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Dear Sirs,
REPRESENTATIONS TO THE LOCAL PLAN REVIEW - PREFERRED DEVELOPMENT OPTION
CONSULTATION: LAND AT THELWALL HEYS, GRAPPENHALL
On behalf of Liberty Properties Developments Limited ("Liberty"), thank you for the opportunity to submit
representations to Warrington Borough Council ("WBC") on the Preferred Development Option
Regulation 18 consultation.
These representations are submitted in relation to Liberty's land interests at the site at Thelwall Heys,
Grappenhall. HOW Planning has also been instructed to prepare the enclosed Development Statement,
which demonstrates the site’s suitability for residential development over the plan period and should be
read in conjunction with these representations. We respectfully request that these representations are
taken into account in the preparation of the next version of the Local Plan.
B ACKGROUND TO THE SITE
The site extends to approximately 20.1 hectares and comprises a well-contained, undeveloped parcel
of land adjoining the eastern edge of the settlement of Grappenhall and southern edge of Thelwall. The
site comprises land which is currently located within the Green Belt. The site is largely flat in topography
and irregular in shape, comprising a series of fields used for arable crop production. The boundaries of
the fields and the site are made up of hedgerows and hedgerow trees. Thelwall Heys is a Grade II listed
property located within the centre of the site, however the property has not included within the Site
boundary. A site location plan is enclosed with this letter.
Representations have previously been submitted by HOW Planning on behalf of Liberty to the Call for
Sites exercise in December 2016 to promote the site for housing. As noted above, we have also
prepared the enclosed Development Statement, which assess the site in terms of its contribution to the
Green Belt and provides the following:

Planning and Environmental Advisers
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1.1

Introduction

This development statement has been prepared on behalf
of HOW Planning's client Liberty Properties Developments
Limited ("Liberty"), to support the release of land at Thelwall
Heys, Grappenhall from the Green Belt and an allocation
for housing within the emerging Warrington Local Plan.
The site forms a sustainable and natural extension to the
existing area of Grappenhall and Thelwall in Warrington
and ofers a unique opportunity to deliver circa 310 high
quality family and afordable homes with immediate
access to a range of existing services and facilities.
The site should be considered as having the short-term
development potential which will contribute to the boroughs
housing needs. The site is within the control of a highly-experienced
land promoter who would seek to secure planning permission
within the shortest possible timescales which would ultimately
contribute to the Borough’s five-year housing land supply and
deliver highly anticipated new homes early in the Plan Period.

The purpose of this Development Statement is to demonstrate the exceptional
circumstances that exist to support an alteration to the Warrington Green Belt and an
allocation for housing in order to sustainably meet the future housing needs of the
District without having an adverse impact on the wider purpose and function of the
Green Belt. The site in its entirety comprises 20.1 hectares (49.6 acres) of land located
to the south of the village of Thelwall and to the east of the village of Grappenhall.
The site is currently within the Green Belt; however, it forms a natural extension to
the existing settlement and could be seen as rounding of the settlement pattern
that would form a logical and deliverable site for new housing. This document seeks
to clearly articulate the unique opportunity that exists at the site by providing:

•

An analysis of the site and its surroundings;

•

A review of the planning policy position and the critical
need for new homes in Warrington;

•

The case for the removal of the site from the Green Belt;

•

Analysis of the sustainability of the site, including a
review of key technical considerations;

•

A masterplan and vision that articulates and illustrates
the opportunity presented by the site;

•

A demonstration that the site is deliverable, available and achievable; and

•

A summary of the key benefits of the site.

In summary, the site presents a highly sustainable location that ofers an opportunity
for sensitive land release from the Green Belt and allocation for housing development
as part of the forthcoming Warrington Borough Council Local Plan Review. Liberty
welcomes the opportunity to work collaboratively with the council and key stakeholders
throughout the Local Plan Review and would welcome an ongoing dialogue in order to
fully assess the merits of the site.
This development statement has been informed by a series of technical studies which
have been commissioned by Liberty to demonstrate that this site is physically suitable
to accommodate residential development. The results of these technical studies are
detailed within this Development Statement.
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2.1

Site and surroundings

The site is located on the southern edge of Thelwall and eastern
edge of Grappenhall, which lies approximately 4 kilometres to the
south east of Warrington Town Centre. The site is located within
the Parish of Grappenhall and Thelwall and forms a natural and
logical physical extension to the existing settlement boundary,
with immediate access to a range of local services and facilities.
THE SITE
The site in its entirety comprise 20.1 hectares (49.6 acres) of land located to the north
of the Bridgewater Canal, to the east of Knutsford Road and to the south of the Trans
Pennine Trail in Thelwall Heys, near Thelwall and Grappenhall. The site is largely flat
in topography and comprises a series of fields used for arable crop production with
internal hedgerows and hedgerow trees forming boundaries between the fields.
The northern boundary of the site is formed by the Trans Pennine Trail (Sustrans Route
62). A belt of tree planting separates the site from the Trail. The southern boundary of
the site is formed by hedgerows and scattered trees between the periphery of the site
and the Bridgewater Canal and Clif Lane.
The eastern boundary is adjacent to public footpath ref: FP196/12#3, which is separated
from the site with small woodland blocks and tree planting. The western boundary is
formed by Knutsford Road and a small number of individual properties that back on to
the site. Hedgerows and scattered trees are also present along this boundary.

