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2: Questions
Question 1
Do you have any comments to make about how we’ve worked out the need for new
homes and employment land in Warrington over the next 20 years?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 2
Do you have any comments to make about how we’ve worked out the number of
homes and amount of employment land that can be accommodated within
Warrington’s existing built up areas?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 3
Have we appropriately worked out the amount of land to be released from the Green
Belt, including the amount of land to be ‘safeguarded’?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation

5

Question 4
Do you agree with the new Local Plan Objectives?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 5
Do you have any comments to make about how we’ve assessed different ‘Spatial
Options’ for Warrington’s future development?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 6
Do you have any comments to make about how we’ve assessed different options for
the main development locations?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation

8

Question 7
Do you agree with our Preferred Development Option for meeting Warrington’s future
development needs?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 8
Do you have any comments to make about our Preferred Development Option for the
City Centre?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 9
Do you have any comments to make about our Preferred Development Option for the
Wider Urban Area?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 10
Do you have any comments to make about our Preferred Development Option for
developing the Warrington Waterfront?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 11
Do you have any comments to make about our Preferred Development Option for
the Warrington Garden City Suburb?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 12
Do you have any comments to make about our Preferred Development Option for the
South Western Urban Extension?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation

14

Question 13
Do you have any comments to make about our Preferred Development Option for
development in the Outlying Settlements?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation

15

Question 14
Do you agree with our approach to providing new employment land?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 15
Do you agree with our suggested approach for dealing with Gypsy and Travellers and
Travelling Showpeople sites?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 16
Do you agree with our suggested approach for dealing with Minerals and Waste?

Please refer to submitted consultation documents from Wallace Land Investments:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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Question 17
Having read the Preferred Development Option Document, is there anything else you
feel we should include within the Local Plan?

Please refer to submitted consultation documents from Wallace Land Investments.:
Land at Cherry Lane, Lymm. Warrington Local Plan Review Preferred Development Option:
Regulation 18 Consultation
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1

INTRODUCTION

1.1

Introduction
This Section provides the findings of a landscape and visual analysis of the site and its
surrounding landscape and visual context. This report is not a landscape and visual
assessment or appraisal and does not assess or quantify any landscape and visual
effects of any proposed development on the site or surrounding landscape. The main
objectives of this report are as follows:
• To describe the baseline landscape character of the site and its surroundings;
• To identify potential visual receptors (i.e. people who will be able to see the
development);
• To identify landscape elements associated with the site; and
• Identify any potential prominent effects and mitigation proposals where they can
reduce adverse effects of any development on the site.
The surrounding landform, built form and vegetation has been taken account as part of
this report and the spatial scope for all the baseline studies including topography,
landscape designations, landscape character is a 1km radius from the site.

1.2

The Proposed Development & Site Context
The site is 8.6 ha in size, broadly rectilinear in shape and located to the south western
edge of the town of Lymm. The proposed development would be located to the south of
Booth’s Lane, which forms the southern extent of the settlement, and to the west of the
B5158 Cherry Lane. The site consists of relatively flat to gently undulating agricultural
land, which is generally well contained by vegetated boundaries. This gently undulating
agricultural landscape continues away from the site and the settlement of Lymm to the
south, west and east. The study area is therefore predominantly rural with a number of
isolated farmsteads and small residential areas such as the residencies on The
Avenue. The M6 corridor runs from north to south through the study area to the west of
the site; the Poplar motorway services are located approximately 1.1 km to the south
south-west. There are a number of blocks of woodland within the study area, to the
south-east of the site and around the river valleys.
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1.3

Methodology
The method used for the review of landscape and visual effects is based on the broad
principles established in the following best practice guidance:
• The Landscape Institute and the Institute of Environmental Management and
Assessment (2013) Guidelines for Landscape and Visual Impact Assessment,
Third Edition (GLVIA3); and
• Scottish Natural Heritage and the Countryside Agency (2002) Landscape
Character Assessment: Guidance for England and Scotland.
The analysis considers the preliminary baseline conditions of the proposed
development context but does not attempt to score the significance of potential effects;
however, it does identify potential issues for further consideration in subsequent design
proposals.
A high-level desk based review of landscape designations and policy has been
undertaken along with a desk-based study of aerial imagery and Ordnance Survey
mapping. A site survey was undertaken on Wednesday 20th September 2017; the
weather conditions were predominantly cloudy with good visibility.
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2

BASELINE CONDITIONS

2.1.2

Landscape Designations and Policy
There are no national or regional landscape designations within or in close proximity of
the proposed development. The town of Lymm contains a number of Listed Buildings
and a Scheduled Monument at Lymm Hall which also forms part of the Lymm
Conservation Area, located a minimum of 400m to the east of the site.
The site lies within Green Belt and within National Landscape Character Area (NCA)
60: Mersey Valley.

2.1.3

Landscape Character
At a national level, the site and wider study area lie within NCA 60, from which the
characteristics considered relevant include:
• Trees and woodland are mainly associated with settlements, occasional parkland
and isolated woodland blocks; and in recent years new community woodlands
have been planted.
• Large-scale, open, predominantly flat, high-quality farmland occurs between
developments, with primarily arable farming to the north of the valley and a
mixture of arable and dairying to the south.
• The field pattern is regular and large scale, often defined by hedgerows with
isolated hedgerow trees; many hedgerows are intermittent and have been
replaced by post-and-wire fencing, while field boundaries on the mosses are
marked by ditches.
• The predominant building material is red brick though some sandstone
construction remains, and some survival of earlier timber frame.
• There are densely populated urban and suburban areas, with major towns
particularly at the river crossings, including Runcorn, Widnes and Warrington.
• The river valley has a dense communication network with motorways, roads,
railways and canals running east–west, and power lines are also prominent.
The NCA 60 includes guidance within the Statements of Environmental Opportunity
which are relevant to the site as follows:
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• SEO 3: Manage the arable and mixed farmland along the broad linear Mersey
Valley, and create semi-natural habitats, woodlands and ecological networks, to
protect soils and water, enhance biodiversity, increase connectivity and improve
the character of the landscape, while enabling sustainable food production.
At a regional level, the site is covered within The Warrington Borough Council
Landscape Character Assessment (2007) produced by Agathoclis Beckman Landscape
Architects. The site is located within Landscape Character Type 3.C: Red Sandstone
Escarpment – Lymm, the key characteristics of which include:
• Smaller scale, more intimate rural landscape;
• Luxuriant hedgerow trees with diverse range of species;
• Rolling landscape;
• Restricted views; and
• Strong feeling of high landscape quality.
The area’s topography creates an intimate landscape, often self-enclosed by
woodlands and hedgerow trees. Views from the area are therefore less extensive with
few internal views of note. Lymm water tower and St Peter’s Church, Oughtrington are
exceptions, forming local landmarks.
The study describes the landscape as of high quality, however, the more intimate and
enclosed landform of the site and study area is considered less sensitive to small-scale
development than much of the wider, more open Red Sandstone Escarpment.
The main area of landscape change has resulted from the expansion of Lymm village
resulting in the loss of some rural landscape. It is also noted that hedgerow trees are
almost all at a mature stage and will require a programme of progressive replacement
to ensure their long-term presence. Viewpoints 1-4 are illustrative of the intimate and
enclosed nature of the landscape of the site and immediate study area.

