11 Appropriate vehicular access to Lumber Lane is achievable within the site 
edged red. However, whilst a pedestrian footway could be provided along 
tr,e site frontage, there is no pedestrian foofway to conned to on the soufh 
side of Lumber Lone; existing properties on Lumber Lane to the west between 
the site and Green Lane are built up to the carriageway whilst No. 144 Lumber 
Lane to the east limits any' footway width. This limits pedestrian accessibility 
between the site and the existing community. If both Site Refs; 1534 & 1654 
were developed in fandem then improved connectivity could be p rovided, 
including pedestrian linkage between existing bus services on Lumber Lane 
and Phipps Lane." 

3.23 Firstly, we object to the assessment that commensurate footways could not be provided along 

the site frohtage to the east and south towards Burtonwood. Should there be on issue with 

proviaing sufficienf width at 144 Lumber Lane, there are numerous other solutions; including 

diverting l he footway through the site, or even providing safe c rossing point to the eastern side 

of Lumber Lane which afready has an appropr1afe foofway. 
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3.24 Notwithstanding the above, the highways comments further supports the allocation of our 

client's site as par1 of a wfder allocation that would provide safe. permeable pedestrian 

walkways that would benefit the existing community and future residents. 

3.25 The Site Assessment Proforma for our client's site concludes that: 

"Th is site is considered to be suitable - Unlikely to have a major impact on 
trends. The site appears to be available, considering that it was promoted by 
the owner. The site may be achievable in that if is in an area of moderate 
Viability however there are known abnormal development costs due to four 
very small areas of potentially contaminated land in the south of the site 
which could be overcome. 

Workshop Comments 

The site Is adjacent to the settlement of Burfonwood being located to the 
north of the se_ttlement off of Lumber Cane. The site is considered to 6e in a 
sustainable location and is available having been promoted by the site 
owner. The site may be achievable as there is developer interest and known 
demand however there are four very small areas of potenfiaf/y (:ontaminqted 
land in the south of the site, which could be overcome. The site has beeri 
Judged to be suitable - unlikely to have o major impact on trends. As such, the 
site would be in accordance with the objectives set out in the draft 
Warrington Local Plan incfuding objective WI to strengthen existing 
neighbourhoods, W2 to facili tate the sensitive release of Green Belt, W4 to 
promote sustainable modes of transport, and W6 to minimise the impact of 
development on the environment. 

'After further consideration of the Council 's highways officer's comments, this 
site has been excfuded from the process as an appropriate pedestrian 
footway to connect the site to the existing community cannot be provided if 
the site is brought forward on its own. If the site is brought forward in 
conjunc fion wirh site ref: 7 654- thenrhe resulring site wouldoe beyona the 
housing requirement for Bu rfonwoo-d. " 

3.20 As set out dbove, it is considered that any concerns relating to the provision of pedestrian links 

fo the existing- community cou ld be- overcome in numerousways. Furthermore, the authority's 

own highways feam considers pedes-trian lootways could be addressed~ shoufd the site be 

delivered as a wider 0S1 allocation thaf included our client 's land. We support this approach 

but also consider the site could address all technical issues and be delivered as a standalone 

dllocation. 

3.27 We object to the a uthority 's conclusion that the site could not come forward as part of a wider 

allocation due to the resulting site being beyond the housing requirement for Burtonwood. A? 
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fully set out in- our strategic representations for Wainhomes, there is a require-ment- for the 

allocation of additional sites- If the Council is going to meet its housing requirement. The 

allocation of our client's site as part of a wider allocation would deliver a coherent extension to 

Burfonwood that would create signrficant benefits in terms of pedestrian access, permeability 

and open space provision. 

3.28 Furthermore, it is not appropriate to exclude the site on the bdsis that its delivery would be 

" beyond the housing requirement for Burtonwood", Burtonwood 's requirement (which we 

consider to be higher than the Council 's assessment) is not a cap, and should not be used to 

prevent the delivery of sustainable development that would provide a more coherent urban 

extension than that currently proposed in policy OSl . This is confirmed in the Site Assessment 

Proforma for draft allocation OSl (2018 SHLAA ref: 1654 / Site Ref: R18/083 / Site Ref: R18/P2/075 

/ Site Ref: Rl8/P2/l28) which states fhaf: 

"If both Site Refs: 1534 & 1654 were developed in tandem then improved 
connectivity could be provided, including pedestr;an linkage between 
existing bus services on Lumber Lane and Phipps Lane." 

3.29 It is clear from the Council 's own assessment that the site would provide clear highways/access 

benefits should it be delivered as part of draft policy OSl . as well as the significant benefits 

associated witfi the delivery of required-adaitionaThousing7n the earfy phase ofthe plan: 

Sustainci6ility Appraisal: SA Report (Maren 20T9J 

3.30 the SA-forms part of tne evidence 5ase for the -Submission Versionlocdl- Plan consultation, aha 

assesses ourclienf' s site as per the 20TB SHLAA referencesfT 534 ana214b) as fo!Tows: 
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Outlying settlements 

Table 6.3: Housing site options (Outtiying settlements) 

~ ""'""" o,.,,oo ~ •.,. unavoidable impacts 

~itigation may be required/ unavoidable 
impacts 

Unlikely to have a major impact on 
trends I Promotes sustainable growth 

AECOM ID Site ID Site Name 
1534 Land to lhe sou th of Lumber Lane 

land bounded by Green Lane I Lumber Lane I 1654 Phipps Lane / Wlnsford Ortve 
R18/054 

R18/P2/028 Land south of Lumbet Lane. Burtonwood 

2146 Land off Lumber Lane. Burtonwood 
1656 Lumbers Lane I ForshaW's Lane / Phiops Lane 
1800 Land Adjacent to Rose Villa 

R18/080 Burton wood Brewery and White House Farm 
R18/149 Land adjacent to 131 & 133 Broad Lane 

15231 Land off Ladv Lane. Cl'Oft. Warrinaton 
1588 Heath House 
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Figure 3: SA Assessment 

3.31 The SA confirms that l he site is in a sustainable location and there are no constraints that could 

rio t be mitigated as part of a development scheme. This is reflectea in the authority's_ 

assessmenf of draff allo catio n OST. 

Masterplan and technical considerations 

3.32 A masterplan nas already been prepared- for the site by Baldwin Design and was submitted to 

the consulta tion on the Preferred Options document in 2017. A copy is appended at EP3. 

3.33 The masterplan demonstrates that the site coufd deliver a high quality and sustainable 

extension to the existing built-up area of Burtonwood. It shows: 

• A low-aensify scheme appropriate to the existing urban edge of Burtonwood wifh 
rouses sited such that they positively address the public realm. 

• The opportunity for extensive free planting to the edges of fhe developmenT site. 

• Provision of extensive areas of on-site play and open space and retention of 
ecological features such as a pond. 

• Desirable linkages for existing and future residents through Jhe site and fhe retention of 
the exist ing publlc right of way along the southern boundary. 
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3.34 This masterplan would be revised in order to ensure an optimum relationship with proposed 

draft 611ocafion OS l , which would adjoin the soulh western boundary of the site. 

3.35 The primary access point into the site is shown off Lumber Lane to the northern boundary. SCP 

have produced a Transport Technical Note (appended to this statement at EP4) , and this is 

summarised as follows: 

•· The site could accommodate up to 200 dwellings in highways terms with no 
unacceptable impacts. 

• A single point of vehicular access would be sufficient to serve the site. although there 
are opportunities for a second access if required . 

• There are opportunities for cycle and pedestrian linkages to Lumber Lane. 

~ The site is well connected to the urban area of Burtonwood and there is a 
convenience store, post office, primary school, nursery school, church, sports fields, 
hairdressers, hot food take-aways, and other shops and services, all within 1 km of the 
site. 

• There are two regular bus services within Burtonwood and further school and college 
buses. Service 141 connects Burtonwood to St Helens and Newton-le-Willows at a 
frequency-of 60 minutes during the daytime. This service passes along the site frontage. 
Bus service 329 links St Helens to Warrington via Burtonwood and operates at a 
frequency of 30 minuTes during the aaylime: 

ii The development would provide a frontage along Lumoer Lane 7naTTs more in­
keeping witn an urban speed limit and w1U assfsf in reinforcTng tne speedlimTf. There are 
no aitticul tres n terms of provldin9 the requisite visibility st5lays. 

3:36 As set oufln section 3 or this statemen~ the above conclusions (pariicularfy- wil h regard to 

sustainability) are supported by -the Council 's own conclusions and- jusf ification for draft 

allocafion OS1 , as well as the TndTvrdua1 assessmenn n tne Opnons and Sites report and Site 

Assessment Proformas. 

3.37 In access terms, It is clear that the sife could deliver -the proposed quantum of residential 

development as a standalone allocation. Further, it could provide a permeable access scheme 

with a potentially positive relationship lo draft allocation OSl (as recommendecl by the 

Warrington Borough Council highways assessment) , as well as to the proposed access at 

Lumber Lane and other options along lne soutn easl boundary. 

3.38 Furthermore, the Warrington Execufive Board convened in March 20 19 lo d iscuss fhe 

Burtonwood Environmental Improvements Scheme (Items 13/lo on the agenda) , and proposed 
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gateway' features throughout the area:-rt is noteworthy thdt proposed measure '2A ' is on 

Lumber Lane. adjacent to our site. -Tnis rurlher highlights the site 's excellent relationship with 

existing built form in Burtonwood. Al locdtion of our client 's site would be dn opporlunity to assist 

with the delivery of the Environmental Improvements Scheme. 

Delivera bility 

3.39 The site is available for development. Wainhomes (NW) Ltd is a national housebuilder based Tn 

Birchwood and is very active across the region wi·th a proven track record in the delivery of new 

homes. Subject to the land being released from the Green Belt. the site could make a 

significant contribution to the deliverable 5-year supply of housing. Wainhomes are well placed 

in terms of increasing and diversifying the supply of housing through the Warrington local Plan 

In a sustainable manner. 