SITE AND SURROUNDINGS
The site is located at the southern periphery of the village of Thelwall which sits on the
south bank of the Manchester Ship Canal and to the west of the M6. The village extends
east to west in a nucleated form centred around All Saints Church with a variety of
property types and forms with many historic buildings including brick cottages, farm
buildings, schools, a church, post ofice and public houses.
The site is also situated at the eastern periphery of the village of Grappenhall on the
south bank of the Manchester Ship Canal. The majority of the village extends east to
west in a nucleated form centred between the Bridgewater Canal and Knutsford Road,
with the old village centre on Church Lane. There is a mix of property types and forms
with many historic buildings including brick villas and cottages, rectory, schools, church
and public houses.
To the south of the site and on the south bank of The Bridgewater Canal is the linear
hamlet extending along Weaste Lane. The settlement is largely concentrated in the west
becoming increasingly sporadic towards the east.
The Grade II listed Thelwall Heys (list entry number: 1380268) is located centrally on the
site, although the site boundary wraps around the curtilage of the property, separated
from the site with areas of hedgerow and tree planting. W. Long commissioned the
architect Alfred Waterhouse (later famous for the Natural History Museum in London)
for the Gothic Revival style house dated 1864. The house is predominately of built
red-brown brick with yellow and blue brick banding and decoration, ashlar sandstone
dressings, and steeply pitched slated roofs with truncated ridge and gable stacks. It
PAGE 8

was built to an asymmetrical form; the main range aligned north-west to south-east,
with a lower attached range extending north-eastwards from the entrance front, and a
single storey service court extending from the north-western end. The historic building’s
significance is primarily derived from it being an early domestic commission by an
architect of national stature, which retains much of its high quality interior, and much
characteristic exterior detail.
The site is bounded to the north by the Grappenhall & Thelwall Royal British Legion Club
and a small number of residential dwellings situated between the Trail and Stockport
Road. Further north is Stockport Road and the residential area of Thelwall. To the east
is Halfacre Lane and Victorian properties situated within the wider Green Belt which
extends towards Statham 1.9 kilometres away. The Green Belt also extends southwards
towards the administrative boundary of Warrington.
The site is situated in a sustainable location and has access to key local services and
facilities in Thelwall and Grappenhall. Access to the strategic highway network can be
gained via Knutsford Road, adjacent to the west of the site, which provides a link to
the M6 (junction 20) and M56 (junction 9). The site has access to the primary public
transport network within Warrington with bus stops located adjacent to the site along
Knutsford Road.
A range of photographs which illustrate the visibility of the site from surrounding public
vantage points are provided on the following pages.
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VIEWPOINT 1

VIEWPOINT 2

VIEWPOINT 3
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VIEWPOINT 4

VIEWPOINT 5

VIEWPOINT 6
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VIEWPOINT 8

VIEWPOINT 9
PAGE 13

PLANIT-IE THELWALL HEYS, GRAPPENHALL

3.1

Planning policy & case for alteration to green belt

There is a compelling case for removing the site from the
Green Belt. The justification for the release of the site from
the Green Belt is underpinned by the evidence base which
supports the Local Plan Review, the inherent sustainability of
the site, the housing demand and land supply position, the
overarching tests of the NPPF and the exceptional circumstances
which support an alteration to Warrington's Green Belt.
3.1.1. NATIONAL PLANNING POLICY FRAMEWORK

•

"The Council will maintain the general extent of the Green Belt for as far as
can be seen ahead and at least until 2032, in recognition of its purposes:

1. to check the unrestricted sprawl of large built-up areas;
2. to prevent neighbouring towns from merging into one another;
3. to assist in safeguarding the countryside from encroachment; and
4. to assist in urban regeneration by encouraging the
recycling of derelict and other urban land".
•

"Development Proposals within the Green Belt will be approved
where they accord with relevant national policy"

The NPPF provides the overarching planning framework that underpins decision
making and the plan making process in the UK. The NPPF supports the Government’s
housing growth agenda, which seeks that Local Authorities boost their supply of
housing, plan positively for objectively assessed needs and adopt a presumption in
favour of proposals for sustainable development. Releasing the site from the Green Belt
to facilitate new housing development would be consistent with the core objectives of
the NPPF because:

The 2014 Core Strategy sets an overall housing target of 10,500 net new homes between
2006 and 2027 which equates to an annual housing target of 500 dwellings between
2006 and 2027. Upon adoption of the Local Plan Core Strategy, a High Court Challenge
was made against the adoption of parts of the Core Strategy. The challenge was heard
on 3 and 4 February 2015 with a judgement given on 19th February 2015. Mr Justice
Stewart ruled that parts of the Core Strategy relating to the housing target of 10,500
new homes between 2006 and 2027, as well as reference to 1,100 homes at the Omega
Strategy Proposal should be overturned.

•

It would meet the three pillars of sustainable development by delivering
economic, social and environmental benefits (NPPF Paragraph 7);

•

It would be entirely consistent with the presumption in favour
of sustainable development - the golden thread for both plan
making and decision taking (NPPF Paragraph 14);

Following this decision, the Council has now formally commenced a review of the Local
Plan Core Strategy in order to set a new and up to date housing requirement for the
number of new homes that will need to be delivered in Borough over the Plan period
between 2014 and 2037.