2.1.4

Landscape Receptors
The site is currently pastoral farmland. The landscape character of the site is influenced
by its surrounding rural land uses and the settlement edge of Lymm and the B5158
Cherry Lane.
At a site level, any development on the site would mean the loss of pasture land and
therefore the loss of rural landscape. Given the relatively flat to gently undulating nature
of the site, changes to the topography of the site to accommodate built development are
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unlikely. The majority of boundary vegetation would be retained, with minimal loss to
gain access to the site and additional site fields. A full BS5837:2012 tree survey would
need to be undertaken to ensure the surrounding mature trees would not be impacted
by any built development. Other features of interest, such as the existing pond, could
also be retained.
At a local landscape level (to 0.5 km) there would be changes, in the form of introducing
built development to a predominantly rural area, albeit, edge of settlement landscape.
The area has some detracting influences including the relatively busy B51588 Cherry
Lane and the low level but present motorway noise, both of which reduce tranquillity.
The LCT 3:C landscape elements will therefore be effected as follows. The scale of the
landscape will remain predominantly unchanged with the retention of the vast majority
of hedgerows and trees. Topography will not be affected and views will be somewhat
more restricted on a very local level across and within the site. With careful
development much of the high landscape quality can therefore be retained, however,
there will inevitably be a loss of rural landscape on a local level that would be
perceptible primarily within 0.5 km of the site.
It is therefore considered that any prominent adverse landscape effects would be
limited to the area of the site and immediate study area and that overall effects on the
wider LCT3:C would not be prominent.

2.1.5

Visual Receptors
The visibility of the site is primarily restricted by the well vegetated field boundaries and
gently undulating landform of the surrounding landscape; views from the wider study
area are greatly limited; the site is generally well contained with a visual envelope of no
more than 1 km.
Visual receptors in close range of the site (within 500m) are likely to be effected most
by the introduction of any built development in the landscape. These would include:
• Residents of Booth’s Lane to the north of the site boundary;
• Isolated properties and groups of properties on Cherry Lane;
• Properties on The Avenue;
• Road users on the B5158 Cherry Lane; and
• People on The Mersey Valley Trail which follows Cherry Lane/Booth’s Lane.
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Views from Booth’s Lane and Cherry Lane are illustrated by Viewpoints 1-4, the
locations of which are shown on Figure 1. The site contains no public rights of way and
therefore public access is not available directly into the site.
Visual receptors at a medium range from the development (between 500m and 1km)
are likely to be considerably less effected by the introduction of built development to the
landscape. Most views would be through / over intervening vegetation and could
include:
• Residents of the isolated farmsteads including; Cherry Hall Farm to the south and
Higherhouse Farm and Boothshill Farm to the west; and
• Users of Public Rights of Way (PRoW) to the west.
Longer distance views (beyond 1km) appear to be greatly restricted and would not be
prominent.
It is therefore considered that any prominent adverse visual effects would be limited to a
small number of residential, vehicular and pedestrian receptors along Booth’s Lane and
Cherry Lane at a local level to the site. Other views from the wider area would be
greatly restricted by vegetation topography and urban form.

3

OPPORTUNITIES & CONSTRAINTS
Opportunities:
• Limited visibility of the site from the wider countryside due to the surrounding
vegetation, landform and urban form;
• Surrounding hedgerow and tree structure could form the basis for enhanced
green infrastructure around the site, and could be enhanced to increase
connectivity and visual screening;
• Creation of new landscape infill planting along the boundaries could further
screen the site from the closest visual receptors; and
• Planting and reinforcing hedgerow and hedgerow trees would be consistent with
the key characteristics of local landscape character and could enhance
biodiversity and improve habitat connectivity.
Constraints:
• Open views of the site and any potential development from a small number of
local properties, roads and PRoW;
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• Introduction of built form into a predominantly rural landscape and accompanying
changes to landscape character;
• The site is within the within an area of Green Belt and would result in the loss of
an area of farmland with a commensurate loss of openness within the site and
local area.

4

GREEN BELT REVIEW
The Warrington Borough Council Green Belt Assessment, Final Report (October 2016),
considers the five purposes of the Green Belt and sets out criteria by which a qualitative
assessment could be applied to each. In terms of this review, it is considered that
purpose three, ‘to assist in safeguarding the countryside from encroachment’, is
relevant for further review; the other purposes are considered in terms of more
quantitative criteria and do not warrant further review.

4.1.2

The Landscape of the site
The landscape of the site is reviewed as Green Belt parcel R18/008 and has been
attributed a ‘Strong contribution’ to purpose 3 of the Green Belt. Table 1 below provides
a comparison with the Warrington review. In summary, although it is considered that the
contribution to phase 3 could remain as strong, we believe there are sufficient
contributory factors, such as good overall enclosure of the site, that could reasonably
reduce the professional judgement of its overall contribution to Green Belt, to moderate.
Table 1: Review of Purpose 3 contribution to Green Belt
Warrington Green Belt Review

RSK Green Belt Review

The site boundary defined by Booth’s Lane, is a

The site boundary defined by Booth’s Lane, is a

durable boundary, and is able to prevent

durable boundary, and is able to prevent

encroachment – weaker contribution.

encroachment – weaker contribution.

The eastern boundary is predominantly formed by

The eastern boundary is predominantly formed by

Cherry Lane with a small section delineated by

Cherry Lane with a small section delineated by

residential

residential

development

–

able

to

prevent

development

–

able

to

prevent

encroachment – weaker contribution.

encroachment – weaker contribution.