3.40 Our client's site is 'deliverable ' in the shorf-.term lor new housing development, and is a highly 

logical location for the requirea additional residential allocations (fully set out in our overarching 

strategic representations prepared on behalf of Wainhomes , particularly in the context of its 

relationship with draft allocation 0$1. 

4. [ocal infrastructure 

4.1 ihe site is 9 djacent fo 1ne existing built-up area of Burtonwood wrth no fundamental consfrainh 

l11 terms of util ities dnd surface and foul water connections. It is in close proximity to existing ke y 

serv1ces such as schools, health faciTifies. convenience stores and employment opporlunitTes. 

4.1 Any planning application could secure the provision of developer contributions to local services 

such as education and health facilities where appropriate and in accordance with planning 

policy requirements and the tests set out lhrough the Community Infrastructure Levy 

Regulations. 

4.3 This is supported by the proposed allocation of the adjacent land fo the west through draft 

p o licy OSl. which c onfirms that the site is in a sustainable location w1th no mqjor infrastructure 

constraints tha t would provide delivery o f much needed residential aevelopment (induding 

affordable housing for which there is an acute need) in the early stages of the plan. 
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5. Summary and conclusions 

5.1 In summary, it is consiaered that draft allocation OS 1 should be expanded to include all land 

between Lumber Lane and Green Lane, including our client's sife, with identified· land being 

removed from the Green Belt and allocated and/or safeguarded for residential development, 

Strategic representations submitted separatefy on behalf of Wainhomes confirm there is a need 

for additional sites, and it is considered that this entire land parcel could come forward as one 

allocation to help address this requirement. 

5.2 This is supported by the Council 's own assessments in the Site Assessment Proformas, particularly 

with regard to pedestrian access. 

5.3 Our .site-specific representations can be summarised as follows: 

• The site makes a 'weal<' contribution fo the Green Belt, and the authority itself 
concludes that the wider parcel of land of assessment only makes a 'moderate ' 
contribution (the least contribution of any sites in Burtonwood) . This is further supported 
by the proposed alfoca1ion of site OS1 , which further weakens the contribution made 
by a parcel that is essentially landlocked by strong urban features on all 4 boundaries. 

• The release of the land from the Green Belt for housing is fully justified in line with the 
requirements of the NPPF; 

• There are no site-specific constraints to delivery· of the site· as a residential allocation. 

• There are no obstacles to the delivery of this site for ·the quantum of resiaential 
development identified from a highways and transport perspective. 

• The site is sustainable in terms of access to key services and public transport. This ·is 
confirmed by the authority's own justification for the adjacent draft allocation OS l . 

• Wainhomes Developments Ltd is a national n ousebuilder 5ased in B1rchwood with a 
proven frock record of delivery 1n the region - the site is 'deliverable' for new housing 
within the short-term and could make a meaningful confribuffon to the Borough 's 5-
year housing land supply position. 
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5--4 Tbe allocation of the site would make an- immediate contribution towards meeting the 

identified-housing need 'ln Warrington, and is a highly loglcal site for residential developmenl 

particularly n the context of proposed allocation 0S1, the delivery of which would result in our 

sfte being bounded on all four sides by strong urban features . 

5.5 At the very least. the site should be identified as safeguarded land ln order to meet the long 

term needs of the Borough or to provfde flexibility should Warringtoh fail to meet its housing 

requirement during this plan-period. 

6. Appendices 

EPl. Site location p lan 
EP2. Tyler Grange Green Bert Assessmen1 
EP3. Indicative Masterplan 
EP4. Transport Technical Note 
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1.1. This report has been prepared by Tyler Grange LLP on behalf of Wainhomes North West 
following desktop analysis and preliminary fieldwork undertaken in September 2017. 

1.2. The overview provides advice relating to landscape character and visual amenity at a high level 
to appraise the feasibility of the future residential development of land off Lumber Lane to the 
north of Burtonwood (hereafter referred to as ‘the site’). 

1.3. The overview report does not constitute a full Landscape and Visual Appraisal (LVA) / 
Landscape and Visual Impact Assessment (LVIA). It is intended that this work will inform 
potential development going forward and provide a review of the suitability of the land for 
release from the Green Belt. 

1.4. The report should be read alongside the following plans which are contained at the rear of this 
report: 

(11151/P01); 
(11151/P02); 

(11151/P03); 

(See Plan 1: Landscape Context Plan (11151/P01) 

2.1 A site walkover survey was conducted on the 19th of September to assess the landscape 
character and visual amenity of the site. The weather was sunny/cloudy with clear views. A 
desktop study using available data sources was undertaken including national and local 
landscape designations and policies. 

2.2 Burtonwood is a small village and civil parish within the Warrington borough of Cheshire, 
in North West England. It is situated approximately 5.6 miles north west of Warrington, 4.6km 
west of the M6 and 1.5km north of M62. The civil parish also incorporates Westbrook, which is 
a council ward and suburb of Warrington. 

2.3 The site is an approximately 10.1 hectare area of greenfield land, centred on OS grid reference 
SJ 56815 93391. There are three fields within the site divided by ditches lined with scrubby 
vegetation and isolated trees. The largest field to the north is approximately 5.5 hectares and 

Tyler Grange LLP, Ladyfield House, Station Road, Wilmslow, Cheshire, SK9 1BB 
Tel: 01625 525731 www.tylergrange.co.uk 

Registered in England No. OC356615 Vat Reg. No. 994 2320 07 
Registered Office: Marsden Estate, Rendcomb, Cirencester, Gloucestershire. GL7 7EX 

Birmingham Cotswolds Exeter London Manchester 

http:www.tylergrange.co.uk


                                     
          

      
     

     
      

       
     

       
       

     
     

       
          

   

       
        

         
            

        
  

    

     
        
     
      
  
    
    
  

        
   

      
       

         
        

             
         

     
        

 

       
     

   

• 
• 
• 

• 
• 
• 
• 
• 
• 
• 
• 

is used as arable farmland, a central field of 2.5 hectares and a southern field of 2.1 are 
improved grassland. The site is adjacent to the residential edge of Burtonwood to the southeast. 
To the west are two other fields, separated from the site by a line of scrubby vegetation and 
trees. Beyond this to the west is Green Lane and an adjacent line of residential properties. 
Lumber Lane aligns to the northern site boundary, beyond which is agricultural land for 
approximately 1km up to the Sankey Brook and Sankey Canal. 
The large flat fields create a generally open site, with some sense of enclosure created within 
the site by scrubby vegetation and trees. To the south and east the visual extents is defined by 
the residential edge of Burtonwood. To the west a number of suburban properties aligned to 
Green Lane create the visual extents. To the north longer distance views are available towards 
the riparian woodland aligned to the Sankey Brook and industrial buildings at the southern edge 
of Newton-le-Willows. The site is generally flat, sloping gently from a low point at the north of 
approximately 29mAOD to a high point in the south of 31mAOD. 

3.1. Warrington Borough Council’s Local Planning Framework currently consists of the Warrington 
Local Plan Strategy which was adopted on 21 July 2014. The Local Plan is being updated, in 
particular the housing policies, as part of this the Council is undertaking a review of the Green 
Belt to identify new land for development. The site is located wholly within the Green Belt and 
a review of the site’s performance and suitability for release from the Green Belt is set out in 
this report. 

Warrington Borough Council Local Plan Core Strategy (Adopted July 2014) 

Policy CS 1 Overall Spatial Strategy - Delivering Sustainable Development; 
Policy CS 2 Overall Spatial Strategy - Quantity and Distribution of Development; 
Policy CS 5 Overall Spatial Strategy - Green Belt; 
Policy CS 6 Overall Spatial Strategy – Strategic Green Links; 
Policy QE 3 Green Infrastructure; 
Policy QE 6 Environment and Amenity Protection; 
Policy QE 7 Ensuring a High-Quality Place; and 

Policy CC 2 Protecting the Countryside. 

3.2. The Overall Spatial Strategy policies focus on sustainable development, managing the quantity 
and distribution, housing supply, the Green Belt and strategic Green Links. In relation to the 
Green Belt, the Strategic Vision for Warrington notes that: “The focus on regeneration has 
limited outward growth of the town and has enabled the continued protection of the Green Belt.” 
This links into Strategic Objective W2: “To maintain the permanence of the Green Belt and the 
character of the countryside in the borough and protect them from inappropriate development.” 

3.3. Policy CS 1 states that “development proposals that are sustainable will be welcomed and 
approved without delay”. The policy goes on to list the criteria by which development should 
accord with alongside national and local planning policy frameworks and the material 
considerations in order to be considered sustainable. Specific material considerations relevant 
to the site and proposed residential development include: 

“Priority afforded to the protection of the Green Belt and the character of the countryside; 
The need to address the causes of and be resilient to the effects of climate change; 
The need to safeguard environmental standards and residential amenity; 
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The delivery of high standards of design and construction, that have regard to local 
distinctiveness and efficiency; and 

The need to make the best use of existing transport, utility, social and environmental 
infrastructure within existing settlements, and ensure additional provision where needed to 
support development.” 

3.4. Policy CS 2 relates to the quantity and distribution of development. Principles in the policy 
relevant to the site and residential development include: 

“The general extent of the Green Belt and the detailed boundaries as indicated on the 
Local Plan Core Strategy Policies Map will be maintained for as long as can be seen ahead 
and at least until 2032; 
Within the Green Belt area, development will only be allowed where it is considered to be 
appropriate in accordance with national policy; and 

All new development should where appropriate make provision for supporting 
infrastructure in accordance with Policy MP10.” 