•

It would ofer a sustainable location on the edge Thelwall and
Grappenhall, which is accessible by a range of sustainable modes of
transport and has access to a range of services and facilities (NPPF
Chapter 4 ‘Promoting Sustainable Transport’, Paragraph 29-41);

•

It would boost the supply of housing and provide a deliverable housing
site that is available, achievable and viable (NPPF Paragraph 47); and

•

There are exceptional circumstances which justify alteration to the Green Belt in
accordance with Chapter 9 of the NPPF (Paragraph 83) and it will consider the
consequences for sustainable patterns of development (Paragraph 84); and

•

It does not entail the development of more valued and important
landscapes in accordance with the NPPF (Paragraph 113).

3.1.2. LOCAL PLANNING POLICY
Current Development Plan:
The Development Plan for the site currently comprises the Warrington borough Council
Local Plan Core Strategy July 2014 (“the Core Strategy”). The document sets out the
overarching strategic policies for guiding the location and level of development in
the Borough up to 2027. At present, the site is allocated within the Green Belt in the
Warrington Core Strategy under Policy CS 5. Policy CS 5 states that:
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The Local Plan Core Strategy Review is underpinned by an evidence base which forms
the basis for understanding the future needs of the Borough, including various analyses
of the Borough’s housing land supply.

3.1.3. EVIDENCE BASE DOCUMENTS
The council is required Under Paragraph 47 of the NPPF to ensure that there is suficient
land allocated over the Plan Period that is deliverable and available to be considered
within five years and developable sites within six to ten years. The five-year housing
requirement for the borough is outlined in the Local Plan Preferred Development
Option being 1,113 dwellings per annum plus an additional 5% bufer required. The
Strategic Housing Land Availability Assessment (SHLAA) 2017 calculated the Housing
Land Supply of 2674 dwellings deliverable between 0-5 years. Warrington Borough
Council can therefore only demonstrate a 2.28-year supply of housing.
The Urban Capacity Assessment published in July 2017 confirms the capacity for
development in the urban area and green field sites outside of the Green Belt in the
Borough of a total capacity of 15,429 new homes. The urban capacity figure is a product
of the updated SHLAA (2017) figure and the updated master planning work undertaken
in partnership with Warrington & Co.
The updated SHLAA identified a housing land supply figure of 9,721 dwellings that
includes an allowance of 1305 dwellings on windfall sites. The master planning work
undertaken by Warrington & Co produced a figure of an additional 5,273 dwellings. 435
dwellings were included for additional small site allowance of fifeen and more years.
Totalling these figures together, the Urban Capacity Study identifies an urban capacity
of 15,429.

The site has been considered within the 2017 SHLAA which identifies the site as
‘Thelwall Heys Farm’ (ref. 1865). The report states that there are no issues regarding
the development of the site, such as contamination, hazardous Installations, ground
conditions, access, surrounding land issues, infrastructure, amenities; although it
determines the site is within the green belt and within flood zones 1, 2 and 3. The report
concludes that the site is a ‘constrained’ site, however the only justification provided for
this categorisation is the Green Belt designation.
Warrington’s need for new homes over the next 20 years is outlined at Paragraph 4.11
of the Local Plan Preferred Development Option, where the land requirements to meet
this need are given as 1,113 dwellings per annum (22,260), flexibility at 5% (1,113) and
a backlog (847) resulting in a total requirement of 24,220 dwellings. Whilst the Council
has an identified an urban capacity of 15,429 dwellings, this is not suficient to meet the
Councils housing as required by the Mid-Mersey SHMA Update – Warrington Addendum,
May 2017. Should Warrington wish to meet the development needs arising from its
growth aspirations, it can only do so through the release of Green Belt land to provide
for 8,791 homes (Paragraph 4.11 of the Local Plan Preferred Development Option).
The deliverability of housing sites can be influenced by environmental matters and
land assembly issues. This includes issues surrounding contamination, ownership
disputes, hazardous installations, access or ecological issues. A review of the SHLAA
sites indicates that some of the sites that have been deemed ‘suitable' may encounter
such problems which may afect their deliverability of the number of dwellings by the
given timescales. Sites where these constraints have not been identified, including this
site where the only constraint is the Green Belt, are more likely to be able to deliver
estimated dwellings by given timescales. As such, this reinforces the need for Green
Belt release to ensure that sites which have the least deliverability issues are able to
contribute to the much needed housing supply.

The Local Plan Preferred Development Option (July 2017)
The Local Plan Preferred Development Option (July 2017) has considered five
development options for the main development locations and concludes the most
favourable option being Options 2 - A Garden City Suburb of approximately 6,000
homes and an urban extension to the south west of Warrington of up to 2,000 homes.
The Thelwall Heys site has been considered as part of this Garden City Suburb concept
and identified within the South Warrington Urban Extension Framework Plan Document
(June 2017) as suitable for safeguarded land for residential development. The garden
city concept utilises the vision of a district centre with smaller local and village centres
to serve the proposed residential development. It is anticipated that the proposed
development will be served by the local facilities and services located within close
proximity to the site within Thelwall and Grappenhall, as well as those located further
afield in Warrington Town Centre.
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SOUTH WARRINGTON COMPLETION PHASE PLAN South Warrington Urban Extension Framework Plan Document (page 38)
KEY (LAND USE)
Residential Development
Phase 1
Phase 2
Phase 3
Phase 4
Safeguarded Land
Employment Development
Phase 1
Phase 2
Phase 3
Phase 4
Safeguarded Land
District Core Development
Phase 1
Phase 2
Phase 3
Local/Village Centre Development
Phase 1
Phase 2

KEY (STRATEGIC ROAD)
Existing
Phase 1
Phase 2
Phase 3

KEY (POTENTIAL LINK)
Phase 1
Phase 2
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Warrington Borough Council Local Plan Green Belt Assessment July 2017:

Site Name

R18/017

The Warrington Green Belt extends some 11,500 hectares of open land in and around
Appleton Thorn, Burtonwood, Cadishead, Crof, Culcheth, Grappenhall, Glazebury,
Hollins Green, Lymm, Newton-Le-Willows, Warrington Urban Area and Winwick. The
Green Belt boundaries have not changed significantly since they were first established
in 1979.