The southern and western boundaries are in

The southern boundary is delineated by a

some areas marked by trees and hedges – not

generally

durable enough to prevent encroachment should

considered
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strong

hedgerow,

durable

enough

which
to

is

not

prevent

the site be developed – stronger contribution.

encroachment should the site be developed.
However, Cherry Lane curves to the west at the
southern extent of the site, and it could be said
that this, plus the existing residential development
and hedge/tree belts creates a durable boundary
just to the south of the proposed development,
which would prevent encroachment further to the
south – moderate contribution.
The western boundary is delineated by a
hedgerow, which is not considered durable
enough to prevent encroachment should the site
be developed – stronger contribution.

The existing land use is open countryside in

The existing land use is agricultural, however

agricultural use. The site is well connected to the

openness is reduced by a number of strong

countryside on three boundaries, is generally flat

vegetative boundaries within the site, such as to

with low levels of vegetation and no built form –

the reservoir, and the residential development

strong degree of openness.

and surrounding vegetative boundaries to the
south east. Longer views are limited in places
and it is considered that the degree of openness
is strong-moderate.

Overall strong contribution to safeguarding the

Overall strong contribution to safeguarding the

countryside from encroachment due to non-

countryside from encroachment as the site

durable boundaries between the site and the

supports longer line views to the east and west

countryside and the degree of openness.

and has non-durable boundaries to two sides.
There is no built development within the site,
however, some taller vegetation and properties to
the south east reduce openness within the site

4.1.3

Professional judgement of overall contribution
In line with the Warrington methodology, professional judgement must be applied to
provide an overall level of contribution of the site. Although the judgement with regard to
Purpose 3 of the Green Belt has been assessed as strong, as per the Warrington
assessment, we believe the existing review does not fully take into account the
durability of the boundaries to the north and east and the potential limited openness of
the site particularly to the south. In addition, although there is no development within the
site, existing vegetation within and built form enclosed on three sides just outside the
site reduces the degree of openness. In our opinion, applying professional judgement,
the site makes a moderate overall contribution.
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CONCLUSIONS
The site is visible from a low number of visual receptors situated directly adjacent and
close to the site. Visibility of the site from the wider area is limited by vegetation,
landform and urban form. This includes local PRoW, roads a number of isolated
farmsteads and the edge of the neighbouring settlement of Lymm. In general, the site is
well contained and screening could be further enhanced and strengthened through
additional planting; the eastern and western boundaries of the site have less screening
value and should be designed to incorporate a new tree and shrub screening buffer.
Once established, this would provide an additional level of visual screening and
containment which would be in keeping with the intimate nature of the surrounding
landscape, although it is unlikely that development could be totally screened.
Taking into account the site context, landscape character and the visual and landscape
analysis above it can be concluded that the site is currently rural in nature, with few
visual detractors in the local landscape. If development is sensitively designed with
appropriate mitigation the changes to the local landscape character could be reduced.
In landscape and visual terms, with appropriate established mitigation planting, the site
could be suitable for development.
However, the changes to the landscape character brought about by the introduction of
built development in to the rural landscape would lead to a reduction in openness of the
Green Belt within the site and immediate area. In our assessment, the overall
contribution of the site to the purposes of the Green Belt is moderate rather than strong,
as we believe the existing review does not fully take into account the durability of the
site boundaries and the potential limited openness of the site particularly to the south.
.
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View Point 1
Booth’s Lane looking south in to proposed site

View Point 2
Booth’s Lane looking south - east towards proposed site
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View Point 3
Booth’s Lane looking west with proposed site to left of view

View Point 4
Cherry Lane looking north - west in to proposed site
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1. INTRODUCTION
1.1.

1.2.

These representations are submitted in response to
the Warrington Borough Council Preferred Options
consultation (September 2017) of the Warrington
Borough Local Plan Review. They have been prepared
on behalf of Wallace Land Investments (Wallace).
Wallace promote residential and mixed-use
development in partnership with landowners across
England and Scotland, and are experts in their
subsequent delivery.

•
•
•

1.3.

1.4.

1.5.

•

The Local Plan Core Strategy sets out the planning
framework for guiding the location and level of
development in the borough up to 2027. The Adopted
Plan was the subject of a High Court legal challenge
and the Council has now begun the work necessary to
ensure the housing elements of the Plan are revised in
line with the ruling and reinstated as soon as possible.
Wallace is keen to continue to work with the Council
and other key partners in order to ensure that the
growth aspirations of Warrington are realised. These
representations respond to the emerging policies
and strategic matters, having regard to the national,
sub-regional, and local policy context. Wallace have
identifed a number of modifcations to be considered.
The representations also provide comment in respect
of the evidence base that underpins the Warrington
Borough Local Plan and the development options
identifed.
The representations are framed in the context of
the requirements of the Warrington Borough Local
Plan to be legally compliant and sound. The tests of
soundness are set out in the National Planning Policy
Framework (NPPF), paragraph 182. For a Plan to be
sound it must be:
Positively Prepared – the plan should be
prepared based on the strategy which seeks to meet
objectively assessed development and infrastructure

1.6.

requirements, including unmet requirements from
neighbouring authorities where it is reasonable to
do so and consistent with achieving sustainable
development;
Justifed – the plan should be the most appropriate
strategy, when considered against the reasonable
alternatives, based on proportionate evidence;
Effective – the plan should be deliverable over its plan
period and based on effective joint working on cross
boundary strategic priorities; and
Consistent with National Policy – the plan should
enable the delivery of sustainable development in
accordance with the policies in the Framework.
These representations also have regard to the
Government’s recently published Housing White Paper
– Fixing Our Housing Market (February 2017). The
White Paper places emphasis that since the 1970s,
there have been on average 160,000 new homes built
each year in England. The consensus is that we need
between 225,000 to 275,000 more homes per year to
keep up with population growth before we even start to
tackle years of under-supply and affordability issues.

1.9.

The proposed new approach aims to provide clarity
and simplify the method for arriving at a robust starting
point for establishing housing need i.e. Policy-off
position, and it is intended a revised National Planning
Policy Framework (NPPF) will be published for
consultation in Spring 2018 to refect these changes
(and others).

1.10. The proposed streamlined method consists of three
components. The starting point continues to be the
demographic baseline and is based on household
projections, which is then adjusted to take account of
affordability (average house prices to median average
annual incomes). It is proposed that for every 1% the
affordability ratio is above 4, housing need is increased
in increments of 0.25%. To ensure the level of need
generated as a response to the proposed incremental
increases is deliverable and realistic, a cap of 40% is
proposed on the total increase.