3.5. Policy CS 3 states that: 

“Should monitoring indicate that an on-going, 5 years’ deliverable and a subsequent 5 years’ 
supply of developable housing land can no longer be sustained or where it can be demonstrated 
that housing need cannot be met within Warrington, the Council will review its housing land 
provision, and bring on-stream additional housing sites as required, with priority given to 
encouraging the reuse of previously developed land and avoiding sites in the Green Belt where 
possible.” 

3.6. In relation to Policy CS 5, planning permission for new buildings in the Green Belt “will be 
approved where they accord with relevant national policy.” The site is being considered for 
release from the Green Belt for the purposes of residential development in the emerging 
Warrington Borough Council’s Green Belt Review. 

3.7. Policy CS 6 relates to Green Infrastructure and states that the Council “is committed to 
supporting wider programmes and initiatives which seek to connect the borough’s Strategic 
Green Links with employment areas, residential communities, and Green Infrastructure 
Assets”. Further requirements in relation to Green Infrastructure are set out in Policy QE3 which 
provides more detail on the criteria against which applications will be assessed. 

3.8. Policy QE 6 considers the protection of environment and amenity within development. Areas 
taken into consideration relevant to site and residential development include: 

“The quality of water bodies, including canals, rivers, ponds and lakes; 
Land quality; 
Levels of light pollution and impacts on the night sky; and 
The need to respect the living conditions of existing neighbouring residential occupiers and 
future occupiers of new housing schemes in relation to overlooking / loss of privacy, 
outlook, sunlight, daylight, overshadowing, noise and disturbance.” 

3.9. Policy QE 7 describes the Council’s expectations in term of the quality of place in relation to 
development. Proposals which have considered the following aspects will be positively 
received: 
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“Be sustainable, durable, adaptable and energy efficient; create inclusive, accessible and 
safe environments; 
function well in relation to existing patterns of movement and activity; 
reinforce local distinctiveness and enhance the character, appearance and function of the 
street scene, local area and wider townscape; 
harmonise with the scale, proportions and materials of adjacent and / or existing buildings; 
maintain and respect the landscape character and, where appropriate, distinctiveness of 
the surrounding countryside; 
use the density and mix of development to optimise the potential of the site without 
damaging the character of the area; and 

be visually attractive as a result of good architecture and the inclusion of appropriate public 
space.” 

3.10. The remaining applicable landscape and visual related policies deal with improvements to the 
Green Infrastructure of Warrington Borough the retention of landscape features and 
recreational public routes, including cycleways, as well as the requirement for built form to 
complement the materiality of the locality in order to preserve local distinctiveness and the local 
character features to ensure the suitable assimilation of development proposals. The policies 
also direct development towards achieving high quality design within new development, and 
providing landscaping as an integral part of the overall design. 

3.11. Policy CC 1 covers Green Belt Settlements. 

“Within these settlements development proposals will be subject to Green Belt policies set out 
in national planning policy. New build development maybe appropriate where it can be 
demonstrated that the proposal constitutes limited infill development of an appropriate scale, 
design and character in that it constitutes a small break between existing development which 
has more affinity with the built form of the settlement as opposed to the openness of the Green 
Belt; unless the break contributes to the character of the settlement.” 

3.12. The contribution the site makes to the Green Belt in landscape and visual terms is covered 
further in of this report. 

3.13. Policy CC 2 supports development within the countryside provided that: 

“the detailed siting and design of the development relates satisfactorily to its rural setting, 
in terms of its scale, layout and use of materials; 
they respect local landscape character, both in terms of immediate impact, or from distant 
views; 
unobtrusive provision can be made for any associated servicing and parking facilities or 
plant, equipment and storage; 
they relate to local enterprise and farm diversification; and 

it can be demonstrated that there would be no detrimental impact on agricultural interests.” 

3.14. The remaining applicable landscape and visual related policies deal with improvements to the 
Green Infrastructure of Warrington Borough the retention of landscape features and 
recreational public routes, including cycleways, as well as the requirement for built form to 
complement the materiality of the locality in order to preserve local distinctiveness and the local 
character features to ensure the suitable assimilation of development proposals. The policies 
also direct development towards achieving high quality design within new development, and 
providing landscaping as an integral part of the overall design. 
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3.15. In addition to the above policies, the following Supplementary Planning Documents (SPD) and 
Supplementary Planning Guidance (SPG) also need to be taken into consideration: 

Supplementary Planning Documents 

3.16. This SPD supports Policy QE6 Environment and Amenity Protection and details the councils 
approach to dealing with environmental protection including light pollution. Development 
schemes which include street lighting proposals should adhere to the design principles set out 
in the SPD. Principles relating to landscape and visual include: 

“Limiting the light levels to a designed uniformity; 
limiting the use of lighting schemes to identified uses or users; 
the retention of screening vegetation; and 
the use of planting and bunding to contain lighting effects. 

3.17. The SPD states that “these conditions will be applied as necessary by the LPA to help reduce 
obtrusive light from new proposals, particularly glare and spillage, from areas of wildlife 
importance, open countryside and residential amenity.” 

3.18. This document provides advice and guidance to developers about aspects of the design and 
construction process. The document states that “A well designed landscape scheme should 
enhance the appearance and setting of any new development and its location. A successful 
scheme will have considered and correctly interpreted the landscape character of the location 
so as to produce the most appropriate design solution for the development.” 

3.19. This document is to provide advice and guidance to developers who are required to submit 
landscape schemes as part of detailed planning applications. 

3.20. The key objectives are: 

Ensure high quality environments in which to live and work through excellent landscape 
designs in new developments; 
ensure the design of new landscapes feature at an early stage in the design process to 
ensure they are well integrated into new developments; 
ensure biodiversity and geological features are conserved and enhanced through 
landscape improvements; 
promote the health and wellbeing of the community through new landscape schemes 

promote quality landscape schemes which are sensitive to the locality and provide local 
distinctiveness; and 

ensure that the design of new landscapes do not increase fear of crime or give rise to 
criminal behaviour. 

3.21. This policy details a number of key objectives for open space within the borough including: 
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“To ensure an adequate provision of open space in quantitative, qualitative and 
accessibility terms subsequently helping to ensure the creation of sustainable 
communities; 
to create opportunities for and enhance biodiversity; 
to create opportunities for travel by more sustainable modes such as by walking or cycling; 
to assist in maintaining and improving public health by providing opportunities for 
recreation and sport; 
to provide educational opportunities in the form of ‘outside classrooms’ through providing 
opportunities for contact with nature; 
to provide focal points for social interaction and community events; 
to contribute to local distinctiveness through helping to create a sense of place and 
belonging; 
to help secure safe and well-designed open spaces where the design has intended to deter 
crime; and 
to assist in tackling climate change through the plantation of trees and creation of green 
‘breathing’ spaces.” 

3.22. This SPD details the councils approach to the use of planning obligations to facilitate decision 
making, relevant key objectives include: 

“Ensure appropriate environmental and biodiversity protection and enhancement and 
mitigation measures where appropriate; 
Ensure no detrimental impacts on amenity (visual, residential, noise, flood risk, landscape); 
Ensure conservation of heritage assets and mitigation where appropriate.” 

3.23. A review of the site’s performance and suitability for release from the Green Belt is summarised 
below in relation to the applicable principal Green Belt objectives as set out within the NPPF 
(the Framework) from a landscape perspective and in relation to the findings of the Warrington 
Borough Council Green Belt Assessment. 

3.24. The NPPF framework sets out five key purposes for green belt: 

“to check the unrestricted sprawl of large built-up areas 

to prevent neighbouring towns merging into one another 

to assist in safeguarding the countryside from encroachment 

to preserve the setting and special character of historic towns 

to assist in urban regeneration, by encouraging the recycling of derelict and other urban 
land” 

3.25. Stage 1 of The Warrington Borough Council Green Belt Assessment (WBCGBA) marked out 
24 General Areas based on common features and characteristics. Each area was then 
assessed against the NPPF five key purposes of green belt marked out above. The proposed 
site lies within General Area 18. Stage 2 involves defining smaller green belt parcels around 
settlements focussing on technical site assessments of the areas, looking at site constraints. 
The proposed site lies within BW3. 
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3.26. The sites are reviewed within the context of the NPPF Green Belt objectives below: 

To check unrestricted sprawl 
The WBCGBA defined General Area 18 as making a moderate contribution towards this 
objective. At a more detailed level land parcel BW3 is considered to make no contribution 
towards checking unrestricted urban sprawl, with the reason being that it is not adjacent 
to the Warrington urban area. 

To the southwest, the site is bordered by residential properties and gardens. To the north 
is Lumber Lane and to the east are two fields. Beyond fields to the east are Green Lane 
and a number of houses aligned to the road. 

The residential garden boundaries which line the site to the southwest could be considered 
vulnerable to urban sprawl due to being rear facing. Lumber Lane creates a more rigid 
boundary to the north and could be utilised together with appropriate development 
frontages and soft landscaping, to restrict development from spreading beyond this point 
into open countryside to the north. 

The western boundary is currently aligned by two fields. Beyond this is Green Lane and 
an associated line of suburban houses (c.150-250m from the site boundary dependant on 
latitude of measurement). Despite Green Lane not being directly adjacent to the site, the 
boundary acts to perceptually separate the site from the wider countryside and act as a 
limit to development. Further to this, buffer planting could be developed along the western 
site boundary which would create a more robust edge. 

To prevent neighbouring towns merging into one another 
General Area 18 is assessed to make a strong contribution towards this objective. At a 
more detailed level, land parcel BW3 is assessed within the WBCGBA to make a weak 
contribution to preventing towns merging into one another. It is assessed that this parcel 
forms a less essential gap between the Warrington urban area, Newton-le-Willows and St 
Helens. The assessment points out that whilst development in this area would reduce the 
actual gap to an extent, this would not reduce the perceived gap. 