Purpose 1: to check the
unrestricted sprawl of
large built-up areas

Weak contribution: The boundary between the site and the built-up area consists of Stockport Road to the north
west and Knutsford Road to the west, both of which represents durable boundaries which could prevent sprawl
into the site. The site is connected to the built-up area along these western and north western boundaries. Given
the pattern of the built-up area, development of the site alongside the adjacent area of land to the north could be
seen as rounding of the settlement pattern. Overall the site makes a weak contribution to checking unrestricted
sprawl.

Purpose 2: to prevent
neighbouring towns
merging into one
another

No contribution: The site does not play a role in preventing towns from merging.

Purpose 3: to assist
in safeguarding the
countryside from
encroachment;

Moderate contribution: The boundaries between the site and the built-up area are durable consisting of
Stockport Road and Knutsford Road. The boundaries between the site and the countryside consists of the
Bridgewater Canal and Clif Lane to the south and All Saints Drive to the east, these represent durable boundaries
which could prevent encroachment beyond the site if the site was developed. A small section of the southern
boundary follows a private access road and field boundary which are not durable boundaries, however the
Bridgewater Canal is within 100m of this and represents a durable boundary. The existing land uses consists
of open countryside in agricultural use. Thelwall Hays manor is located in the middle of the site however it is
excluded from the site. The site contains no built form. The topography of the site is slightly undulating and the
land is higher to the north of the site. There are areas of dense vegetation which hinder long line views across
the site. The site supports a moderate degree of openness. Overall the site makes a moderate contribution to
safeguarding from encroachment due to its level of openness and predominantly durable boundaries.

Purpose 4: to preserve
the setting and special
character of historic
towns

Weak contribution: Warrington is a historic town. The site crosses an important viewpoint of the Parish Church
although it is separated from the historic centre of Warrington and it is not within 250m of the Warrington Town
Centre Conservation Areas. The site therefore makes a weak contribution to this purpose.

Purpose 5: to assist in
urban regeneration,
by encouraging the
recycling of derelict
and other urban
land Justification for
Assessment

Moderate contribution: The Mid Mersey Housing Market Area has 2.08% brownfield urban capacity for potential
development, therefore the site makes a moderate contribution to this purpose.

Justification for
Assessment

The site makes a moderate contribution to two purposes, a weak contribution to two, and no contribution to
one. In line with the methodology, the site has been judged to make a weak overall contribution. The site makes
a weak contribution to safeguarding from encroachment as it lacks openness and has a limited connection to
the open countryside. There are durable boundaries between the site and the built-up area and development
of the site alongside other adjacent areas of land could be seen as rounding of the settlement pattern thus it
makes a weak contribution to checking unrestricted sprawl. The site makes a moderate contribution to assisting
in urban regeneration. It makes a weak contribution to preserving the setting and character of historic towns due
to it crossing an important viewpoint of the Parish Church. It makes no contribution to preventing towns from
merging.

Overall Assessment

Weak contribution

The Green Belt Assessment aims to provide the Council with an objective, evidencebased and independent assessment of how Warrington’s Green Belt contributes
to the five purposes of Green Belt set out within National Planning Policy. A total
of 203 sites were assessed in the first assessment completed in October 2016. An
updated assessment has been completed in July 2017, which assessed or reassessed
approximately 173 sites.
The Thelwall Heys site has been considered in both assessments as making an overall
weak contribution towards the 5 purposes of the Green Belt. The results are outlined in
the table adjacent.

Table 1: Extract from Warrington Borough Council Local Plan Green Belt Assessment (Additional Site Assessments) July 2017 pg. 85
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Lef: South Warrington Completion Phase Plan - South
Warrington Urban Extension Framework Plan Document (page 38)

Below lef: Green Belt Assessment Sites - Green Belt
Assessment - Additional Site Assessments, July 2017 (page 3)
Below right: Combined Completion Phase Plan with
Green Belt Assessment - Adapted South Warrington
Completion Phase Plan showing Strong and Moderate sites from
the Green Belt Assessment and the Thelwall Heys Site.
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As can be seen from the assessment on the previous pages, the site has been assessed
as making a weak contribution towards the 5 purposes of the Green Belt. The
recommendation is for the site to deliver residential dwellings early in the plan period
over sites that have been assessed to have a moderate or strong contribution. The
section below adds further discussion to the Green Belt Assessment and the immediate
contribution the site can deliver without causing harm to the wider Green Belt.

