
     
   
     
     
     
   

 
 
 

    
 

 
 
 

 

 

 

 

   
 

  

  
 

  
  

 
 

  
 
 

 
 

   

     
 

           
        
 

        
        

    

    

 
        
           

          
            

 

  
 

        
   

          
 

 
   

 

HOW Planning LLP 

40 Peter Street 
Manchester M2 5GP 
0161 835 1333 
howplanning.com 

Your ref: 
Our ref: 1611/JS/RJ 29 September 2017 

Warrington Borough Council 
Planning Policy and Programme 
New Town House 
Buttermarket Street 
Warrington 
Cheshire 
WA1 2NH 

Dear Sir / Madam 

WARRINGTON BOROUGH COUNCIL LOCAL PLAN REVIEW: PREFERRED DEVELOPMENT 
OPTION CONSULTATION 

On behalf of Bellway Homes Ltd ("Bellway"), thank you for the opportunity to submit representations to 
Warrington Borough Council ("WBC") on the Preferred Development Option Regulation 18 Consultation 
Document. 

These representations are submitted in relation to Bellway's land interests at the site at Heathcroft Stud, 
Croft. We respectfully request that these representations are taken into account in the preparation of 
the next version of the Local Plan. 

BACKGROUND TO THE SITE 

The site extends to 3.3 hectares and comprises a well-contained, undeveloped parcel of land adjoining 
the eastern edge of the settlement of Croft. The site comprises part brownfield, part greenfield land in 
the Green Belt. It is flat in topography and rectangular in shape and the boundaries of the site are made 
up of trees and hedgerows. Healthcroft Stud Equestrian Centre is located at the south of the site and 
currently operates as a commercial livery (with 56 stables) and stud farm. A site location plan is attached 
at Appendix 1. 

Representations have previously been submitted by HOW Planning on behalf of Bellway to the Call for 
Sites exercise in December 2016 to promote the site for housing. 

To accompany this letter we have prepared a Development Statement, which assess the site in terms 
of its contribution to the Green Belt and provides the following: 

• A description of the site and its surrounding including a review of the site's sustainability 
credentials; 

• An overview of planning policy and guidance; 

Planning and Environmental Advisers 

http:howplanning.com


 
 

 

 

            
          

           
  

 
    

   
 

    
 

   

            
         
         

       
     

 

         

           
       

          
         

 

 

           
      

          
          

         
 

    

 

             
           

            
     

                                                      
               

• The case for the release of the site form the Green Belt. In particular the Development 
Statement demonstrates that the site does not perform the purposes and functions of the 
Green Belt as required by the National Planning Policy Framework (NPPF). An outline of 
the proposed alteration to the Green Belt is also provided; 

• An analysis of the economic, social and environmental benefits that the proposed housing 
scheme will deliver including a review of key technical considerations; 

• An assessment of the site's deliverability; and 

• A Vision for the development including Bellway Homes' masterplan proposals for the site. 

The Development Statement demonstrates that the removal of the site from the Green Belt and its 
allocation for housing in the Warrington Local Plan would make a positive contribution towards the 
Borough's housing land supply and would deliver significant material benefits whilst still protecting the 
purpose and function of the Green Belt. Overall, the Development Statement concludes that the site 
would provide a logical extension to the existing settlement of Croft and is a sustainable location to 
deliver residential development with access to a range of existing services and facilities.  

PREFERRED DEVELOPMENT OPTION (REGULATION 18 CONSULTATION DOCUMENT) (JULY 2017) 

We comment on the evidence base produced as part of the current consultation in detail in the 
supporting Development Statement. The Local Plan Preferred Development Option (Regulation 18 
Consultation Document) sets out WBC's proposed approach to meeting Warrington's need for new 
homes and jobs between now and 2037. We comment on the Preferred Development Option document 
as follows: 

Development Need 

The Preferred Development Option proposes a housing target of 1,113 homes per annum over the 20 
year Plan period as well as an overall employment land target of 381 hectares.  A detailed assessment 
of urban capacity in its SHLAA and Economic Development Needs Assessment (EDNA) has been 
undertaken by the Council as well as identifying the significant additional capacity that can be delivered 
through regeneration plans. As part of this process the Council has confirmed a total urban capacity for 
15,429 homes. 