The site is located between Burtonwood, Newton-le-Willows, Bold and St Helens. The 
site’s southwest boundary sits directly adjacent to Burtonwood. St Helens is c.2.2km 
northwest of the site, Bold is c.2km west of the site and Newton-le-Willows is c.1.35km 
north of the site. The distance between the development site and other surrounding 
settlements means this site can have little influence in preventing towns from merging. 

Another consideration in terms of the merging of settlements, is the strength and 
permanence of existing boundaries. There are significant transport links and other 
boundaries that separate the afore mentioned urban areas from the site. Directly adjacent 
to the north of the site is Lumber Lane and beyond this Newton-le-Willows is separated by 
the Sankey Canal, Sankey Brook and an electricity transmission line. To the northwest, 
the railway line linking Newton-le-Willows to Liverpool and Manchester crosses between 
the site and St Helens. To the east Green lane, Back Lane and Bold Lane lie between Bold 
and the site, alongside industrial developments. 

Safeguarding the countryside from encroachment 
General Area 18 is deemed to make a moderate contribution to this green belt objective 
within the WBCGBA. At a more detailed level land parcel BW3 is deemed to make a strong 
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contribution towards safeguarding the countryside from encroachment. The boundary 
between BW3 and Burtonwood is assessed as being non-durable, consisting of 
fenced/hedged garden boundaries, and therefore unable to prevent encroachment into this 
parcel long term. The assessment highlights that Green Lane and Lumber Lane create 
durable boundaries between the site and the wider countryside. 

A relationship to Burtonwood is created through views available to residential properties 
at the southeast of the site as acknowledged by the WBCGBA. A relationship to a more 
rural character is created through views of countryside to the north and to two fields 
adjacent to the site to the west. The view north incorporates a line of pylons and larger 
transmission towers detracting from the countryside view. 

The Warrington Landscape Character Assessment suggests key objectives for managing 
LCA 1E: Burtonwood are to reduce the negative views of pylons and to consider additional 
planting as an envelope to the village of Burtonwood. An attractively designed 
development could help to screen pylons for views looking north from Burtonwood, 
improving countryside views from these locations. Native planting around the edge of the 
development could assist in contribute to an attractive planted envelope at the settlement 
edge and further strengthen this boundary as robust to countryside encroachment. 

As highlighted in the WBCGBA, whilst there is a connection to two fields adjacent to the 
site at the east, the site is separated from the wider countryside by Lumber Lane and Green 
Lane. The most vulnerable boundary to countryside encroachment in a developed site 
would be to these two fields to the west. Whilst there is some scrubby vegetation and trees 
which separate the site from these fields, this boundary could also be strengthened with a 
landscape buffer extending across the full eastern boundary. This would provide the 
opportunity to create a more characteristic settlement edge than exists at the northern 
edge of Burtonwood at present, and would enable a robust, defensible and permanent 
settlement edge to be created. Ultimately, Lumber Lane and Green Lane provide the most 
appropriate defensible edges to restrict encroachment into the countryside in this location 
and development of the site would be contained within the limits of these features. 

Preserve the setting and special character of historic towns 
General Area 18 is assessed within the WBCGBA as making a weak contribution towards 
preserving the setting and special character of historic towns and land parcel BW3 is 
assessed to make no contribution to this green belt objective. The assessment states that 
the parcel is not adjacent to a historic town and does not cross an important viewpoint of 
the parish church. 

The site sits at the northwest edge of Burtonwood, lined with predominantly bungalow style 
housing. There is currently no conservation area status in Burtonwood suggesting the 
character of the town is not valued for its historic setting. 

Towards the northeast is the grade II listed Bradlegh Old Hall, which sits in the visual 
envelope of the proposed development site. Hedgerows would be expected to filter views 
towards the site, which are also viewed in the context of other properties aligning Lumber 
Lane. Sensitive landscape design along the northern boundary of the site could create a 
village edge feel, creating attractive views to the site from the north. 

Long distance views from the site are available to the grade I listed Sankey Viaduct and to 
the spire of the grade II listed church of St Mary and St John. Development at this site 
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would be expected to have little impact on the setting of these heritage assets due to the 
distance at which it would be viewed together with the presence of intervening vegetation. 

3.27. At the national level, the majority of the site sits within the ‘Mersey Valley’ Character Area 
(National Character Area 60). A small section of the north-west corner of the site is within 
Lancashire Coal Measures (National Character Area 56). At a local level, the site is identified 
within LCT 1: Undulating Enclosed Farmland and LCA 1E: Burtonwood as part of the 
Warrington Landscape Character Assessment. 

3.28. Key characteristics of LCA 1E are noted as: 

Exposed, open, large scale, arable fields 

Good views to the east 
Absence of, or highly-fragmented, hedgerows between fields 

Change of landscape character immediately around the fringes of Burtonwood village 
due to horse grazing and suburban landscape 
Noticeable appearance of pylons and telegraph poles 

Dominant presence of the well-wooded Nine Arches embankment north-west of 
Burtonwood village and through the middle of Collins Green 
Interesting, more varied, topography of Phipp’s Brook valley 

3.29 Key elements of landscape sensitivity are: 

Location of the village on crest line 

Open landscape with sparsity of hedgerows and hedgerow trees 

Exposed to views and weather 

3.30 Key objectives for managing this landscape character area are: 

Restore and enhance remaining field patterns by additional hedgerow planting 
Reintroduce hedgerow trees to the hedgerows to create shelter 
Consider additional native planting as an envelope to the village of Burtonwood 
Consider a visual impact study to reduce the negative views of pylons 

Encourage traditional hedgerow management and protection within horse grazing 
paddocks 

Retain open views towards Sankey Viaduct, together with selected longer views to the 
east and south 

Consider stream associated native trees and shrubs to Phipps Brook through farmland to 
the confluence with Sankey Brook 

Consider removal of privet hedges where possible and replacement with hawthorn, holly, 
etc. 

3.31. Whilst the character information set out above does provide some context relevant to the 
promotion of the site, it does not address the characteristics specific to the site. In response to 
fieldwork and desktop research, further observations have been made with regards the site and 
its immediate surroundings: 
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The site is comprised of three fields of improved grassland and one containing arable 
crops. The fields are divided by ditches lined with scrubby vegetation and isolated trees.
The site is bounded by vegetation to the west, Lumber Lane to the north and residential 
properties on the edge of Burtonwood to the east and south.
The site is generally flat, the gradient falls approximately 2m from south to north.
The visual envelope is created by the settlement edge of Burtonwood to the south and 
east, residential properties which line Green Lane in the west and longer distance views 
to the north including vegetation associated with Sankey Brook and the Liverpool-
Manchester railway line. 

3.32. It is evident from fieldwork, that the site has a high degree of openness, particularly towards 
countryside to the north, however the site’s character is defined through a combination of more 
urban and rural characteristics due to the surrounding context. Urban factors making up the 
site’s landscape character include the settlement edge of Burtonwood, properties aligning 
Green Lane, the adjoining road (Lumber Lane), electricity pylons which run north-south through 
the site and transmission towers running east-west past the north of the site. These all affect 
the degree to which the site can be considered rural, and whilst intervisibility with the wider 
Green belt is possible, the site itself is recognised in character terms as being more associated 
with the settlement edge than the wider countryside beyond Lumber Lane and Green Lane.

(See Landscape Context Plan (11193/P01) and Photoviewpoints (11193/P03)

3.33. The site is broadly open due to its current usage. Views within the site are broken up by scrubby
vegetation and woodland lining two ditches which run through the site, dividing the area into 
three fields. Residential properties at the edge of Burtonwood to the east and south are visible
from within the site. Bungalows and ground floors are less visible behind a solid concrete panel 
fence which lies at the site boundary. There are views to two other fields towards the west 
beyond which is a line of properties adjacent to Green Lane. More long-distance views are 
available to the north across open countryside extending out to vegetation associated with the 
Sankey Brook and vegetation aligned to a railway line linking Newton-le-Willows to Liverpool 
and Manchester. Buildings in an industrial estate at the southern edge of Newton le Willows are 
also visible from within the site.

3.34. The approximate extent of the visual envelope (VE) is set out below:

To the north - views are open across countryside extending approximately 1km out to 
riparian woodland associated with the Sankey Brook and trees aligned to a railway line 
linking Newton-le-Willows to Liverpool and Manchester. Buildings in an industrial estate 
at the southern edge of Newton le Willows are also visible. Some heritage assets are 
visible including the grade I listed Sankey Viaduct, a spire of the grade II listed Saint
Mary’s and St. John’s Church and the grade II listed Bradlegh Hall.
To the south-east and east - a mixture of bungalows and two storey properties at the edge 
of the settlement of Burtonwood create the visual extents. A concrete panel fence creates 
a solid visual barrier at ground floor level. 
To the south-west and west - two fields are separated from the site by scrubby vegetation 
and a line of trees. Beyond the fields is Green Lane. To the west of Green Lane is a line 
of properties, which create the visual extents. There is a row of houses to the north east 
of Phipps Lane that are visible from the site, beyond these properties landform and 
vegetation obscures views.

• 

• 

• 
• 

• 

• 

• 
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3.35. Overall, the site is visible from properties to the west, south and east and these properties form 
the visual extents containing the site from wider visibility. Views towards the north are longer 
distance and extend towards vegetation associated with the Sankey Brook and Manchester-
Liverpool railway line. Characteristic features are visible including the Sankey Viaduct, the spire 
of St Mary’s and St John’s church and Bradlegh old Hall. Detracting elements also feature within 
views and include electricity transmission towers and the Newton-le-Willows industrial estate.
The drains within the site and associated scrubby vegetation create some sense of enclosure
to the large flat fields within the site. Views do not extend into Burtonwood beyond the adjacent 
settlement edge.