could mitigate any visual encroachment into the wider Green Belt landscape.
•

3.1.4. THE CASE FOR ALTERATION TO THE GREEN BELT
The Purposes of the Green Belt:
When tested against the five purposes of the Green Belt and when considered against
the exceptional circumstances that exist, the site at Thelwall Heys presents a significant
opportunity to support a sensitively designed residential development on the edge of
the existing urban area. 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, and with reference to the Warrington
Borough Local Plan Core Strategy Policy CS 5 Green Belt.
•

•

•

To check unrestricted sprawl - Scattered built form is already present along
Knutsford Road, and a ribbon of residential properties stretches east-west along
Weaste Lane, located south of the site beyond the Bridgewater Canal. Development
of the site would therefore represent infilling between the existing urban edges and
‘rounding of’ the southern edge of Thelwall. Taking this into consideration, the
development of the site would not constitute to any perceived level of ‘sprawl’. The
incorporation of a development ofset to the southern and eastern edges of the site,
and the retention and enhancement of existing boundary vegetation would reinforce
the robustness of the Green Belt boundary and settlement edge to the east and
south. The Bridgewater Canal also provides a definitive and permanent boundary
to restrict any further potential development into the Green Belt in the future.
To prevent neighbouring towns merging into one another - Development of
the site would not result in the coalescence of Thelwall due to the distance and
existing physical boundaries between the site and neighbouring settlements to
the east or south. To the east, the nearest settlement is Statham, located 2.2km
from the site and beyond the M6 motorway. To the south, the village of Appleton
Thorn is located 3.1km away, and separated from the site by extensive open green
belt land. Grappenhall village is located immediately west of the site, however the
urban form is already continuous between the villages of Grappenhall and Thelwall,
and the two villages are perceived as the urban edge of the larger conurbation,
rather than separate settlements. The development of the site would therefore
constitute infilling and ‘rounding of’ the south-east urban edge of these two
settlements and would not contribute to the coalescence of individual settlements.
Safeguarding the countryside from encroachment - The site has a limited
visual relationship with the wider open countryside of the Green Belt to the
south and east, and the site is visually contained within existing permanent
boundaries including the Bridgewater Canal and Trans Pennine Trail, along with
mature existing vegetation. Any proposed development could be focussed to
the north and west of the site against the settlement boundary. Where areas
are potentially more sensitive to the south and east of the boundary with the
Bridgewater canal towpath and public footpath ref. FP196/12#3, development
ofsets including landscape bufers along these edges could be incorporated and
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•

To preserve the setting and special character of historic towns - The site is not
located within a conservation area and does not have a visual relationship with the
Grappenhall Village conservation area to the west or Thelwall Village conservation
area to the north. Development of the site would not have any influence with regard
to these conservation areas. The Grade II listed Thelwall Heys building is located
at the approximate centre of the site, outside of the red line boundary. Views of
the building are possible from a number of locations across the site, and there are
filtered views to the building from Stockport Road and the Trans Pennine Trail to
the north, public footpath ref. FP196/12#3 to the east, and from the Bridgewater
Canal towpath to the south. The periphery of Thelwall Heys already comprises
existing mature vegetation, and a development ofset in this area would mitigate
the impact of development upon the setting and character of the building. Visual
links to the building would also be maintained with appropriate open corridors
through the proposed development at key locations, to assist in conserving
the building as a local landmark and promoting legibility of the landscape.
To assist in urban regeneration, by encouraging the recycling of derelict
and other urban land - The Local Plan evidence base suggests that the supply
of deliverable brownfield sites is becoming exhausted and, consequently,
Green Belt release will be required over the life of the Plan Period.

Exceptional Circumstances for Green Belt Release:
Paragraph 83 of the NPPF states that once the general extent of a Green Belt has
been approved, it should only be altered in ‘exceptional circumstances’ through
the plan making process. The Council has set out six strategic objectives in the
Preferred Development Option and considers that exceptional circumstances can be
demonstrated to justify the release of Green Belt within the Borough (paragraph 4.40
of the Preferred Development Option - Consultation [July 2017]). These exceptional
circumstances are not detailed within the draf Local Plan, however the following
exceptional circumstances would endorse an alteration to the Green Belt in Warrington:
1. Housing Requirement – as demonstrated by the Council’s existing and
emerging evidence base, the housing requirement has increased in line with
the Council’s ambitions for growth as set out in the Warrington Means Business
regeneration programme. The emerging Local Plan Review for Warrington
Borough Council must consider the implications of not releasing suficient
land from the Green Belt over the whole plan period and the harm that will
occur from failing to meet identified needs in the District; such as slower
economic growth, a lack of labour force mobility, critical afordability issues,
disruption to commuting patterns and the delivery of housing choice.
2. Insuficient Land – Warrington currently can only demonstrate a 2.28 year
supply and not the 5 year supply required by the NPPF. Warrington Borough
Council must ensure that there is suficient land allocated over the Plan Period
that is deliverable and available. Available land in Warrington is constrained
within the urban area with a Green Belt requirement of approximately 8,791
dwellings to be released. This is recognised in the Preferred Development
Option Consultation (July 2017), Paragraph 4.17, stating that:
"Despite maximising the capacity of the existing urban area, it is apparent
that if Warrington is to meet the development needs arising from its

growth aspirations, it can only do so through the release of Green Belt
land to provide for 8,791 homes and 251 ha of employment land".
As such, it is clear that, during the life of the Plan Period, there will be insuficient
land within the District’s urban area to meet identified housing requirements.
3. Afordable Housing Need – the need to deliver afordable housing in
Warrington was noted within the Mid-Mersey SHMA Update – Warrington
Addendum, May 2017, which identified a requirement of 920 afordable
homes per annum in the District. The delivery of large sites which are
viable, deliverable and available, such as Thelwall Heys, can significantly
contribute the identified afordable housing needs of the District.
4. Economic Growth – Building 'the right homes in the right places’ can have
a positive impact on economic and employment growth within the region.
Delivering housing sites such as the Thelwall Heys site early within the
plan period will help to meet the Borough's development needs and will
assist in the transition of Warrington from a New Town to a New City.