The following requirements have been identified in the table below1: 

This table identifies a total requirement of 24,220 homes based on an annual requirement of 1,113 per 
annum over a 20 year Plan period. It specifies a total capacity within the urban area of 15,429 dwellings 
which leaves a requirement of 8,791 new houses to be provided on sites to be located in the Green Belt. 
This is made clear in paragraph 4.17 of the Preferred Development Option: 

1 Preferred Development Option - Consultation (July 2017), Table 1: Housing Land Requirements, page 14 
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"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."2 

Strategic Objectives 

The Preferred Development Option Consultation document sets out the strategic objectives for the Local 
Plan, which includes: 

"To facilitate the sensitive release of Green Belt land to meet Warrington's long term housing and 
employment needs, whilst ensuring the revised Green Belt boundaries maintain the permanence 
of Warrington's Green Belt in the long term."3 

This strategic objective is supported by Bellway. 

Defining High Level Spatial Options 

The Preferred Development Option Consultation document states the three options were considered for 
the spatial distribution of new development: 

• Option 1: Green Belt release only in proximity to the main Warrington urban area; 

• Option 2 - Majority of Green Belt release adjacent to main urban area with incremental 
growth in outlying settlements; and 

• Option 3 - Settlement extension in one or more settlement with remainder of growth 
adjacent to the main urban area. 

The consultation document confirms at paragraph 4.50 that the difference in the above options is their 
approach to the allocation of Green Belt land for housing. It has been confirmed that Option 2, focusing 
Green Belt release adjacent to the main urban area of Warrington, with incremental growth in the 
outlying settlements, is the preferred option. 

This approach, is generally supported by Bellway as it recognises the need for some Green Belt release 
in outlying settlements, such as Croft, to contribute to longer term sustainability of local services and 
local businesses. Whilst option 2 is generally supported by Bellway, some of the outlying settlements, 
such as Croft, have the ability to accommodate a higher level of development than identified in the 
Preferred Option document. 

Main Development Locations 

The Preferred Development Option Consultation document establishes that the outlying settlements 
would be capable of accommodating a minimum of 1,000 dwellings, which then leaves approximately 
8,000 dwellings to be accommodated adjacent to the main urban area in order to meet the housing 
requirement.  The following options have been considered for accommodating the 8,000 homes: 

• Option 1 - A Garden City Suburb to the south east of the Warrington main urban area of 
approximately 8,000 homes; 

• Option 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; 

2 Preferred Development Option - Consultation (July 2017), paragraph 4.17, page 15 
3 Preferred Development Option - Consultation (July 2017), Table 5 - Local Plan Strategic Objectives, page 18 
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• Option 3 - A Garden City Suburb of approximately 6.000 homes and an urban extension 
to the west of Warrington of up to 2,500 homes; 

• Option 4 - A Garden City Suburb of approximately 4,000 homes and an urban extension 
to the south west of Warrington of up to 2,000 homes and urban extension to west of 
Warrington of up to 2,500 homes; and 

• Option 5 - A more dispersed pattern of Green Belt release adjacent to the main urban 
area. 

The Council have assessed option 2 to be the most appropriate option and this conclusion is met through 
a detailed assessment.  We comment on each option as follows: 

Option  1 - A Garden Cit y Suburb for 8,000 homes 

WBC regard the option to have a Garden City Suburb to the south east of Warrington as having potential 
to perform positively against the majority of the Plan objectives and the ability to maintain the 
permanence of the Green Belt at a strategic level through managed Green Belt release. However 
WBC's concerns with the option of having a development of this scale in a single location raises issues 
about deliverability and the impacts on the character of this part of Warrington. 

Bellway object to option 1 being the preferred option for similar reasons to WBC on matters relating to 
deliverability and the impacts this size of development would have on this area of Warrington. 

Option  2 - A Garden Cit y Suburb for 6,000 homes and Urban Exten sion for 2,000 homes 

The second option to have 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 is the preferred option of WBC. The Council 
consider that this option has the potential to perform positively against the majority of plan objectives 
and will have the ability to provide infrastructure to support the Garden City and South West extensions 
themselves and the town as a whole. The Council consider that by providing a second development 
location, the South West extension provides benefits in terms of broadening the supply base of new 
homes, although accepts that it could impact on the character of the wider area. 

Whilst Bellway broadly accept this approach as the preferred option, more homes should be allocated 
in the outlying settlements to compensate for the time it will take to deliver the necessary infrastructure 
required to support the Garden City Suburb.  It is clear that WBC require housing now, so smaller sites 
should be released from the Green Belt in the outlying settlements, such as Croft, in order to deliver 
housing in the immediate future. 