1.7.

The identifed problem is threefold:

•

not enough local authorities planning for the homes
they need;
house building that is simply too slow, and;
a construction industry that is too reliant on a small
number of big players.

1.11. At the present time, many local authorities, including
Warrington, are already working together when
identifying their housing need under the duty to
co-operate. The Government is proposing that local
planning authorities should be able to rely on the
evidence used to justify their local housing need for
a period of two years from the date on which they
submit their plan. Planning Inspectors are advised to
work on the assumption that if an authority employs
the outlined approach, they are sound to do so, unless
there are compelling reasons to indicate otherwise.

The Department of Communities and Local
Government (DCLG) recently published the
consultation document, Planning for the Right
Homes in the Right Places (14 September
2017). The rationale behind the consultation is to
create a system that is clear and transparent to avoid
complex, inconsistent, and expensive processes. In aim
of this, the Government proposes a new standardised
method for assessing housing need.

1.12. The Government is also proposing to set a period of
time to enable the transitional arrangements required
before new Local Plans are expected to employ the
proposed standardised method for calculating housing
need. Local authorities who submit new Local Plans to
the Secretary of State (SOS) after 31st March 2018 are
expected to employ the newly proposed standardised
method. As the review of the Warrington Local Plan
is likely to be submitted before 31st March 2018,

•
•
1.8.

the Council will be able to continue with the current
approach employed within its existing evidence base.
However, any incurred delays in progressing the review
of the local plan could mean that Warrington will have
to align its ‘policy-off’ assessment of housing need to
that of the newly proposed approach.
1.13. Currently, the Council’s assessment of its Objective
Assessed Housing Need (OAHN) is 955 dwellings per
annum. The newly proposed methodology by DCLG
produces a fgure of 914 new homes per annum.
1.14. It should be noted that the Local Housing Need is
expressed as a minimum fgure for the number of new
homes to be built, not a maximum. This is a minimum
to ensure that there are enough homes to meet local
need and avoid issues of affordability, and the Council
can then assess whether appropriate uplifts should be
applied based on aspirations for economic growth.
1.15. The Government in its proposed new methodology
is supportive of Council’s uplifting these housing
targets above the minimum fgure if they have ambition
to increase employment and jobs in their areas.
WBC’s growth ambitions suggest increasing the
Local Housing Need Figure to 1,113 new homes per
annum. Wallace is supportive of WBC’s approach and
aspiration to raise the housing fgure as set out in the
consultation document.
1.16. Ultimately, these fgures will form part of discussion and
debate at the Local Plan’s Examination in Public (EIP),
with its independent chair appointed by the SOS, but
it is important for stakeholders to present their views
early. Wallace does not raise any major concern at
this stage, but recommends that the Council provides
detailed evidence on the methodology as the Plan
progresses and reserves the right to comment should
the methodology change.
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3. PREFERRED DEVELOPMENT OPTION CONSULTATION
Introduction & Overview
3.1.

3.2.

3.3.

3.4.

Preferred Development Option

The previous Issues and Options stage was consulted
on between 24th October and 5th December 2016.
The Council received a total of 78 responses to the
consultation. The majority were from developers and
landowners although responses were also received
from Parish Councils, local residents, and other
stakeholders.

3.5.

In order to arrive at the preferred development option,
there were four key stages of work:

•

Having further considered the proposed scope of the
Review, the Council has concluded that there is a need
for a new Local Plan, incorporating the elements of the
adopted Core Strategy that remain up to date, rather
than a partial alteration to the adopted Core Strategy.

•

Stage 1: Confrming the development needs and
associated land requirements
Stage 2: Defne the Strategic Objectives
Stage 3: Assess the spatial options to accommodate
the development
Stage 4: Assess options for development locations

It is clear that the emerging Warrington Local Plan
is factoring in the potential growth effects from the
current wider political ambitions in the North West.
Based on a review of the evidence base, the Council
is proposing a housing target of 1,113 homes per
annum over the 20 year Plan period and an overall
employment land target of 381 hectares; this fgure
is in line with the Devolution Growth scenario set out
in the 2017 Addendum Strategic Housing Market
Assessment (SHMA).
This target is the frst of the six strategic objectives
outlined in the consultation document which aims to
build on the current successful regeneration of the
town centre and the inner urban areas of Warrington.
This is complemented by the release of Green Belt
land and supported by wide ranging strategic and
local infrastructure investment, and the creation of new
sustainable neighbourhoods which will deliver the step
change in taking Warrington from a New Town to a
New City. Wallace supports the Strategic Objectives for
the Local Plan and the transition of Warrington from a
New Town to a New City.

•
•

Stage1 - Development Needs & Associated
Land Requirements
Confrming Development Needs- Planning for Growth
3.6. The consultation document seeks to align job
growth and housing needs consistent with the NPPF
(paragraph 158) and PPG (ID 2a-018). The Council has
taken the decision to plan for a level of growth which
accords with the LEP’s Strategic Economic Plan (SEP),
over and above the baseline economic jobs forecasts
for Warrington. The 2017 SHMA Update considers the
impact of the LEP devolution proposal to create 31,000
additional jobs in the Borough from 2015 to 2040. It is
understood this would equate to 28,520 additional jobs
over the SHMA period to 2037. Based on past trends
it is also highly likely that higher rates of economic
growth could be achieved and this would suggest a
corresponding increase in the housing requirement.
3.7.

Based on the Evidence set out above, the Council is
proposing a housing target of 1,113 homes per annum
over the 20-year Plan period (22,260) and employment
land target of 381 ha. Wallace broadly supports
this approach and the proposed land requirements.
However, the strategic location of Warrington between
the two city regions, and Cheshire and Lancashire
provides continued impetus for growth and Wallace
considers that the alignment with the SEP is logical,

realistic, and appropriate, but could be exceeded
further.
3.8.

The 2017 SHMA Update also highlights that
Warrington is a net importer of labour and the Council’s
aspiration for continued growth in jobs will lead to
an increased desire to live within the area and thus a
greater provision of new homes would be required.

3.9.

An area of concern that is not addressed by the
2017 SHMA Update, is that it makes no allowance
for increased Household Formation Rates (HFRs) in
Warrington in the future. Whilst the latest projections
continue to assume lower household formation rates
for younger households, the continued failure to
deliver enough homes to meet need, an intensifying
affordability crisis and growing evidence of younger
households being excluded from the housing market
remains a major issue.