3.1.5. SUMMARY
It has been demonstrated that, based on the SHMA, SHLAA and Local Plan Review
preferred development option, that the release of Green Belt sites will likely be required
to meet the wider housing needs of the District. As a new Local Plan is developed, it will
be critical to support the national growth agenda by delivering the quantity, type and
quality of homes that is required across Warrington. The site at Thelwall Heys presents a
sustainable, suitable and deliverable site that can deliver these new homes early in the
Plan Period.
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AGRICULTURAL LAND CLASSIFICATION

KEY
NON AGRICULTURAL LAND

Grade 1 - Excellent
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Garde 2 - Very Good

Grade 4 - Poor

Other land primarily in non-agricultural use

Grade 3 - Good to Moderate

Grade 5 - Very Poor

Land predominantly in urban use
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5.2

Design considerations

KEY POINTS
•

There are a number of locations surrounding the site from which filtered
views of the grade II listed building can be seen. These views should be
taken into consideration within the development of the site.

•

The locally listed buildings contribute to an attractive rural setting, particularly to the south
and west edges of the site. Any development should be sensitive to this character, providing an
appropriate and positive aesthetic in terms of materiality, residential typology and density.

•

Where the site's boundary runs along the canal, the character of the area is
defined by long, wide open views of the flat agricultural landscape to the
south. Any development should retain and enhance this character.

•

The Trans Pennine Trail runs along the site's northern boundary, and a number of Public
Rights of Way run along the southern and eastern edges of the site. Views from these routes
should be carefully considered, with appropriate screening incorporated where necessary.

•

The site features some significant areas of vegetation, including mature
trees and hedgerows as well as several streams and ponds. These landscape
elements should be sensitively incorporated into any development.

•

A meandering country lane runs along a portion of the site's southern boundary,
leading to the grade II listed building. Dotted with farm buildings, mature trees
and hedgerows, the lane forms a characterful feature of the area and as such
should be considered and integrated into any new development.

•

According to the Environment Agency, there are two areas within the site that fall within
Flood Zone 2 and 3. Whilst this does not prohibit development, it may afect the design
and/or typology of residential development appropriate in these locations.

•

The topography of the site is gently undulating with slightly steeper areas falling towards the existing
streams. The A56 to the north of the site is elevated, providing an open viewpoint over the site.

•

The site contains two hatched areas which respond to the site's characteristics; the pinkhatched area, represents a stand-of from the listed building to maximise the protection and
enhancement of its setting; and within the purple-hatched area, a density of 4 dwellings per
acre should be incorporated to maintain the residential amenity of the existing dwellings.

KEY
Site boundary

Mature trees

Trans Pennine Trail /Sustrans route 62

Grade II listed building

Hedgerow

Public Right of Way

Locally listed building

Trees / shrubs

Country lane

Water body

Contours (0.5m)

Flood zone 2

Key views towards listed building

Provide development ofset to listed
building

Flood zone 3

Key view over open landscape

Low density zone to respect existing
dwellings
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5.4

Landscape & open space concept

KEY POINTS
•

A central landscape feature is introduced, surrounding the grade II listed building. This looped
landscape creates a series of interconnected green spaces that provide amenity value for
residents whilst giving the listed building space to breath. The key spaces connected to this
landscape loop help to frame views towards the building, adding character and identity to the
new development whilst maintaining existing views to the building from the surrounding area.

•

Existing linear landscape features, such as streams and hedgerows are retained
and transformed into green corridors that run through the site.

•

Additional existing landscape features, such as ponds, are also
incorporated into the proposed green framework.

•

A series of spaces are introduced at key locations within the site. These spaces are
strategically placed to ensure views towards the listed building are maintained and enhanced.
The spaces vary in scale and character depending on their location and context.

•

Additional pocket spaces are introduced along the canal to take advantage of
this waterside location and the long, open views out to the fields beyond.

•

Boundary planting along the site's northern edge ensure that any development
is screened from the Trans Pennine Trail / Sustrans Route 62.

•

SUDS landscaping could be incorporated within the proposed green
corridors and central landscape loop feature, ensuring that increased
surface water run-of is managed sustainably on-site.

*

*

*

KEY
Landscape loop feature

Grade II listed building

Arrival space

Key views towards listed building

Waterside space

Key views over open landscape

Village green / key space within development

Existing water body
Existing agricultural fields
Green corridor
Vehicular access
Pedestrian access
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*

Boundary / screen planting
Potential location for incorporated SUDS
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5.5

Design principles

5.5.1. LANDSCAPE

5.5.2. ACCESS AND MOVEMENT

*

*

*

KEY
Green corridor
Central loop landscape feature
Key spaces
Existing hedgerow
Existing water
Existing trees
Urban edge
Rural edge
Boundary planting
Connections to canal

*

Country lane

A robust landscape framework is created utilising existing landscape
features which are retained and integrated into the masterplan. Existing
streams, mature trees and hedgrerows form green fingers that thread
through the site. These provide enhanced corridors for wildlife whilst
improving pedestrian connectivity through the site and into the wider
landscape.
A central landscape feature is created around the Grade II listed building,
providing amenity space for local residents as well as framing views
towards the landmark building.