In summary, it is Bellway's view that the Council should look to rely more heavily on the delivery of 
smaller edge of settlement sites within outlying settlements to deliver its short term housing 
requirements, as opposed to the Garden City Suburb, which will require the delivery of complex 
infrastructure to fulfil its delivery requirements of 6,000 homes within the Plan period. This will enable 
the Council to guarantee that its short term housing aspirations can be delivered without the need for 
the delivery of any additional infrastructure. 

Option  3 - A Garden Cit y Suburb for 6,000 homes and Urban Exten sion  for 2,500 homes 

Option 3 is similar to option 2 in terms of the Garden City Suburb however the urban extension is located 
to the west rather than the south west and increases the number of houses from 2,000 to 2,500. 

The Council's assessment acknowledges that this option could have significant impacts on the strategic 
and local importance of the Green Belt and also refers to the deliverability of the site being a concern 
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as this is to be provided over a number of individual sites, which could impact the required primary 
school and health facilities. 

Bellway support the Council's decision to not accept this as the preferred option due to the issues 
relating to school capacity and deliverability. 

Option  4 - A Garden Cit y Suburb for 4,000 homes and Urban Exten sion  to the South West of 
Warring ton for 2,000 homes and an urban extensio n to the West of  Warring ton for 2,500 homes 

This option would include three separate urban extensions including a Garden City Suburb of 
approximately 4,000 homes, an urban extension to the south west of Warrington of up to 2,000 homes 
and an urban extension to the west of Warrington of up to 2,500 homes. 

WBC comment that the smaller Garden City suburb could provide potential benefits in terms of reducing 
the impact on the character of the wider south east Warrington area and also reducing infrastructure 
requirements.   

As noted under option 3, there are serious concerns over the provision of schools and their capacity to 
accommodate 2,500 homes as part of an urban extension to the west of Warrington alongside 
deliverability. For these reasons, Bellway support the Council's decision to not accept this as a preferred 
option. 

Option  5 - Green Belt re lease adjac ent  to Main Urban Area 

Option 5 proposes to have a more dispersed pattern of Green Belt release adjacent to the urban area 
which would likely have a reduced risk with regards to infrastructure, however we agree with WBC that 
this raises concerns about the deliverability of the infrastructure required to support growth and the risk 
that development of this kind would exacerbate existing congestion and infrastructure constraints in the 
Warrington urban area. 

Given the concerns with regards to infrastructure, Bellway support the Council's decision to not accept 
this as a preferred option.  

Outlying Settlements 

The Council has not identified specific development sites for the individual settlements at this stage of 
the Plan making process. It is stated that the allocation of individual sites will be identified in the 
Submission Version of the Local Plan. 

Table 22 (Outlying Settlements - Indicative Green Belt Capacity)4 of the Preferred Development Option 
Consultation document does define an approximate number of homes the Council considered can be 
accommodated by each of the outlying settlements as follows: 

4 Preferred Development Option - Consultation (July 2017), Table 22 - Outlying Settlements - Indicative Green Belt Capacity, 
page 46 
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It is noted that Croft is considered to accommodate 60 units for incremental growth and release from 
the Green Belt which is supported by Bellway. As noted in the 'Settlement Profiles - Outlying 
Settlements (July 2017) document, this level of incremental growth could be achieved without impact 
on the strategic importance of the Green Belt. As such, the Council should consider the possibility of 
accommodating more housing in Croft especially when sites such as Heathcroft Stud have been 
identified as having a weak contribution to the Green belt and have the ability to deliver more than 60 
dwellings. It is understood that the final numbers assigned to Croft will depend on the detailed 
assessment of potential development sites which is ongoing. 

ALLOCATION OF HEATHCROFT STUD, CROFT FOR HOUSING 

The Preferred Development Option document acknowledges that there is an annual housing need of 
1,113 dwellings. WBC is not able to currently demonstrate a 5 year supply of housing land supply and 
so in order to meet the development needs arising from its growth aspirations, it is necessary to release 
Green Belt land for housing. The Preferred Development Option allocates 60 houses to Croft for release 
from the Green Belt to try and meet the overall housing need of 24,220.  