3.10. The 2017 SHMA Update identifes a signifcant need for
affordable housing in addition to an accrued backlog.
This effectively means whilst better than national
averages, Warrington needs to build more affordable
homes as part of the housing offer and particularly early
in the plan period to start to address these issues.
3.11. Wallace is pleased to see the positive approach that
the Council has adopted and is generally supportive
of the proposed housing target of 1,113 homes per
annum over the Plan period and an employment
target of 381 hectares. However, Wallace stress that
this fgure should be continued to be expressed and
considered as a minimum, and the delivery of new
homes in the early part of the plan period is required to
address backlog need and affordability generally.
3.12. Based on the above, Wallace believe Warrington could
accommodate higher levels of growth and therefore,
greater fexibility in the supply of land is required to

adapt to changing circumstances in the plan period
and beyond.
Maximising Urban Capacity
3.13. The Council produced an Urban Capacity Statement
in October 2016 as part of the Issues and Options
consultation. Since then, further work has been
undertaken to update the evidence base (July 2017)
in aid of producing a more robust fgure for identifying
capacity within Warrington’s urban area. This work sits
alongside the updated 2017 SHLAA and Economic
Development Needs Assessment (EDNA).
3.14. Through the Urban Capacity assessment, the Council
has stated (paragraph 4.10) that 15,429 homes and
129 ha of employment land can be accommodated
in the urban area. This is a combination of 9,721
homes identifed in the 2017 Strategic Housing Land
Availability Assessment (SHLAA) and 7,588 homes
from the masterplanning work for the Waterfront, the
Town Centre and inner Warrington. To avoid double
counting a reduction of 2,285 has been applied.
3.15. Wallace supports the Council’s intention to maximise
any existing suitable and deliverable capacity within
the urban area, as typically, these sites will be close
to existing infrastructure and local amenities and
will support the comprehensive regeneration and
revitalisation of existing communities. However,
Wallace express caution to the assumptions made in
regards to delivery, and also the anticipated trajectory.
Wallace is concerned that the levels of delivery
anticipated from the urban area particularly in the frst
10 years of the plan is optimistic, particularly given
the identifed and widely acknowledged diffculties of
developing some of the sites. There are many plots
within the urban capacity work/waterfront regeneration
plan that have occupiers and alternative uses.
3.16. The Council anticipate that approximately 10,000
homes will be delivered in the frst 10 years of the

plan within the existing urban area. The City Centre /
Waterfront Masterplan Trajectory Datasheet suggests
signifcant levels of annual delivery on a number of
sites. It is questionable as to whether these levels will
be achieved given the reliance on the delivery and
completion of the Western By-pass and high-level
bridge from the A56, over the Manchester Ship Canal,
and through to the A57 Liverpool Road. There are
also a number of town centre sites that will require
signifcant Council intervention through CPOs and
infrastructure before they can be fully developed.
3.17. Wallace therefore raises concern over the timescales
and deliverability of 15,429 dwellings projected to
be delivered within the plan period. This emphasises
the need for pragmatic policy mechanisms to readily
enable early delivery of the Garden City Suburb
(SWUE), outlying settlements and their respective
infrastructure as soon as possible.
Land Requirements for Homes and Employment
3.18. Table 1 of the consultation document incorporates
a 5% fexibility factor in addition to the housing
requirement. In principle, Wallace supports the
inclusion of a buffer to provide fexibility to ensure the
plan can adapt to change and conform with NPPF by
being positively prepared with the aim to signifcantly
boost housing supply.
3.19. However, given the growth aspirations of the Council
and the signifcance placed on 3 large growth areas;
The Waterfront; The Garden City Suburb; and the
South West Urban Extension, Wallace stress that a
5% fexibility factor does not build in enough room for
slippage, which is inevitable, and will not ensure that
even the minimum plan requirement will be met within
the plan period.
3.20. Wallace is supportive of the identifed growth areas
but are aware of the multitude of land ownerships,
requirements for other complementary uses and

signifcant infrastructure, all of which, only increase the
risk of slippages against the housing trajectory. The
Council at paragraph 4.13, state that the 5% fexibility
factor (as currently applied) is at the lower end of
fexibility rates. Wallace suggests the application of
a 20% buffer is applied to the overall housing land
requirement to ensure the housing requirement,
expressed as a minimum, is met in full. Wallace note
that a 20% buffer has been applied to the employment
land provision, however, it is not clear why a similar
buffer has not been applied in respect of housing. This
would also be consistent with the recommendations of
the Local Plan Expert Group (LPEG) to Government.
3.21. Wallace note the SHLAA and Urban Capacity study
identify a number of sites with planning permission as
being deliverable. However, it appears unclear as to
whether caution has been taken to any subsequently
lapsing via non-implementation. Non-implementation
rates are something that has been a topic of much
debate at local plan examinations and S78 planning
appeals, and it is now a fairly established practice
to apply a 10% reduction to existing commitments
with planning permission to account for nonimplementation. Therefore, Wallace urge the Council
to undertake caution (if not already) in its assumptions
and apply a 10% reduction to sites with planning
permission unless there is compelling evidence not to.
3.22. The 2017 SHLAA and Consultation document
considers and assumes all sites will achieve a 75%
gross to net ratio developable area. Wallace expresses
serious concern with this generalisation as each site
depending on gross size, the particular context of
where it’s situated, and the policy, technical, and utility
constraints affecting it, all mean that developable areas
can differ signifcantly from site to site. Wallace state
a 75% gross to net ratio could be true for standalone
sites ranging from 50-300 dwellings, however, for large
strategic allocations such as the proposed Garden City
suburb, it could fall below 55%.
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3. PREFERRED DEVELOPMENT OPTION CONSULTATION cont’d
3.23. The AECOM Development Framework for the garden
suburb provides the bones for which to build on, to
help further understand the requirements for each
stakeholder/landowner. However, until further detailed
analysis of the infrastructure requirements and how
this is to be located and funded is known (particularly
in the case of the Garden Suburb), a more informed
gross to net ratio is not likely to be known. This work
will be fundamental in informing how much land will
be needed within the plan period, and beyond, and
could mean some of the safeguarded land (as currently
identifed) may have to come forward within the plan
period and therefore, additional suitable and available
land will be needed to be safeguard for development
post 2030.
Safeguarding Requirements
3.24. Wallace supports the Council’s intention and provision
of safeguarded land within the local plan in line with
the NPPF, which is clear, that where necessary, Local
Plans should provide safeguarded land to meet longer
term development needs stretching “…well beyond
the plan period…” and that local authorities should
satisfy themselves that Green Belt boundaries “…
will not need to be altered at the end of the
development plan period…”.
3.25. Table 3 of the consultation document outlines the
Council’s approach to calculating the safeguarded
land requirement to ensure Green Belt boundaries are
capable of enduring for a further 10 years beyond the
20-year plan period. The Council state that due to the
application of a 5% fexibility factor already included to
meet housing need within the 20-year plan period, only
9 years’ equivalent of safeguarded land is required (as
5% is equivalent to 1-year supply). The calculation of
the safeguarded land requirement also considers the
application of a 20% buffer concerning employment
land which equates to a further 5 years of supply.