3.36. Potential visual receptors to development of the site include:

Users of the Public Rights of Way-footpath Burtonwood 30 aligned to the south-east site 
boundary, and footpath Burtonwood 33 to the north of the site. 
Private residents associated with the adjacent residential edge of Burtonwood to the 
southeast and south, residential receptors of properties aligned to Green Lane, residential 
receptors aligned to Phipps Lane, residential receptors aligned to Lumber Lane, residential 
receptors of the Grade II* listed Bradlegh Old Hall and residential receptors of New Bradley 
Hall Farm in the north east.
Mill Farm Cottage is connected by a private access track to Lumber Lane, other than this 
connecting access track it is surrounded by the site on all sides. 
Highway views from vehicular users of surrounding roads including Lumber Lane, Melrose 
Avenue, Aldridge Drive, Winsford Drive, Green Lane and Hall Lane.

3.37. The above is not an extensive list of all Public Rights of Way within the local area but lists those 
where users would be likely to experience discernible change. Further Public Rights of Way are 
shown on the Landscape Context Plan 11151/P01.

3.38. Due to the relationship between the site and surrounding infrastructure, vegetation and 
settlement edge, the site appears separate visually from the wider Green Belt, despite the site’s 
location on the settlement edge. There are opportunities to utilise and develop the screening 
provided by the framework of green infrastructure present at the site boundaries to develop the 
site sensitively in a way which does not impact upon the perceived openness of the wider Green 
Belt landscape. There are further opportunities to improve the landscape quality of the site in 
line with the management guidelines for this landscape character area.

3.39. A key consideration in terms of visual impact will be the visual amenity of the users of the Public 
Right of Way along the south-eastern boundary and residents at close proximity to the site.
Their amenity will need to be respected through appropriate development offsets and to ensure 
existing screening vegetation is retained and built upon where appropriate to ensure the new 
development is not overbearing. 

3.40. In response to the desktop and fieldwork undertaken, the following conclusions and 
recommendations are presented:

The existing character of the site is somewhat open and agricultural in nature, Lumber 
Lane and Green Lane act as development boundaries to separate this parcel of land from 
the wider countryside and Green Belt;

• 

• 

• 

• 

• 
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Views are available to countryside in the north, though at some locations within the site 
these views will be filtered by trees and vegetation and will be seen in the context of
transmission towers passing east to west. A planted envelope around the northern 
boundary of the site would screen views to transmission towers and create a characteristic 
vegetated boundary to Burtonwood, meeting management guidelines set out in the 
Warrington Landscape Character Assessment. This would also contribute towards the 
strengthening of the northern edge of the site as a new Green Belt boundary;
In terms of boundaries, the northern boundary of Lumber Lane is strong in Green Belt 
terms, although it could be strengthened with appropriate development offsets and soft 
landscaping to limit the visual influence of new development over the land to the north. 
The western and south-western boundaries are aligned to the existing settlement edge of 
Burtonwood. There is an opportunity to strengthen the western boundary utilising new soft 
landscaping to create a strong landscape buffer which could contain development visually 
and ensure the settlement edge does not encroach onto the adjoining agricultural land, 
Ultimately, development along Green Lane provides the most defensible edge to
encroachment within the context of the site;
In terms of receptors to change as a result of development, the main visual receptors will 
be users of the footpath along the south-eastern boundary and residential properties in 
close proximity to the site also to the south and south-east. The visual amenity of these 
receptors should be carefully considered in the development of the site through the 
incorporation of appropriate development offsets and new soft landscaping, in particular 
to ensure the visual amenity of users of the footpath adjoining the site are respected;
As set out within this note, the existing settlement edge to the south-east has a visual and 
perceptible influence over the character of the site, and is not robust as a green belt 
boundary to restrict urban sprawl or encroachment as properties are rear facing over the 
adjoining landscape, with built form not filtered by any vegetation. This could be addressed 
within any future development proposals for the site through the strengthening of the 
existing vegetation as well as the incorporation of development offsets, layout 
considerations and landscape buffers to create a more defensible settlement edge; and
Development of the site would be unlikely to affect the integrity of the wider Green Belt
beyond the extent to which the existing settlement edge and detracting features within the 
landscape do; indeed, the site presents an opportunity to create a more appropriate and 
robust settlement edge, which is defensible to additional sprawl in the future, as well as to 
reduce the extent to which built form influences the wider open countryside and remaining 
Green Belt north of Lumber Lane and west of Green Lane.

3.41. Whilst it is appreciated that only a broad level assessment has been undertaken, this technical 
note has demonstrated that residential development within the site could be accommodated 
with reference to the site-specific conditions.

3.42. The site is considered capable of being developed without resulting in unrestricted urban sprawl 
or coalescence of urban areas. Although the site is currently somewhat open as an unused 
pastoral field, urban influences are present in the form of views towards the adjacent residential 
edge of Burtonwood and the presence of transmission towers and pylons in the locality.

3.43. The most likely adverse effects are deemed to relate to the change in views for users of the 
public footpath running alongside the south-eastern site boundary and for users of residential 
properties along the adjacent urban edge. These will need to be sensitively considered as part 
of future design proposals for the site, with development offsets, the consideration of 
appropriate screen planting and the provision of new soft landscaping.

• 

• 

• 

• 

• 
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3.44. With the above conclusions taken into account and with respect to landscape and visual 
matters, this site should therefore be considered suitable for residential development and 
release from the Green Belt.

Landscape Context Plan (11151/P01)

Opportunities and Constraints Plan (11151/P02)

Photoviewpoints 1-6 (11151/P03)
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1. Introduction 

1.1 Emery Planning is instructed to prepare and submit representations to the emerging Warrington 

Local Plan consultation on the submission version of the plan. The representations are submitted 

on behalf of Wainhomes (North West) Limited, who have an option on the land edged red 

(hereby referred to as ‘the site’) as set out in the location plan appended to this statement at 

EP1. 

1.2 These representations propose the site’s allocation for residential development, to be delivered 

as part of draft allocation MD3 (South West Urban Extension). In summary:-  

• The site’s removal from proposed draft allocation MD3 (South West Urban Extension) is 
not justified. The site should form part of the allocation.  Alternatively, if allocation MD3 
is deleted from the plan, the site could be allocated as a sustainable extension to the 
village of Moore.  

• The site makes a weak contribution to the purposes of the Green Belt; particularly in the 
context of proposed allocation MD3 on adjacent land to the east.  

• The site is deliverable for residential development and could make an immediate 
contribution to the delivery of required housing in the borough; including affordable 
housing, for which there is an acute need.  

• If the site is not allocated, it should be designated as safeguarded land at the very 
least, in order to provide flexibility should other proposed allocations fail to deliver, or 
for housing beyond the plan period.   

1.3 These comments are fully set out below. 
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2. Policy MD3 - South West Urban Extension 

2.1 We make specific comment to draft policy MD3, which proposes a large-scale mixed use 

allocation on land adjacent to the eastern boundaries of  our client’s site. The narrow, disused 

railway elements of the site are included within the proposed allocation. Full details of the site 

are provided in section 3 of this report.   

2.2 In summary, it is considered that the allocation should be expanded to include all elements of 

our site, as per the proposed draft allocation in the Preferred Options local plan consulted upon 

in 2017: 

Figure 1: Preferred Options SW Allocation – SW Development Framework document (2017) 

2.3 Our client’s land interest forms the majority of proposed residential allocations A1, A2 and A6 as 

set out in the Warrington South West Urban Extension Framework Plan Document (June 2017) 

above. No Development Framework document is included as part of the 2019 evidence base. 

The current Submission Version document sets out the Illustrative Concept Plan for the SW 

Extension as follows:  
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F:igure 191 - lll1lustrat1ive Concept Plan for South West Extension. 

Figure 2: Proposed Submission Version SW Extension (2019) 

2.4 The Council has published responses from neighbouring authorities under the Duty to 

Cooperate. Halton Council's comments to the proposed South West extension (as set out in the 

evidence base document 'Record F - Local Plan-Prescribed Bodies' Responses - ( 'duty to 

cooperate') are as follows:-

South West Urban Extension (SWUE/ 

6. I. Halton wishes to object to the proposed South West Urban Extension 
(SWUE) as currently proposed and looks forward to working with Warrington to 
investigate options for retaining a satisfactory Green Belt gap (physical and 
perceived) between the towns of Runcorn and Warrington. Halton wishes to 
raise concerns regarding; 

(4) Green Belt - Merging of settlements 
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(5) Evidence Base - Green Belt Study (6) Evidence Base - Highways & 
Access 

(7) Bridgewater Canal Marina 

a/ Green Belt - Merging of settlements 

6.2. For GA 14 (SWUE) Warrington's Green Belt Study concludes; 

"Moderate contribution: The GA forms a largely essential gap between the 
Warrington urban area and Runcorn in the adjacent neighbouring authority of 
Halton, whereby a reduction in the gap would significantly reduce the actual 
distance between the towns but would not result in them merging. Overall the 
GA makes a moderate contribution to preventing towns from merging." 

6.3. Halton disagrees with this assessment I conclusion. It seems clear 
Warrington's consultants have had regard to the remaining distance of the 
adopted Green Belt to Runcorn, apparently ignoring the presence of Moore 
Village and the ribbon development creating a near unbroken line of 
development from Sandymoor, through Moore, Warrington's South West 
Urban Extension, to Walton, Stockton Heath and Grappenhall. Warrington's 
proposal as drafted would essentially lead to constant development along 
the Ship Canal from the Weaver Navigation to the The/wall Ferry. 

6.4. These conclusions I outcome are regardless of any proposals Halton may 
produce for land around Moore village in its own emerging Local Plan. 

b/ Evidence Base -Green Belt Study Parcel WR65. 

6.5. This very large parcel is transected b y a watercourse (a potential strong 
green belt boundary) running north south through the middle of the site which 
would suggest this site should have been dealt with as two separate parcels." 