The Development Statement submitted alongside this representation demonstrates the site at 
Heathcroft Stud as being a suitable site to provide sufficient housing to meet the needs of Croft to 
support the Council's overall housing needs. In summary, the Development Statement illustrates that 
the site at Heathcroft Stud would: 

• Positively contribute to the identified need for new housing in the Borough over the Plan 
period based on WBC's Local Plan Review evidence base and any subsequent uplift in this 
figure to account for affordability issues; 

• Create a range and mix of housing types that will make a positive contribution to the 
Borough's housing requirements by providing a mix of types and tenures of dwellings 
including new affordable homes; 

• Be available, suitable achievable and viable for housing development in accordance with 
national planning policy; 

• Generate growth and provide significant benefits to the local economy including the 
creation of new jobs, construction spend and investment generated by mew residents; 

• Deliver an overall development vision for the site that provides a well-designed and 
sympathetic development in a sustainable location in Croft, and; 

• Sensitively integrate with its surrounding landscape features delivering a strengthened 
Green Belt boundary to the north, east and south of the site. 
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 4 2.0 The Site 

Site Description 

      
     

Centre is located at the south of the site 

and currently operates as a commercial 

livery (with 56 stables) and stud farm. 

Show jumping training and clinics by two 

veterinary surgeons also take place at  

the site. 

The northern site boundary comprises the 

boundary of Croft Primary School as well 

as undeveloped land. The eastern and 

southern boundaries comprise undeveloped 

land. A brook adjoins the eastern boundary 

of the site and a public right of way route 

adjoins the southern boundary of the site. 

The western boundary comprises the rear of 

residential properties on Deacons Close. 

Beyond the western and southern 

boundaries of the site is the main residential 

area of Croft. This is typically characterised 

       
properties with rear and front gardens. 

The site does not contain any designated 

heritage assets such as scheduled ancient 

monuments, listed buildings, registered 

      
Conservation Areas. A Grade II listed building, 

known as Christ’s Church is located 0.5km 

to the east of the site (reference: 1329750). 

       
(reference: 1139385) and is located roughly 

0.7km to the south of the site and both St 

Lewis Presbytery (reference: 1329751) and 

Church of St Lewis (reference: 1139383) are 

located to north of the site, approximately 

0.7km away. The proposed residential 

        
setting of any of these listed buildings. 

Regular and frequent HGV and tractor 

movements are generated by the existing 

equestrian use of the site, with stables 

needing to be mucked out, horses hacked 

out, veterinary clinics, and show jumping 

events. The proposed development of the 

       
        

local highway network, resulting in less 

of an impact on the amenity of 

neighbouring residents. 

A Sustainable and Accessible Location 

The site is located in the administrative area 

of WBC, within the settlement of Croft which 

is approximately 9km north of Warrington 

Town Centre. 

       
and as an area for future housing growth 

by WBC in its Local Plan Review 

“Spatial Distribution”. 

The settlement of Croft has a range of 

services including; churches, primary 

      
youth centre, golf club, bowling green and  

a hairdresser. 

There are two primary schools within the 

vicinity of the site to the north, including 

St Lewis Roman Catholic Primary school 

(1km) and Croft Primary School, (400m). 

      

Village Preschool is within walking distance 

of the site. The closest secondary school 

is at Birchwood Community High School, 

5 5km south of the site. 

Bus stops are located approximately 175 

metres north east of the site along Mustard 

Lane, which provide hourly services to 

Leigh and Warrington and other services to 

Glazebury. The bus journey to Warrington 

takes about 26 minutes and provides access 

to a range of services and facilities. 

Access to the strategic highway network is 

available via Lord Street, Heath Lane and 

Stone Pit Lane, which connect to the A579 

and provide a direct link to junction 22 of the 

M6 and onward travel to the north and south 

  

In summary, the site is situated in a sustainable and accessible location 
surrounded by established housing to the west and south. It is part 

           
network, being accessible by a range of sustainable transport modes  
such as walking, cycling and public transport. 



















 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

13 Heathcroft Stud, Croft, Development Statement 

Evidence Base Documents 

Housing Needs in WBC 

Housing need in Warrington is addressed in 

the Mid Mersey Strategic Housing Market 

Assessment (SHMA) Addendum for Warrington 

        
        

considerably higher than the adopted Local 

Plan Core Strategy target of 500 dwellings 

        
need implications arising from job growth for 

Warrington, and provides a revised housing 

need of 1,113 dwellings per annum over the  

    

         
        

need in the Borough is approximately 22,260 

      
Assessed Need (OAN) in the Borough. 