3.26. The above would amount to some 15 years supply of
safeguarded land and this would appear to conform
to the NPPF (para 157), however, Wallace asserts that
the 20-year time horizon for the plan period should
be utilised. Such a time horizon will ensure proper
plan making for the future and provide a framework
for robustly managing, shaping, and the protecting
the Green Belt beyond the plan period. This will also
provide certainty to the development industry and local
communities of the likely growth locations beyond the
end of the plan period.
3.27. Wallace questions the Council’s logic for including the
fexibility factors into the calculation of the safeguarded
land requirement. This is because, the 5% buffer (for
housing) and 20% buffer (for employment land) is to
ensure fexibility and that the housing requirement
expressed as a minimum is met in full within the plan
period. It follows therefore, that if these are required/
delivered during the plan period they will not be
available for future development.
3.28. Wallace refer the Council to the previous concerns
raised regarding generalisations to density (30dph) and
gross to net developable area ratios (75%).
3.29. Paragraph 4.24 of the consultation document indicates
that a similar urban to Green Belt spatial distribution
split (64% to 36% respectively) will be appropriate
for future development beyond the plan period.
Wallace stress that this assumption is too simplistic
and contradictory, as it doesn’t take into account the
Council’s own ambitions to maximise the development
of the urban area within the plan period. Therefore, it
follows that if the majority of urban land is developed
as anticipated, it will not be available after the end of
the plan period. This suggests a greater reliance upon
safeguarded land outside of the urban area beyond the
plan period.

3.30. Wallace also highlight that the safeguarded land (as
currently proposed) is wholly located to the east of
Warrington and is presented (by the Council) as an
option to provide an eastern extension to the Garden
City Suburb. Whilst Wallace can understand some logic
in the approach the Council has taken, it is unclear how
the future requirements of other areas and settlements
will be dealt with beyond the plan period. Therefore,
Wallace recommend that the Council consider
providing additional safeguarded land in other areas
such as the outlying settlements and areas which could
provide signifcant additional local (and wider) highway
infrastructure solutions beyond the plan period.
Furthermore, it may be that sites are allocated in areas
where signifcant prior infrastructure is not required
meaning homes can be quickly delivered upon grant of
planning permission.
3.31. Wallace asserts that the plan needs to provide triggers
which would indicate when the safeguarded land
would be considered for release, such as a shortfall in
the 5-year housing land supply. The Government’s
‘housing delivery test’ suggested in the recent Housing
White Paper2, will require action to be taken if delivery
falls below 95% of the annual housing requirement. The
release of safeguarded land should be triggered if the
plan is failing to deliver as anticipated.

Stage 2 - Strategic Objectives for the Local
Plan
3.32. Wallace is generally supportive of the strategic
objectives although they will need to be refned to
refect any changes resulting from this consultation.

Green Belt Exceptional Circumstances

•

3.33. The Council’s evidence base and Issues and Options
consultation made an early recognition 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.

•

3.34. Wallace supports this approach and agrees that the
Council has identifed the exceptional circumstances
required within the NPPF (para 83). The only comment
Wallace would seek to make in this regard is that
additional Green Belt land for immediate release and
for safeguarding purposes may be required in addition
to the land and requirements currently identifed.

3.38. The second Option was confrmed as the Preferred
Option and this is supported by Wallace.

3.35. As part of the Local Plan Review the Council
commissioned Arup to undertake a Green Belt
Assessment (October 2016). Wallace made
comments on the study at the Issues and Options
stage and reference should also be made to these
representations.
3.36. Due to representations received at the Issues and
Options stage the Council have produced an
addendum (July 2017) to the Green Belt report which
assesses the impact of affected land by the proposed
and confrmed HS2 route. The report also includes
assessment of all of the sites put forward in the 2016
SHLAA in line with the fve purposes of Green Belt.

Stages 3 & 4 - Assessment of the High Level
Spatial Options and Preferred Development
Option
3.37. Following this process, three High Level Spatial
Options were defned for the distribution of new
development.

2

DCLG 2017: Fixing our broken housing market

•

Green Belt release only in proximity to the main
Warrington urban area;
Majority of Green Belt release adjacent to the main
urban area and incremental growth of outlying
settlements; and
Settlement extension in one or more settlements with
the remainder of growth adjacent to the main urban
area.

3.39. Having established this Strategic Option, the Council
has looked in more detail at the main development
locations.
3.40. These are complemented by continued development
in the existing urban area and incremental growth in
Warrington’s outlying settlements. The main options
considered were:
•
•
•
•

•

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 & an urban extension to the south west of
Warrington of up to 2,000 homes
Option 3 - A Garden City Suburb of approximately
6,000 homes & 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 & an urban extension to the south west of
Warrington of up to 2,000 homes & urban extension to
west of Warrington of up to 2,500 homes
Option 5 - A more dispersed pattern of Green Belt
release adjacent to the main urban area

3.41. Out of the 5 proposed options, the Council concluded
that Option 2, a Garden City Suburb and an urban
extension to the south west of Warrington is
the preferred development option. The council

arrived at this option by assessing each against
the Strategic Plan Objectives, taking into account
the results of the Sustainability Appraisal. Whilst
Option 1 also performed well against Plan objectives,
the Council felt that there are deliverability and
infrastructure risks regarding concentrating such a high
level of development in one location.
3.42. The Options containing a Western Urban Extension
did not perform well against the Green Belt objectives
given the strong performance of the Green Belt in the
west of the borough, both with regards to general
character area and individual parcel/development
site level. The western component also raised issues
from an infrastructure delivery perspective given
the relatively fragmented nature of available sites.
The main concern with Option 5 was the ability to
ensure infrastructure delivery, particularly for larger
infrastructure requirements including a new secondary
school, with the risk of worsening the already severe
congestion within the main urban area.