KEY
Primary movement
Secondary movement

Main vehicular access is provided of Clif Lane whilst various pedestrian/
cycle access points provide improved connectivity through the site and
into the wider network of cycelways and pedestrian footpaths.

Tertiary movement
Vehicular access
Pedestrian access
Existing road
Existing country lane
Trans Pennine Trail /Sustrans route 62
Public Right of Way

Potential location for incorporated
SUDS
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5.5.3. LEGIBILITY

KEY
Development blocks
Key node: hard space
Key node: sof space
Key views towards Grade II Listed Building
Key views to open landscape
Views over canal
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5.5.4. FRONTAGES

A series of key spaces are strategically placed throughout the
development, utilising views towards the Grade II listed building to
create characterful spaces that draw upon the site's existing qualities.
Key views over the canal and the open characteristics of the landscape
to the south of the site are also considered as valuable place-making
attributes, creating a positive interrelationship between the site and its
surrounding context.

KEY
Urban frontage
Landscape frontage
Key space

Frontages are utilised to generate attractive and active streetscapes and
spaces throughout the development. Residential units front onto public
open spaces, maximising views over the landscape whilst creating a safe,
overlooked environment.
The development provides a new active edge to the canal, with units
fronting out over the water to create an attractive, safe and animated
boundary between the site and the existing landscape.
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Right: Fairfield Park,
Stotfold. Image credit:
James Whitaker

5.5.5. DENSITY

Right: The avenue,
safron walden.
Image credit: Pollard
Thomas Edwards

KEY
10 DPH Total area = 2.2 Ha
= circa 20 UNITS
25 DPH Total area = 2.0 Ha
= circa 50 UNITS
30 DPH Total area = 3.5 Ha
= circa 115 UNITS
40 DPH Total area = 3.3 Ha
= circa 125 UNITS
TOTAL = APPROX. 310 UNITS

The lowest density of the development is focused to the south west,
where the existing character is more rural and existing residential
dwellings are present.

Right: Fairfield
Park, Stotfold.
Image credit: James
Whitaker

Development along the canal edge is also of a lower density, in order
to create a sof transition between the development and the rural
landscape to the south.
Density increases slightly within the north eastern portion of the site,
where the development is screened from the Trans Penine Trail by bufer
planting along the northern boundary of the site.
The highest density of the development is focused to the north west of
the site, where proximity to existing development and the presence of
A-roads create a more urban character.
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5.6

Overall development framework

KEY
Grade II Listed Building
Development blocks
Key node: hard space
Key node: sof space
Green corridor
Central loop landscape feature
Existing hedgerow
Existing water body
Existing trees
Boundary planting
Primary movement
Secondary movement
Tertiary movement
Vehicular access
Pedestrian access
Trans Pennine Trail /Sustrans route 62
Public Right of Way
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6.1

Deliverability of development

The NPPF and the Governments growth agenda seek to ensure
that suficient land is available in appropriate locations to increase
housing supply and support economic growth. This section of the
Development Statement demonstrates that the site is available,
suitable and achievable and is therefore well positioned to meet
the growth needs of the District in accordance with the NPPF.
To be considered as deliverable, sites should:
•

Be Available: A site should be considered available where there is
confidence that there are no legal or ownership problems

•

Be Suitable: A site is considered suitable for development if
it ofers a suitable location for development and would lead
to the creation of mixed, sustainable communities.

•

Be Achievable: A site is considered achievable for development where
there is a reasonable prospect that it will be developed on the site within
five years. This is judgement about the economic viability of a site and
the capacity of the development to complete and sell housing over a
certain period taking into account market factors and delivery factors.

6.1.1. AVAILABLE
The site is currently located adjacent to, but outside of the settlement of Thelwall and
Grappenhall. Liberty has in place a promotional agreement with the landowners of the
site to promote the site through the Local Plan Process. The site should be considered
as having the short-term development potential and an ability to contribute to the
boroughs short term housing need. If the site were to be released from the Green Belt
in the emerging Warrington Local Plan Review, the site is within the control of a highlyexperienced land promoter who would seek to secure planning permission within the
shortest possible timescales which would ultimately contribute to the Borough’s fiveyear housing land supply and deliver highly anticipated new homes early in the Plan
Period.

6.1.2. SUITABLE
The site is suitable to accommodate residential development because it:
•

Ofers a suitable location for development and can be brought
forward immediately following any allocation;

•

Would form a natural extension to the established
Thelwall and Grappenhall residential areas;

•

Could utilise existing infrastructure surrounding the site and
there are no utilities or drainage or infrastructure constraints
preventing the site coming forward for development;

•

Has no identified environmental constraints that would prevent
the site coming forward for residential development;

•

Can deliver satisfactory vehicular access;

•

Is situated within a local highway network that has the
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capacity to accommodate the development;
•

Has good access to public transport options;

•

Is sustainably located and is close to local services and facilities; and

•

Can be developed with definitive and permanent boundaries to
restrict any further potential development into the Green Belt in the
future beyond All Saints Drive and the Bridgewater Canal.