Housing Supply in WBC 

The Urban Capacity Assessment Update 

        
capacity for 15,429 homes, based upon the 

      
Availability Assessment (SHLAA) published in 

July 2017. 

       
         

the WBC’s housing need of 22,260 dwellings 

as required by the SHMA. Furthermore, a 

review of some of the SHLAA sites brings into 

question the deliverability of those which have 

been deemed ‘suitable’. Due to environmental 

matters and land assembly issues we consider 

        
are not deliverable and as such will not come 

forward for development. This includes issues 

surrounding contamination, ownership disputes, 

hazardous installations, access or ecological 

issues. As such it is likely that Warrington’s urban 

capacity is overstated as a result of potential 

deliverability issues, which further reinforces the 

need for Green Belt release and in particular this 

site’s immediate release from the Green Belt. 

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. 

Warrington’s Urban Capacity 

As part of the Local Plan Review, Mickledore was 

commissioned to review alternative forecasts for 

housing and employment land and also review 

historical housing completions. It is noted in the 

      
Numbers’ prepared by Mickledore (October 

2016) that DCLG record an average number of 

housing completions in Warrington of 627 units 

       
record an average of 840 units per annum over 

        

However, WBC’s Annual Monitoring Report 

(AMR) 2015/2016 provides an update on key 

performance indicators in Warrington during 

the period 1 April 2015 to the 31 March 2016. The 

report indicates that 595 net new homes were 

completed in Warrington, which is considerably 

less than the 687 completions during 2014/15. 

Furthermore, the AMR indicates that WBC 

       

Spatial Distribution 

       
individual parts of the main urban area of 

      
West) and for each of the outlying settlements. 

      
for the capacity of local schools, health facilities, 

open space, leisure facilities, community 

facilities and the transport network assuming 

that all sites within the urban area are built 

out in accordance within the timescales set 

        
gross scenarios to be tested to understand 

the level of growth that existing infrastructure 

could accommodate, the new infrastructure 

required to support higher levels of growth and 

comparison of the growth scenarios against 

Local Plan objectives. 

       
distribution of new development and WBC 

       
release adjacent to the main urban area of 

Warrington, with incremental growth in the 

      
      

number of homes WBC considers can be 

accommodated by each of the outlying 

settlements under the ‘incremental growth’ 

scenario (option 2). The Green Belt capacity for 

each of the outlying settlements is indicative 

        
detailed assessment of potential development 

sites including a more detailed assessment 

of the implications for the character of the 

respective settlements, the permanence of the 

amended Green Belt boundaries, and transport 

impacts. The indicative Green Belt capacity for 

Croft is 60 new dwellings. WBC has undertaken 

an initial review of each of the Call Sites in terms 

of the land use and characteristics and Green 

Belt performance in WBC’s Green  

Belt Assessment. 
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14 3.0 Planning Policy and Guidance 

Green Belt Assessment 

        
and SHMA, which indicate that WBC is 

      
urban land to meet its housing need, 

WBC published a Green Belt Assessment 

(Additional Site Assessments of Call for Sites 

Responses and SHLAA Green Belt Sites) 

in July 2017. The document provides an 

assessment of parcels of Green Belt in the 

       
Green Belt, as set out in the NPPF, in order 

to enable WBC to consider whether there 

are ‘exceptional circumstances’ to justify 

altering Green Belt boundaries and enable 

existing Green Belt land to contribute to 

Warrington’s housing land supply. 

       
in the Green Belt Assessment under site 

reference R18/095. The site is considered to 

make a ‘weak’ contribution to the purposes 

of the Green Belt and states that: 

“The site makes a moderate contribution 

to two purposes, a weak contribution to 

one, and no contribution to two. In line with 

the methodology, the site has been judged 

to make a weak overall contribution. The 

site supports a moderate-weak degree of 

openness due to the built form however 

it has non-durable boundaries and 

therefore makes a moderate contribution 

to safeguarding the countryside from 

encroachment. The site makes a moderate 

contribution to assisting in urban 

regeneration and a weak contribution to 

preventing towns from merging.” 