Preferred Development Option
3.43. The Preferred Option promotes the creation of new
sustainable communities alongside brownfeld
development and signifcant infrastructure delivery
to fnish off the New Town concept and to realise the
vision of Warrington as a New City, with the addition
of incremental growth within the identifed outlying
settlements.
3.44. Within the Preferred Development Option, there are
four main growth areas (para 3.4) with incremental
growth within the outer lying settlements. The four
main growth areas are:
•
The City Centre;
•
The Waterfront;
•
The Garden City Suburb; and
•
The South West Urban Extension.
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3. PREFERRED DEVELOPMENT OPTION CONSULTATION cont’d
3.45. The preferred development option is generally
supported by Wallace, but Wallace has a number of
concerns regarding the assumed delivery (start dates)
and the anticipated rates of housing completions and
their sustained delivery. Therefore, further evidence
is required to justify the anticipated delivery rates
between now and the publication of the draft plan.
Specifc concerns in the above regard are set out in
further detail below.

The City Centre & Wider Urban Area
3.46. The continued regeneration of the town centre is a
priority for the Council and is supported by Wallace.
The Preferred Option builds on the existing City
Centre Masterplan which includes higher density. The
City Centre is to provide a total of 3,526 new homes
throughout the plan period and is anticipated to come
forward in the following phases of the plan:
•
•
•
•

0-5 years: 980 new homes (equivalent to 196
completions per annum)
6-10 years: 1,629 new homes (equivalent to 407
completions per annum)
11-15 years: 569 new homes (equivalent to 142
completions per annum)
16-20 years: 348 new homes (equivalent to 87
completions per annum)

•
•

•
•

0-5 years: 1,560 new homes (equivalent to 312
completions per annum)
6-10 years: 2,271 new homes (equivalent to 568
completions per annum)

which is a prohibitor to early deliver of new homes.
The construction of the bridge is dependent upon
central Government funding and the release of HCA
funding generated from land to the south of Warrington
to facilitate the infrastructure needed. Also worthy of
note are other issues such as multiple landownerships,
fooding, increased potential for contamination, and
bad neighbour developments. The site is currently
constrained by Unilever, and Solvay Interox, which in
particular, is a hazardous installation.

3.48. Wallace refer the Council to previous comments
made between paragraphs 3.13 -3.16 in these
representations concerning the Council’s overly
optimistic delivery of sites within the City Centre and
Wider Urban Area.
3.49. Specifcally, in the case of sites within the Wider Urban
Area, Wallace highlight that during years 6-10 the
assumed rate of completions per annum is 568 which
would require (on particularly large strategic sites)
more than approximately 5 housebuilders concurrently
building out their individual phases. Wallace consider
this to be particularly optimistic.

Warrington Waterfront
3.50. The Waterfront is seen as a major development
opportunity with the potential to plug a missing gap
and create a new community with a country park and
signifcant infrastructure. The Waterfront is to provide
a total of 4,032 new homes throughout the plan period
that is anticipated to come forward in the following
phases of the plan:
•

3.47. The Wider Urban Area including Omega will provide
for a further 4,869 houses and is a continuation of
the current allocations in the adopted Core Strategy
(2014). These sites are already allocated and some are
currently under construction. They are anticipated to
come forward in the following phases of the plan:

11-15 years: 1,038 new homes (equivalent to
260 completions per annum)
16-20 years: 0 new homes

•
•
•

0-5 years: 728 new homes (equivalent to 146
completions per annum)
6-10 years: 795 new homes (equivalent to 199
completions per annum)
11-15 years: 1,790 new homes (equivalent to
448 completions per annum)
16-20 years: 719 new homes (equivalent to 180
completions per annum)

3.51. The development of the Waterfront requires signifcant
infrastructure prior to delivery such as the Western
Relief Road and in particular, the high-level bridge

3.55. Whilst the SWWUE appears less dependent than the
Waterfront on the fnal position of the Western Link
Road from the A56 at Walton and the high-level Bridge,
the proposals may constrain development until details
on the preferred route are fnalised. Wallace note some
caution has been taken in regard to lead in times with
no homes being anticipated to come forward until
years 6-10. This in principle is welcomed, however it is
not justifed why a completely even spread of delivery
across years 6-20 has been assumed.

•

Green Belt Land
•
•
•
•

3.52. Wallace is therefore pessimistic of the Waterfront’s
delivery until the later years of the plan period, if
not beyond. The Waterfront Masterplan Trajectory
Datasheet suggests some signifcant levels of annual
delivery on a number of sites, however, there is no clear
evidence or justifcation of how these levels of delivery
have been arrived at.

South Western Warrington Urban Extension
(SWWUE)
3.53. The South Western Urban Extension will provide a
smaller urban extension of around 1,831 new homes,
together with a new primary school and local centre. It
is anticipated to come forward in the following phases
of the plan:
•
•
•
•

0-5 years: 0 new homes
6-10 years: 610 new homes (equivalent to 153
completions per annum)
11-15 years: 610 new homes (equivalent to 153
completions per annum)
16-20 years: 611 new homes (equivalent to 153
completions per annum)

Warrington Garden City Suburb - South
Warrington Urban Extension (SWUE)
3.56. The creation of a new Garden City Suburb as an
extension of south Warrington is a logical conclusion
of the New City concept and mirrors the original New
Town Plan. The Garden City Suburb is a crucial
element in successful planning for the town. What
sets Garden City suburbs apart from other largescale developments is that it allows the necessary
infrastructure to be planned in from the start, and
existing communities can be protected from unsightly
and unpopular piecemeal development.
3.57. The Garden City Suburb is to provide a major new
employment area as an extension of the existing
Appleton Thorn / Barleycastle estates at the
intersection of the M6 and M56, and up to 7,274
new homes within the plan period. New homes are
anticipated to come forward in the following phases of
the plan (both Green Belt & Non-Green Belt land):
Non-Green Belt Land
•

3.54. Wallace note the potential for Health and Safety issues
related to the chemical works on the other side of the
Manchester Ship Canal and the site’s relationship with
Halton and Higher Walton.