2.5 The Options and Site Assessment Technical Report provides further justification for the 

amendments to the proposed SW Extension boundary, stating that: 

"Additional work to confirm the South West Urban Extension Allocation 

3.26 The Council has met with Halton Council under the Duty to Cooperate to 
discuss their concerns with the extent of the South West Extension in relation to 
Moore Village and in respect of the proposed allocations in their own 
emerging Local Plan. 

3.27 The two Councils have agreed to ensure appropriate separation in 
considering proposed Green Belt release adjacent to the boundary between 
the two boroughs. This is reflected in the Council's draft Statement of 
Common Ground. The Council has therefore reduced the western extent of 
the South West Extension to provide this separation. The allocation policy also 
provides specific protection to the area of land between the allocation and 
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Moore village as a Green Gap in addition to it remaining within the Green 
Belt. 

3.28 WBC will continue to work with Halton Borough Council as the respective 
Local Plans progress. 

3.29 The Council has engaged with developers with land within the South 
West Extension and with infrastructure providers to confirm the required 
infrastructure to support the allocation and to demonstrate that the allocation 
as a whole is viable and can be delivered. 

3.30 The Council also engaged with Natural England and the Environment 
Agency to address ecological and environmental issues. 

3.31 A Heritage Impact Assessment has been prepared for the South West 
Urban Extension, in liaison with Historic England, which has informed the Local 
Plan allocation policy" 

2.6 In summary, we object to the removal of our client's site from proposed draft allocation MD3, 

and consider it should be removed from the Green Belt and allocated and/or safeguarded for 

residential development as part of MD3 going forward. Strategic representations submitted 

separately on behalf of Wainhomes confirm there is a need for additional residential 

allocations, and it is considered that this site could come forward (as originally intended by the 

authority in 2017) to help address this requirement. 

2.7 As set out below, the Council's Green Belt Assessment concluded that wider parcel 'General 

Area 14', of which our site forms part, makes a 'moderate' contribution to the purposes of the 

Green Belt in this location. The site was also specifically assessed (ref: R 18/005) and was 

considered to make a 'moderate' contribution. Further, smaller parcels WR65 and WR66 (both 

partly adjacent to our site) made 'moderate' and 'weak' contributions respectively. Allocation 

MD3 proposes the delivery of adjacent land to the east of the site for mixed use development. 

2.8 The allocation of this land in the Regulation 18 version of the plan further confirms the suitability 

of our client's site, which has a virtually identical relationship with land included within MD3, in 

that it has strong, defensible urban features of existing residential development to the west; as 

well as the strong barrier of the railway line to the north. Should the allocation proposed in MD3 

come forward, the site would also have built development on adjacent land to the east. 

2.9 In this context, the site is clearly a logical rounding off of existing (and proposed through MD3) 

development, and makes an even weaker contribution to openness and the main purposes of 
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the Green Belt. As drafted the allocation would not result in a clearly defined Green Belt 

boundary, contrary to paragraph 139 (f) of The Framework. 

2.10 Excluding our client's site from draft allocation MD3 would not materially preserve the physical 

gap given the scale of the remainder of the allocation, and would make no contribution to 

preserving the perception of openness in this location. If Warrington Borough Council agrees 

with Halton Council's assessment of MD3, it is considered that a significant portion of the 

western part of the site (which would provide the most development given the severe 

constraints associated with the north east element of the proposed allocation) should remain as 

Green Belt land, which presumably would jeopardise the delivery of proposed infrastructure 

improvements. 

2.11 Paragraph 30 of draft policy MD3 states that: 

"30. The western boundary of the site, comprising the Bridgewater Canal, Holly 
Hedge Lane and Bellhouse Lane defines the Green Belt boundary. 

31. The Green Belt between the urban extension and Moore village will also 
be protected as a Strategic Gap to maintain the separate identify Moore 
village. 

32. Development at the western extent of the site will be required to respect 
the Green Belt boundary and contribute to maintaining the Strategic Gap 
between the urban extension and Moore village." 

2. 12 Paragraph 10.3. 16 of the policy justification states that: 

"It is also important that the area of Green Belt between the western extent of 
the urban area and Moore Village is protected as a Strategic Gap to ensure 
the separate identify of Moore Village. It is understood that Halton are making 
amendments to the Green Belt boundary in this area and their Local Plan 
policies will replicate Warrington 's commitment to maintaining a Strategic 
Gap in this location. " 

2.13 We object to the proposed western boundary of the allocation on the basis that our client's site 

does not make a significant contribution to the Green Belt in this location, particularly in the 

context of proposed MD3. It is not necessary to keep the land permanently open and it would 

not form a Green Belt boundary which is defensible in the long term. 

2.14 The land in question contains a significant amount of previously developed land and a number 

of existing buildings, and subsequently does not provide a clear break between the proposed 
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allocation and Moore Village in any case. Linear development already extends from Moore 

along Runcorn Road, and the true strategic gap between Warrington and Runcorn is provided 

by open land to the south, between Runcorn Road and the A56. The allocation of our client's 

land would not materially impact on this gap, and as set out above, the retention of such a 

narrow tract of land as Green Belt would not preserve openness or indeed the perception of 

openness in this location, or make any material contribution to the separation of Warrington 

and Runcorn 

2.15 Paragraph 10.3.12 of the policy justification for MD3 states that: 

"The urban extension is of a sufficient scale to provide a range of services to 
support a new residential community in this part of Warrington, including a 
local centre, primary school, health facility and a network of open spaces. Its 
location will also ensure good access to Stockton Heath District Centre, 
Warrington Town Centre, the major development at Warrington Waterfront 
and other major existing and proposed employment areas, including 
Daresbury." 

2.16 All of the above applies to our client's site, and is confirmed by the site's original allocation as 

part of the proposed SW Extension as set out in the 2017 consultation document and supporting 

evidence base. However, we would question whether the full scale of infrastructure can be 

achieved without the inclusion of our client's site, which is a very unconstrained parcel. 

2. 1 7 Wainhomes are an active developer with an excellent track record of delivering high quality 

residential development throughout the North West of England. Delivery of the site would 

provide high quality residential development, including affordable housing for which there is an 

acute need throughout the borough. 

2. 18 Further, there are similarly no technical constraints (fully discussed in section 3 of this statement) 

that would prevent the site from delivering residential development. 

2. 19 As set out above, separate strategic representations are also submitted to this consultation on 

behalf of Wainhomes. In summary, it is considered that the authority has not allocated enough 

residential sites to meet its requirement over the plan period. Subsequently, additional sites must 

be allocated to provide the required numbers as well as providing flexibility in the supply should 

other proposed allocations fail to deliver at the anticipated rates. Therefore, the proposed 

reduction in scale of MD3 to exclude our client's land is not considered to be justified in in this 

context. 
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2.20 It is considered that our client's site should come forward as part of a wider allocation under 

MD3. Wainhomes has an excellent track record of working with other developers to deliver 

large-scale, coherent residential allocations and would be open to collaborating on a wider 

masterplan that would deliver a logical extension to the south west of Warrington, with strong 

defensible boundaries on all sides that would minimise any impacts on the purposes of the 

wider Green Belt in this location. 

2.21 On this basis, it is considered that the site should be allocated for residential development as 

part of the allocation MD3. However, should it be found that allocation MD3 is not sound, we 

propose that our client's site could be allocated as an extension to the village of Moore. The 

site could deliver residential development in the first five years of the plan as a standalone 

allocation. There are no constraints with access or ownership, and the site could make an 

immediate contribution towards delivering the required housing in Warrington. 

2.22 Finally, the land within our client's ownership that does form part of the proposed allocation (i.e. 

the two relatively narrow parcels of land as shown on the appended location plan) is partly 

previously developed land that could be delivered as residential development within the 

proposed allocation. These could be delivered as part of wider MD3, in tandem with other 

parcels within the allocation. However, it is considered that the optimum solution both for our 

client and the wider aims of the SW Extension would be to re-allocate the larger parcels as per 

the 201 7 version of the plan, and develop the narrower parcels of land as a mix of residential 

development and open space. 

2.23 Without prejudice to our view that the site should be allocated, we propose that it could be 

safeguarded for future residential development, either beyond the plan period or in the event 

of a failure in delivering the required housing numbers during the plan. Moore Lane and 

Runcorn Road are logical boundaries that would ensure the allocation of land for much 

needed residential development, without unacceptably encroaching into the wider Green Belt 

in this location. 
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3. Land at Runcorn Road, Moore 

Site location and description 

3. 1 Our client's land interest comprises four separate parcels of land with a total site area of 

12.93ha. 

3.2 The site is located partly within and partly adjacent to proposed draft allocation MD3 (South 

West Extension). It comprises a mix of fields and previously developed land (including 

buildings/structures) . It falls within the control of Wainhomes. A location plan is appended at 

EPl . 

3.3 The two larger western parcels are separated by Runcorn Road. Both parcels are well enclosed 

by strong, defensible boundaries, including the active railway line to the north, a ribbon of 

residential development to the west and by the canal to the south. The eastern boundaries of 

the parcels would adjoin draft allocation MD3. Consequently, the site would be surrounded by 

permanent built development. 

3.4 The smaller, narrower parcels are currently proposed as being within draft allocation MD3. They 

are comprised of wooded areas and a dismantled railway line. The parcels are bounded by the 

active railway line to the north and by undeveloped land to the south and east (to be 

developed as part of MD3) . 

3.5 We have not previously made representations with regard to this site through the Warrington 

Local Plan Regulation 18 Consultation ( December 2016) , and the Preferred Development 

Option (2017) . However, we made internal submissions after the consultation following 

Wainhomes acquiring an interest in the site, and met with the Council's planning policy officer. 

A review of consultation responses shows representations were made to the original call for sites 

exercise and the two western parcels were identified as SH LAA site R 18/005. 