In relation to purpose 3 ‘to assist in 

safeguarding the countryside from 

encroachment’, the assessment states: 

“The boundaries between the site and the 

settlement to the west are non-durable 

consisting of the rear gardens of residential 

properties on Deacon Close with fences/ 

hedges and a tree lined boundary with 

       
to the west. The boundaries between the 

site and the countryside are of mixed 

durability, the southern boundary is a hedge 

lined made footpath which is durable, the 

       
intermittent tree line which is not durable 

and the eastern boundary is an unmarked 

       
non-durable boundaries are not able to 

prevent encroachment beyond the site if the 

site were developed. The existing land use 

is in part open countryside, with a section 

         
is an equestrian centre. This also provides 

        
         

vegetation however has between 20 and 30% 

built form with low line views in some places 

albeit restricted in others by the built form. 

Thus, the site supports a moderate-weak 

degree of openness. Overall, the site makes 

a moderate contribution to safeguarding the 

countryside from encroachment as it has a 

moderate-weak degree of openness however 

has non-durable boundaries and therefore 

has a moderate role in safeguarding the 

countryside.” 

In relation to purpose 5 ‘to assist in urban 

regeneration, by encouraging the recycling 

of derelict and other urban land’, the 

assessment states: 

“The Mid Mersey Housing Market Area has 

      
development, therefore the parcel makes a 

moderate contribution to this purpose”. 

Overall, WBC is considering the site for 

Green Belt release in order to accommodate 

future housing requirements. 

This Section assesses WBC’s 
evidence base and concludes there 
is an annual housing need of 1,113 
dwellings per annum and that WBC 

       
year housing land supply. 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 8,791 homes, in order 
to meet its housing requirements in 
the Plan period and produce a plan 

       
NPPF. 

      
a sustainable location and as an 
area for future housing growth. The 

    
      

assessed by the Council as making a 
weak contribution to the Green Belt. 

It is therefore well placed to make 
a positive contribution to Croft and 
the Borough s housing requirements 
early on in the plan period. 





 

 

 

 

 

 

 

  

 

 

  

 

 

 

 

  

 

 

 

 
 

 

 
 

 

 16 4.0 The Case for the Removal of the Site from the Green Belt 

Demonstrating 
Exceptional 
Circumstances for 
Green Belt Release 

The exceptional circumstances 
which support an alteration to 
Warrington’s Green Belt through 
WBC’s Local Plan Review 
include: 

Warrington’s Housing Need 

The adopted Core Strategy provided a 

housing target of 500 dwellings per year. 

The evidence base for the Local Plan 

Review indicates that WBC has an OAN of 

1,113 dwellings per annum, which equates to 

       
2037. This OAN target is substantially larger 

than the Core Strategy target. 

The Borough’s housing target should only 

          
land supply, constraints and sustainability 

appraisals. The target may be higher if it 

takes into account unmet need from  

other areas. 

   

       
per annum in the Borough is established 

in the 2017 SHMA. The 2015/2016 AMR 

indicates that there is a chronic lack of new 

      
the requirement of 288 homes of 58 in 

2014/15 and 119 in 2014/15. The delivery 

of sites which are viable, deliverable and 

available, such as the site at Heathcroft Stud, 

      
      

Warrington’s Urban Capacity 

WBC cannot currently demonstrate a 

       
stated 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 8,791 homes. The 8,791 

       
unmet housing needs from other areas, or 

        
in the SHLAA will not come forward for 

development due to lack of deliverability. 

It is clear that to meet its OAN, 
WBC will need to release land 
from the Green Belt because its 

    
short of its housing requirement. 



 

 

 

 

 

 

 

 

 

 

  

 

 
 

 
 

 
 

 

 
 

 
 

  

17 Heathcroft Stud, Croft, Development Statement 

The Five Purposes 
of the Green Belt 

It is clear, that there are 
exceptional circumstances for 
Green Belt release in Warrington 
in order to ensure that the 
amount of new homes required 
are delivered across the Plan 
period. Bellway Homes and its 
professional team has assessed 
the site against the purposes of 
the Green Belt. 

The site represents a logical and 
appropriate option for Green 
Belt release to meet the future 
housing needs of the Borough. In 
accordance with Paragraph 
80 of the NPPF the site: 

1. Will not result in unrestricted 3. Will not create unacceptable 5. Will not discourage urban 
     encroachment into the countryside regeneration 

The site is not directly adjacent to the The boundaries between the larger parcel       
Warrington urban area and therefore will of land which includes the site and the       
not lead to the unrestricted sprawl of countryside consist of Mustard Lane to the sites is becoming exhausted and, 

large built up areas. Furthermore, the site north and Lady Lane to the east which are consequently, Green Belt release will be 

is surrounded on its western boundary durable boundaries which could prevent required over the life of the Plan period 

by existing residential development and encroachment beyond the parcel if it were to meet the Borough’s housing needs. 

therefore forms a logical extension to the developed. The development of the site       
existing area. As such the site will not result would create a new strengthened long to meet the Borough’s housing need and 

in unrestricted sprawl and will have no term Green Belt boundary and would align therefore, Green Belt release is required in 

contribution to this purpose, with the established residential area of addition to the urban sites coming forward 

Croft. Therefore, the site will make a weak for housing. The site will not prevent urban 
2. Will not cause the merger of contribution to this purpose, regeneration and as such it has a weak 
neighbouring towns contribution to this purpose. 