The site could be developed to meet local housing needs on a sustainable site that sits
on the edge of Thelwall and Grappenhall and is therefore considered to be suitable in
accordance with the requirements set out in the NPPF.

6.1.3. ACHIEVABLE
The Illustrative Masterplan in the following section demonstrates that the site is
capable of delivering circa 310 residential dwellings. The assessment of the site within
this Development Statement indicates that the site has no physical constraints that
would prevent development coming forward. A planning application can be submitted
alongside supporting information, which identifies necessary mitigation measures
required to overcome any limited deliverability barriers.
This Development Statement has also highlighted that there are many facilities within
close proximity to the site, including community services and amenities, leisure
activities and employment opportunities, which would attract home buyers. Liberty
has considered the level of market demand and projected sales rates in Warrington and
consider the site economically viable and therefore achievable in accordance with the
NPPF.

6.1.4. SUMMARY
The Thelwall Heys site has been considered as part of this Garden City Suburb concept
and identified within the South Warrington Urban Extension Framework Plan Document
(June 2017) to be suitable for residential development. This section has demonstrated
the site is deliverable and can make a valuable and immediate contribution towards the
Boroughs short term housing needs without impacting significantly on the wider Green
Belt.
The development potential of the site was considered in the Council's previous SHLAA's,
with the only constraint identified being its Green Belt status.
It is for the reasons outlined above that the site should not only be considered for Green
Belt release but also allocated for residential development in the immediate term.
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7.1

Conclusions

The site at Thelwall Heys presents an exceptional opportunity to
contribute towards meeting the future housing needs in Warrington
Borough. This Development Statement demonstrates the case for
allocating the site for housing development during the emerging
Local Plan Period and sets out the exceptional circumstances
that support an alteration to the Warrington Green Belt. The
development of the site could deliver circa 310 new homes of the
type, quantity and quality of open market and afordable housing
that will contribute to meeting the future growth needs of the
Borough, without undermining the core purposes of the Green Belt.
This Development Statement has demonstrated that the Council has not identified
enough additional units to be released from the Green Belt in order to meet their annual
housing need of 1,113 dwellings. Furthermore, the Council are not able to demonstrate
a five-year supply of housing land and currently can only demonstrate around a 2.4
year supply. It is therefore apparent that the Council need to identify more housing to
be released from the Green Belt in order to meet housing need over the Plan Period
and to produce a plan that is flexible in accordance with the NPPF. Despite maximising
the capacity of 15,429 dwellings within the existing urban area, it is apparent that if
Warrington is to meet the development needs arising from its growth aspirations, it can
only do so through the release of Green Belt land to provide for 8,791 homes.
Paragraph 83 of the NPPF states that once the general extent of a Green Belt has been
approved, it should only be altered in ‘exceptional circumstances’ through the plan
making process. "When considered as part of the Council's strategic objectives, the
Council considers that the exceptional circumstances can be demonstrated to justify
the release of Green Belt" (paragraph 4.40 of the Preferred Development Option Consultation [July 2017]). We agree with the Local Planning Authority that exceptional
circumstances which support the alteration to the Green Belt in Warrington can be
demonstrated; including the housing requirement, insuficient land and afordable
housing.
In summary, this Development Statement has illustrated that the site at Thelwall Heys:
•

Is located in a highly sustainable position on the edge of Thelwall and
Grappenhall in close proximity to a range of amenities, services and facilities;

•

Is available, suitable and achievable in accordance with the NPFF;

•

Is appropriate for Green Belt release and allocation as a residential
development site; as one that is well contained, has physical and defensible
boundaries and will not impact on the core purposes of the Green Belt;

•

Has no identified technical or environmental constraints that
will prevent its delivery early in the Plan Period;

•

Can deliver a well-planned, high quality housing development,
including both market and afordable homes, that sensitively
integrates with its surrounding landscape and its urban context;

•

Would help the Council to meet or exceed their minimum housing targets
and make a valuable contribution to their 5-year land supply; and
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•

Generates significant material social and economic benefits, by providing
housing choice and stimulating economic investment and job creation.

7.1.1. SUMMARY
The development of the site provides a highly sustainable opportunity to support
the national growth agenda and to assist in providing adequate housing land as part
of the Warrington Local Plan Review to achieve long term sustainable development.
The future development of the site would assist in the short term delivery of circa 310
dwellings on a site that represents a natural and logical extension to the settlement of
Thelwall and Grappenhall.
The development statement has demonstrated this site is physically suitable to
accommodate residential development and can deliver a high quality scheme in
response to the surrounding opportunities and considerations. The illustrative
masterplan indicates the streetscapes and character areas that can be created, whilst
remaining sensitive to the local surroundings. The design seeks to retain the village
character of Thelwall and Grappenhall and be sympathetic to the rural surroundings.
The development will be of higher density in the north west corner decreasing to the
south and east, with generous new planting, open space, in keeping with the local
area. The dwellings will be a mix of housing types and sizes to reflect the varied local
vernacular and needs of Thelwall and Grappenhall.
Moving forward, Liberty is committed to working collaboratively with Warrington
Borough Council and their Key Stakeholders to ensure that the Borough’s housing
need is met in a sensitive and sustainable manner. To support these objectives, this
Development Statement ultimately supports an alteration to Warrington's Green Belt
and the allocation of the Thelwall Heys site for high quality and new housing that can
be delivered early in the emerging Local Plan Review.
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