3.6 The site has not been assessed as part of Site Assessment Proformas (June 2019) or the 

Development Options and Site Assessment Technical Report (June 2019) exercise but is 

assessed in the 2019 Sustainability Appraisal. The site was assessed in the Green Belt Assessment 

(2016) as part of wider parcel 14 and specifically as site Rl 8/005. It was not assessed in the 2018 

Green Belt assessments. Reference is made to assessments of adjoining land, where 

appropriate. 
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Green Belt Considerations 

3.7 Paragraph 136 of the N PPF confirms that Green Belt boundaries should only be altered in 

exceptional circumstances through the preparation or review of the Local Plan. The release of 

Green Belt land for housing development is necessary in order to meet unmet and future 

housing needs of Warrington and the wider Borough. This comprises exceptional circumstances 

for the purposes of the NPPF, and is accepted by the authority. 

3.8 Our client's site was assessed through wider parcel 14 through the Warrington Green Belt 

Assessment (2016). No update to this assessment is provided in the evidence base for this 

consultation. The assessment of parcel 14 concluded that: 

"The GA makes a strong contribution to one purpose, a moderate 
contribution to three and no contribution to one. Professional judgement has 
been applied and the GA has therefore been judged to make a moderate 
overall contribution to the Green Belt. The GA supports a strong degree of 
openness with minimal development and the boundaries between the GA 
and the open countryside are unlikely to be able to prevent encroachment. 
However, the GA has a limited connection to the built up area and 
development would not result in the merging of the Warrington urban area 
and Runcorn." 

3.9 We largely agree with this assessment, but provide our own detailed analysis below. 

3.10 The site was also specifically assessed in the Council's 2016 Green Belt Assessment and was 

identified as site R 18/005. The assessment concludes that the site (the assessment is 

predominantly based on the southernmost of the western parcels) makes a 'moderate' 

contribution to Green Belt purposes, stating that: 

"The site makes a strong contribution to one purpose [safeguarding from 
encroachment], a moderate contribution to one purpose [assisting in urban 
regeneration], a weak contribution [merging of settlements] to one purpose 
and no contribution to two purposes. In line with the methodology, 
professional judgement has been applied and the site has been judged to 
make a moderate overall contribution. Whilst the site supports a strong degree 
of openness and there is a nondurable boundary with the washed over village 
of Moore, it has predominantly durable boundaries the open countryside. The 
site makes no contribution to preventing sprawl and preserving historic towns. 
It makes a weak contribution to preventing towns from merging." 

3.11 We largely agree with this assessment. However, to further demonstrate that the site is suitable 

for removal from the Green Belt, we provide our own assessment of performance against the 

first four of the key purposes of the Green Belt as set out at paragraph 134 of the NPPF. The fifth 
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was not assessed as the need for Green Belt releases is accepted by the authority. The key 

findings are summarised below: 

Main purpose' [Summary assessmentrunderta ken by Tyler Grange' 

JTo check unrestridec:I urban sprawl The site benefits from strong boundaries on all sides, including 
permanent urban features to the west and north, and the 
Bridgewater Canal to the south. It would also be bounded to 
the east by draft allocation MD3 should it be delivered. 

As the site is enclosed by permanent built infrastructure, 
development would not sprawl any further in any direction. 

{To preventneighbouring t~ The land contains and is contextualised by previously 
merging into one another developed land and a number of existing buildings, and 

subsequently does not provide a clear break between the 
proposed allocation and Runcorn Moore Village. 

Linear development already extends from Moore along 
Runcorn Road, and the true strategic gap between 
Warrington and Runcorn is provided by open land to the 
south, between Runcorn Road and the A56. 

The allocation of our client's land would not materially 
impact on this gap, and the retention of such a narrow tract 
of land would not preserve openness or indeed the 
perception of openness in this location. 

~ guarding the countrysid e from Although the site is presently partly open and undeveloped, it 
'encroachment' is influenced by the adjacent built development within the 

site, and to the west at Moore. Any contribution would be 
further weakened by the allocation and delivery of MD3 on 
adjacent land to the east. 

Preserve the setting and special The site does not play a role in the setting or significance of 
rcharacter of historic townsJ the historic settlements. 

3.12 As set out above, the site is considered capable of being developed without resulting in 

unrestricted urban sprawl or coalescence of urban areas and with respect to landscape and 

visual matters. On this basis, it is considered that our site makes a 'weak' contribution to the 

openness and main purposes of the Green Belt. 
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3.13 This is further supported by the allocation of adjacent land to the east through draft policy MD3 

(fully assessed above). Draft allocation MD3 would result in our site being bounded by strong 

permanent development to the north, south, east and west. Development of the site would 

clearly not represent urban sprawl, merging of towns or encroachment into the countryside that 

would unacceptably weigh against its allocation. The site would have clearly defined, strong 

defensible boundaries that would contain development and would not encourage future 

sprawl. 

3.14 The release of Green Belt land across the borough should also be seen within the context of the 

following bullet points of paragraph 139 of the N PPF: 

"When defining boundaries, local planning authorities should: 

• ensure consistency with the Local Plan strategy for meeting identified 
requirements for sustainable development; 

• where necessary, identify in their plans areas of 'safeguarded land' 
between the urban area and the Green Belt, in order to meet longer­
term development needs stretching well beyond the plan period; 

• make clear that the safeguarded land is not allocated for 
development at the present time. Planning permission for the 
permanent development of safeguarded land should only be granted 
following a Local Plan review which proposes the development; 

• satisfy themselves that Green Belt boundaries will not need to be 
altered at the end of the development plan period; and 

• define boundaries clearly, using physical features that are readily 
recognisable and likely to be permanent." 

3. 15 The release of our client's site for housing development would help to meet the identified 

housing requirements for sustainable development. The revised Green Belt boundary of Moore 

Lane to the west and the railway line to the north (as originally set out in the 2017 SW 

Development Framework) would ensure defensible, permanent and readily recognisable 

features. 

3.16 Paragraph 138 of the N PPF states that when drawing up or reviewing Green Belt boundaries, 

local planning authorities should take account of the need to promote sustainable patterns of 
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development. We undertake an assessment below of our client's land with regard to the three 

roles of sustainable development as set out at paragraph 8 of the NPPF: 

Economic: New housing development is required across the Borough to include areas of the 
designated Green Belt in order to ensure that the Borough has a stable workforce in terms of 
ability and age profile. The construction of new houses would also create construction jobs in 
the short term, and once occupied, new residents would boost householder spending on 
goods and services within the surrounding area. New housing development would also 
generate a New Homes Bonus for the borough. The delivery of the site would also help to 
ensure delivery of significant infrastructure and services as proposed in draft policy MD3, which 
would in turn provide employment opportunities as well as opportunities for new and existing 
residents to spend money in the new local centre. 

Social: Paragraph 8 of the NPPF states that one of the requirements is the supply of housing to 
meet the needs of present and future generations. The release of our client's site for new 
housing development would help to ensure that the identified housing needs of the Borough 
in terms of market and affordable housing are met. The delivery of the site would also help to 
ensure delivery of significant infrastructure and services as proposed in draft policy MD3. 

Environmental: The site is in a sustainable location (as set out by the Council's own justification 
for policy MD3 and the site assessment in the 2019 Sustainability Appraisal) with easy and 
convenient access to a wide range of local services and public transport options. The site is 
located at the edge of Warrington and other significant settlements and is suitable for major 
new housing developments in terms of infrastructure requirements and landscape impact. The 
release of this site for housing development would comprise a logical urban extension with 
negligible impacts in relation to the main purposes of including land within the Green Belt, 
particularly in the context of draft allocation MD3 on adjacent land to the east. 

3. 1 7 The release of our client's site from the Green Belt for new housing development as part of the 

emerging local plan is considered to be fully justified with due regard to the relevant 

paragraphs of the NPPF set out above. 

Sustainability Appraisal: SA Report (March 2019) 

3.18 The SA forms part of the evidence base for the Submission Version Local Plan consultation, and 

assesses our client's site as per its SHLAA reference (R18/005) as follows: 
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Table 6.2: Housing site options (Main urban area of Warrington) 

Mitigation likely to be required/ 
unavoidable impacts 

Mitigation may be required/ unavoidable 
impacts 

Unlikely to have a major impact on 
trends I Promotes sustainable growth 

AECOM ID Site ID Site Name 

19 013001 Stocks LaneJ l aburnum Lane 

31 R181013 Stocks LaneJ Friends Lane 
62 R18/044 Land at Penkelh Hall Farm 
73 R18/057 Lona Meadow. Chaoel Road 
83 R18/067 Land at Penkelh Hall Farm 
85 R18/069 Land at Gullvers Wor1d 
154 R18/138 Stocks lane, Penkelh 
196 1630 Penketh Han Farm Site c 
219 2415 Laburnum Farm 
23 R18/005 Land off Walton S~eet. Moore 
75 R18/059 Stonecrofl Chester Road, Watton 
89 R1 8/073 Land ,ear of Ale.an factory 

Figure: SA Assessment (2019) 
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3.19 The SA confirms that the site is in a sustainable location and there are no constraints that could 

not be mitigated as part of a development scheme. The site did not perform well in terms of 

access to formal play space, primary schools and public transport. However, draft policy MD3 

proposes a new two form entry primary school, as well as a comprehensive package of 

transport improvements and a range of formal open spaces, including playing pitches and 

smaller areas of open space within the proposed residential areas. The site could contribute 

towards proposed infrastructure improvements and new residents would benefit directly from its 

delivery. 

3.20 The site would form part of a large-scale urban extension that would ensure the provision of 

facilities, amenities and services, and the site is suitable for residential development on that 

basis. 

Technical considerations 

3.21 We are not aware of any site-specific constraints that would prevent the delivery of the site 

(particularly the two larger parcels separated by Runcorn Road) for residential development. 