The functions, separation and context of 

the wider Green Belt in Warrington will be 

4. Will not impact on the special 
character of historic towns 

maintained, without diminishing the distance Croft is not an historic town and the parcel 

between the settlement of Culcheth to the in not within a Conservation Area. The 

north east of the site and Croft. As such development of the site would also not 

the site will not result in the merger of impact upon the character of any listed 

neighbouring towns and will have a weak buildings. Therefore, the site makes no 

contribution to this purpose, contribution to this purpose, 









 

 

 

 

 

 
 

  

 

 

 

 

 

21 Heathcroft Stud, Croft, Development Statement 

  

A key objective of the social role of 

sustainable development is to support a 

strong, vibrant and healthy community. The 

allocation of the site for housing and the 

development of new dwellings will provide: 

• A sustainable development with good 

access to shops, services and  

transport links; 

• New residents who could enhance the 

skills base available to employers in the 

      
business productivity; 

• A range of open market housing 

comprising various types to meet the 

needs of Croft; 

•        
       

by the Borough’s 2017 SHMA, which 

       
across the Borough as a whole; and 

• Landscape enhancements and public 

open space that integrates with the wider 

Green Belt to the north and east of 

the site. 

      
would contribute to WBC’s housing land 

supply. In line with paragraph 47 of the 

NPPF, the Local Authority should seek to 

      
The site provides an opportunity to develop 

a sustainably located site which will 

contribute to meeting the Borough’s housing 

       
years. It is evident that WBC is not able to 

       
at present and also requires additional 

        
allocation as part of their Local Plan Review. 

     
       

the proposed housing development in 

accordance with the social dimension of 

     
the NPPF. 
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Landscape and Visual Assessment 

The site lies within the Landscape 

    
       

‘Winwick, Culcheth, Glazebrook and Rixton’. 

Furthermore, the site sits within the National 

Character Area ‘Mersey Valley’. A Landscape 

and Visual Appraisal has underpinned this 

Development Statement which assesses the 

       
negligible upon the Mersey Valley NCA. 

The site is not prominent within the wider 

landscape and there are a number of 

landscape features which could assist 

with the successful integration into the 

settlement edge character. A sensitively 

       
wider rural landscape as it will not be highly 

         
elements of the landscape characteristics. 

      
visual constraints that would preclude 

the development of the site, subject to 

appropriate massing, design, layout and 

design measures at the planning  

application stage. 

Ecology and Trees 

The site is not located within any designated 

ecological areas. A site of importance 

for nature conservation, known as Croft 

Grassland is located approximately 0 2km 

to the south of the site. However given the 

existing structure of Heathcroft Stud stables 

already at the site and the hedgerows along 

the southern boundary of the site, it is not 

considered that Croft Grassland will be 

     

The site comprises pastureland, which is 

       
It is bound by minimal vegetation of limited 

trees and hedgerows. Some hedgerows 

and trees also bisect the site. There are no 

      
site or nearby surrounding area. A future 

planning application would be supported 

       
any relevant protected species surveys. 

Furthermore, all ecological features would 

      
and enhancement measures as necessary. 

Initial assessments have indicated that the 

existing stables could have bat potential. 

Furthermore, the hedgerows and trees 

within and surrounding the site have 

potential for nesting birds and the brook 

along the eastern boundary could possibly 

contain water voles or rats. Further surveys 

will be undertaken to establish the extent 

and level of mitigation recommended to 

accommodate any future development. 

Subject to further surveys and the 

implementation of best practice mitigation 

measures, it is not considered that any 

ecological constraints would prevent the 

proposed development coming forward. 

Ground Conditions 

       
located on the site, according to the 

      
with the Coal Authority’s mapping service, 

there are no records of mining activity or 

previously worked areas on the site. Croft 

is located within a Coal Mining Reporting 

Area which is used to determine whether a 

coal mining report is required for property 

transactions and the conveyance process. 

The site is currently developed in the 

southern parcel which comprises Heathcroft 

Stud stables and undeveloped land across 

the remaining site having historically been 

used for agricultural purposes. As such, 

there are limited potential sources of 

contamination. It is not considered that there 

     
that would prevent the site coming forward 

for development. 
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Flood Risk and Drainage 

     
indicates the site lies within Flood Zone 1 

which means there is less than a 0.1% (1 in 

      
year. Furthermore, a brook is located along 

the eastern boundary of the site. 

The site is considered suitable for residential 

      
appropriate sustainable drainage measures 

could be implemented to maintain existing 

       
risk on the site. A Flood Risk Assessment 

would be submitted with a planning 

application and it is not considered that the 

         
risk elsewhere. 

Air Quality 

WBC has declared two Air Quality 

Management Areas (AQMA) and the site is 

not located within, or in close proximity 

to them. 

The construction and future occupation 

of the site will consider the impacts of the 

proposals on the local air quality in the 

Borough, however it is not considered that 

air quality impacts would preclude the 

development of the site. 

Noise 

The main source of existing noise would be 

that emanating from the nearby highways 

network and from the residential properties 

surrounding the site. Subject to appropriate 

building envelope design and layout of 

the development, it is not envisaged the 

existing noise environment would preclude 

the proposed development coming forward. 

Suitable mitigation measures could be 

implemented during the construction 

phase to minimise noise impacts on the 

surrounding sensitive receptors. 

In summary, development of the site for housing would constitute 
sustainable development in accordance with the NPPF when taken as a 

           
         
              

allocation for housing. Importantly, the development at the site will deliver 
the type, quality and quantity of new homes that will support the growth of 
Warrington Borough over the Plan period and is suitably and sustainably 
located to access public transport and local facilities. 

The delivery of new homes at Heathcroft Stud would make a positive 
contribution towards meeting the housing needs of the Borough. A 
professional team of technical experts has been appointed to underpin the 
relevant assessments and support the delivery of the site moving forward. 
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Site Considerations and Opportunities 

The development vision derives from a careful 

analysis of the site’s characteristics, its context 

and the opportunities and considerations which 

arise and have been outlined earlier in  

this Statement. 

        
Deacons Close on the eastern boundary which 

is considered to provide suitable vehicle access 

to the site from the main street running  

through Croft. 

An existing public right of way adjoins the 

southern boundary of the site, travelling west 

to east providing an opportunity to extend the 

existing pedestrian and cycle network to the site. 

The brook and distinct hedgerows along 

the eastern boundary have the potential to 

      
Belt boundary between Croft and the wider 

countryside whilst also including the site as part 

of the residential area of Croft. The same applies 

to the northern and southern boundary of the 

site which comprise a clear hedgerow and  

tree border. 

A robust site analysis has been carried out 

to determine the principle considerations 

and opportunities that will underpin the 

development vision. The key considerations and 

opportunities presented by the  

site include: 

• The need to complement the character of 

the surrounding area through appropriate 

development densities, street scenes and 

housing types; 

• Safeguarding the existing landscape 

structure and connecting the established 

vegetation with new on site green corridors 

with multifunctional use; 

•          
residential area of Croft and an appropriate 

Green Belt boundary to the wider area; 

•       
and its surroundings in order to promote 

sustainable local movement networks for 

both pedestrians and cyclists; and 

• The need to retain the public right of way to 

the south of the site. 

There is the potential to develop a high quality, 

characterful residential scheme with a coherent 

landscape structure which conserves the natural 

assets as well as creating a framework for 

recreation and extending the existing pedestrian 

and cycle network. 

The masterplan illustrates how the site could 

be developed to ensure that the objectives 

illustrated by the key concepts can be met. The 

proposed Masterplan is set out at Figure 5. 

A high quality residential scheme is 
proposed which could deliver the 
following key features: 

•     
     

WBC’s aspirations for Croft  
  

• Provision of a high quality, 
    

• Enhanced landscaping within 
the site, especially along the 

  

• Retention of the existing public 
right of way to the south of 

  

• New pedestrian and cycle links 
to connect the proposed green 
spaces with the wider footpath 
network within the site and the 

   

• Retention of views into and out 
of the site. 

The masterplan demonstrates that 
the site is capable of delivering 

     
complement its setting and deliver 

     