These parcels could deliver as standalone residential allocations or as part of proposed 

allocation MD3, with access taken off Runcorn Road. 
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3.22 We are not aware of any ecological or contamination constraints that would prevent delivery 

of the site, and there are no flood risk concerns with the entirety of the site situated within flood 

zone 1 as set out on Environment Agency flood risk mapping. There are no topography issues. 

3.23 Our client would be willing to work with the Council and other stakeholders to ensure the most 

sustainable scheme possible is delivered on the site. Wainhomes has an excellent track record 

of delivering market and affordable housing in tandem with other developers as part of larger 

allocations throughout the North West. Allocating our client's site within MD3 (as originally 

proposed in the 2017 version of the plan) would ensure early delivery of much needed housing 

in a borough with an acute housing need. 

3.24 The site could deliver a high quality and sustainable extension to the existing built-up area of 

Warrington. The site could deliver the following: 

• A low-density scheme appropriate to the existing urban edge of Warrington that is also 
sympathetic to smaller settlements to the west, with houses sited such that they 
positively address the public realm. 

• The opportunity for extensive tree planting to the edges of the development site, 
particularly to the west. 

• Provision of areas of on-site play and open space and retention of ecological features 
such as mature trees that define the dismantled railway. 

• Desirable linkages for existing and future residents through the site, in line with the wider 
objectives of the South West Extension. 

3.25 Our client would conduct a masterplanning exercise in partnership with the Council and other 

stakeholders in the South Extension in order to ensure an optimum relationship with other 

proposed development within draft allocation MD3. 

3.26 As set out above, the primary access point into the site would be off Runcorn Road. Access 

could be achieved for the proposed quantum of residential development as set out in the 

South West Extension Development Framework (2017), as a standalone allocation. Further, it 

could provide a permeable access scheme with a positive relationship with existing 

development to the west and the wider draft allocation MD3 to the east. 

3.27 As set out in section 3 of this statement, the above conclusions (particularly with regard to 

sustainability) are supported by the Council's own conclusions and justification for draft 
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allocation MD3, as well as the individual assessment of the site (Rl 8/005) in the Sustainability 

Appraisal (2019) . 

Deliverability 

3.28 The site is available for development. Wainhomes (NW) Ltd is a national housebuilder based in 

Birchwood and is very active across the region with a proven track record in the delivery of new 

homes. Subject to the land being released from the Green Belt and any masterplanning 

requirements under Policy MD3, the site could make a significant contribution to the supply of 

housing. 

4. Local infrastructure 

4.1 Should proposed draft allocation MD3 be delivered, the site would form its western gateway 

and would consequently be adjacent to the existing built-up area of Warrington, with no 

fundamental constraints in terms of utilities and surface and foul water connections. It would be 

sited in close proximity to existing key services such as schools, health facilities, convenience 

stores and employment opportunities, as well as within a short distance of smaller settlements 

and their assorted amenities to the west. 

4.2 Any planning application could secure the provision of developer contributions to local services 

such as education and health facilities where appropriate and in accordance with planning 

policy requirements and the tests set out through the Community Infrastructure Levy 

Regulations. 

4.3 This is supported by the proposed allocation of the adjacent land to the east through draft 

policy MD3, which confirms that the site is in a sustainable location with no major infrastructure 

constraints. However, as stated above, we would question whether the full scale of 

infrastructure provision allocated within MD3 can be achieved without our client's site. 

5. Summary and conclusions 

5.1 In summary, it is considered that draft allocation MD3 should be expanded to include our 

client's site, with identified land being removed from the Green Belt and allocated and/or 

safeguarded for residential development. Strategic representations submitted separately on 

behalf of Wainhomes confirm there is a need for additional sites, and it is considered that this 
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entire land parcel could come forward as one allocation to help address this requirement. The 

Council has already considered the site to be a sustainable location for residential 

development through its proposed allocation in the 2017 iteration of the emerging plan. 

5.2 This is particularly supported by the Council's own assessments in the South West Extension 

Development Framework (2017) which explicitly identifies the site for residential development. 

5.3 Our site-specific representations can be summarised as follows: 

• The site makes a 'weak' contribution to the Green Belt, and the authority itself 
concludes that the site only makes a 'moderate' contribution. This is further supported 
by the proposed allocation of site MD3, which further weakens the contribution made 
by a parcel that would consequently be essentially landlocked by strong defensible 
features on all 4 boundaries, including residential development to the west and east, a 
watercourse to the south and existing railway line to the north. 

• The release of the land from the Green Belt for housing is fully justified in line with the 
requirements of the NPPF; 

• There are no site-specific constraints to delivery of the site as a residential allocation. 

• There are no obstacles to the delivery of this site for the quantum of residential 
development identified from a highways and transport perspective. 

• The site is sustainable in terms of access to key services and public transport. This is 
confirmed by the authority's own justification for the adjacent draft allocation MD3, 
which also proposes direct delivery of key services, including public transport 
packages and a primary school. 

• Wainhomes Developments Ltd is a national housebuilder based in Birchwood with a 
proven track record of delivery in the region - the site is 'deliverable' for new housing 
within the short-term and could make a meaningful contribution to the Borough's 5-
year housing land supply position. 

5.4 The allocation of the site would make a significant contribution towards meeting the identified 

housing need in Warrington, and is a highly logical site for residential development, particularly 

in the context of proposed allocation MD3, the delivery of which would result in our site being 

bounded on all four sides by permanent urban features. The site should therefore be allocated 

as part of draft allocation MD3. 

5.5 At the very least, the site should be identified as safeguarded land in order to meet the long 

term needs of the Borough or to provide flexibility should Warrington fail to meet its housing 

requirement during this plan-period. 
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6. Appendices 

EPl. Site location plan 



EP1 



j _..-::; - --;:;:-:,:~ ~ ::{•:} ··--=:: ::::···:::·· ·;:: . .... -~--. . .· ;-~ -- :::· :::, ----;::..-=---;:.. \ ... \..,~ - .. ,, 
Jackie Priestner L Kerrie -

1
• -~ 

) ., _,.,.; '\ . ·~. 
Darbyshire Land 1~ ,__ ·, -, -~ 

t,ou~e ~ \ · ' . ~ - -
Total: Approx 32.51 acres/ 13.16 Ha 

1-'1' I 

; ' '"· -::::::---- - . . .. 
~-::- c-' •• War->hou,;r ,,, 

/ 
.7 ~ 

,,,~ 

-
' . ' -- ,,,.. .... 

\.: .. \'\. 
\,'\~ 

"\' '~---

J?iJS(0; 

\\ O_eµo l 
\• 
'.' 

----- I 

;:J, f~uc.R:> 

--------

~ 

,, ~ ): ~~i;;-

,,: RJvlngton ~ l! 

r•·'\t v:: r·• 
Area : 24345_ 1 ft2 (2261 . 73 m2

) 

\ \ \I 

2.139 ha 

I 
\ \ 
\ \ 
' I I ' 

\\ :-:-•:·:: .. ) l\l 
( .) } I 

==: . ~~ \ l 
.!!: I Coc\"f1qht ·;: 

I 

' 

( 

\ 

\ j 
\ \ 

· ·.··\. \ Chr!~lrn~.:!.} f) :<~t~, 
\ 
r} 

_ Com19e-s J"; 
-.......... -- :i-1:::::::::::::::::~-= -----=- -



 
 

Emery Planning Partnership Ltd trading as Emery Planning REG: 4471702 
Registered office: as above VAT: 241539123 

 
 
 
 
 
Warrington Borough Council 
Planning Department 
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Cheshire 
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Dear Sir or Madam 

Re: Wainhomes (NW) - Warrington Local Plan – Proposed Submission Version 2019 
-  Land at Top Farm, Broomedge, Lymm 

We are instructed by Wainhomes (NW) Ltd to submit the site known as Land at Top Farm, 
Broomedge, Lymm (hereby referred to as ‘the site’) to inform the authority’s preparation of the 
emerging Warrington Local Plan proposed Submission Version document. We also made 
representations to the Preferred Options consultation in 2017. The site is submitted as a potential 
allocation for residential development.  

The site comprises the farmhouse itself along with its associated outbuildings and four adjacent 
fields which are currently used for farming purposes. The site is well enclosed, bounded to the north 
by Higher Lane, to the east by High Legh Road, to the south by Kay Lane and to the west by a 
track which serves the property known as Field House. The site is in the Green Belt in its entirety. A 
site location plan is enclosed with this letter.  

The site benefits from good access, and we are not aware of any issues relating to ownership, land 
contamination, trees, topography or ecology that could not be mitigated by any proposed 
residential scheme. Furthermore, it is in Flood Zone 1 on the Environment Agency flood risk map, 
which means that it has a low probability of flooding. It is in the centre of the village of Broomedge, 
and is therefore very well related to the modest amenities in this settlement. It is also very well 
related to the settlement of Lymm to the west, and benefits from being adjacent to a bus stop with 
regular services along the A56 to Altrincham to the east, and to Lymm and Warrington to the west. 

Delivery of the site as a standalone residential allocation would contribute towards ensuring a 
flexible supply of housing land that could be delivered early in the plan process; which currently 
depends upon the timely delivery of large, new infrastructure dependent draft allocations such as 
the Warrington Garden Suburb. This flexibility is essential in the event of any slippages in delivery of 
these large allocations.  
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At the very least, it is considered that the land should be safeguarded for residential development 
beyond the plan period, or in the event that the authority fails to deliver the required number of 
market and affordable housing in this plan period, which is considered to be significant.  

This concludes our representations. Please do not hesitate to contact me or my colleague John 
Coxon should you have any further queries.  

  
Yours sincerely 
Emery Planning 
 
 
 
 
 
 
Shaun Gaffey MTCP (Hons) 
Consultant 
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