•
•

0-5 years: 406 new homes (equivalent to 81
completions per annum)
6-10 years: 496 new homes (equivalent to 124
completions per annum)
11-15 years: 48 new homes (equivalent to 12

completions per annum)
16-20 years: 0

0-5 years: 0 new homes
6-10 years: 2,114 new homes (equivalent to 528
completions per annum)
11-15 years: 2,096 new homes (equivalent to
524 completions per annum)
16-20 years: 2,114 new homes (equivalent to
529 completions per annum)

3.58. The initial development concept envisages the
Garden Suburb will be focused around three garden
neighborhoods, and centered on a new district centre
and a new country park to the east. The Council has
set out its full aspirations within the document and this
is broadly supported by Wallace. Wallace highlight the
need for close working and co-operation between the
key landowners to develop a more detailed conceptual
and deliverable masterplan, which adequately phases
housing and employment land in conjunction with
the necessary transport, education, and community
infrastructure.
3.59. At present, it is proposed that the SWUE will be
developed in a 20-year phased manner and each
phase will consist of the necessary infrastructure. The
development trajectory sets out an initial idea of how
each phase will deliver the required housing numbers
with the Garden City Suburb. Within the preferred
option this is currently indicated as starting in years
6-10.
3.60. Wallace questions the Council’s logic as to why the
Strategic Road 1 is not identifed to come forward
alongside housing development and employment
land in the West in the early years of the plan period.
Clearly, this Strategic Road is paramount as it facilitates

vehicular access and movement from within the
Garden City Suburb in the west to the east. Wallace
asserts that the western gateway at Junction 10, M56
into the Garden City Suburb should be considered in
isolation as an early phase, and that it could be brought
forward whilst simultaneously providing the necessary
infrastructure needed.
3.61. As expressed previously within these representations
there is clearly a need to ensure early deliver of the
Council’s preferred development options, specifcally,
the Garden City Suburb, with an emphasis on homes
being delivered in years 0-5 of the plan period.
3.62. Wallace is aware of the multiple landownerships
within the Garden City Suburb and the varied vested
interests. It is very likely that some landowners do
not wish to seek development upon their land, and
therefore, consideration in how the Garden City Suburb
is delivered, should incorporate these factors early
in the Council’s decision-making process to avoid
prolonged legalistic action that may arise as a result of
Compulsory Purchase Orders.

Outlying Settlements
3.63. At paragraph 5.46 of the consultation document the
Council defnes an approximate number of homes to
be accommodated in each of the outlying settlements
under the ‘incremental growth’ scenario.
3.64. The fgure of approximately 1,190 new homes is
expressed as being potentially deliverable across
the outlying settlements and the Council at table
22 identify each settlement’s indicative Green Belt
capacity as the following:
•
Lymm: 500 new homes
•
Culcheth: 300 new homes
•
Burtonwood: 150 new homes
•
Winwick: 90 new homes
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4. LAND AT CHERRY LANE, LYMM cont’d
4.24. The July 2017 addendum Green Belt report assessed
all sites that had been submitted as part of the 2016
call for sites consultation. Land off Cherry Lane is again
assessed as performing a strong contribution to Green
Belt purposes.

RSK Landscape Assessment
4.25. RSK were commissioned by Wallace to review
Arup’s analysis and categorization of land off Cherry
Lane. The full assessment by RSK is attached as an
appendix and should be read in conjunction with these
representations.
4.26. RSK have provided a review of landscape and
visual effects and is based on the broad principles
established in the following best practice guidance:
•

•

The Landscape Institute and the Institute of
Environmental Management and Assessment
(2013) Guidelines for Landscape and Visual Impact
Assessment, Third Edition (GLVIA3); and
Scottish Natural Heritage and the Countryside Agency
(2002) Landscape Character Assessment: Guidance
for England and Scotland.

4.27. The analysis considers the preliminary baseline
conditions of the proposed development context but
does not attempt to score the signifcance of potential
effects; however, it does identify potential issues for
further consideration in subsequent design proposals.
4.28. A high-level desk based review of landscape
designations and policy has been undertaken
along with a desk-based study of aerial imagery and
Ordnance Survey mapping.
4.29. A site survey was undertaken on Wednesday 20th
September 2017; the weather conditions were
predominantly cloudy with good visibility.

4.30. In line with Arup’s methodology, professional
judgement was applied to categorize the overall level
of contribution to the Green Belt for land off Cherry
Lane.
4.31. The assessment undertaken by RSK identifes
shortcomings in Arup’s analysis which did not
fully appreciate or consider the durability of the
boundaries to the north and east and the potential
limited openness of the site particularly to the south. In
addition, although there is no development within the
site, existing vegetation within the site and built form
enclosed on three sides just outside the site reduces
the degree of openness. In applying professional
judgement, RSK determined land of Cherry Lane
provided a moderate contribution to purpose 3 rather
than strong reported by Arup. In light of this, RSK
asserts the overall classifcation should be amended so
that Land off Cherry Lane is categorized as providing a
moderate contribution to Green Belt purposes.

Lymm SHLAA Submissions
4.32. Wallace note several submissions have been
made in respect of sites presented as development
opportunities in Lymm. These are predominantly
located to the north east of Lymm. Wallace do not
have any site-specifc observations at this stage, but
recognise that locating strategic allocations in this part
of Lymm may only serve to exacerbate existing through
traffc and congestion.
4.33. Furthermore, any proposed development between
Lymm and neighbouring Rush Green would cause
coalescence of these two separate and distinct
neighbourhoods and therefore, consideration is
required to ensure future development avoids
negatively impacting upon character and identify of the
areas.

4.34. Wallace also note some of the submissions are within,
or close to Lymm conservation area. Therefore, to
ensure that Lymm conserves its historic core careful
consideration is needed when assessing how to
accommodate the current identifed level of growth.

Development Trajectory
4.35. The development trajectory is set out for all the key
areas identifed in the Preferred Development Option
and shows how the Council sees these areas delivering
the required number of new homes and employment
land over the next 20 years.
4.36. It currently shows that up to 500 homes will be
allocated in Lymm and this is the largest of all of the
outlying settlements, making up 42% of the total for all
settlements. If this was extrapolated it will translate to
143 in years 0-5 and 357 in Lymm in years 6-11.
4.37. Wallace welcomes the early release of Green Belt
sites within the outlying settlements, as this will help
to ensure that the supply of housing is spread evenly
throughout the Plan period and helps to maintain a
rolling 5-year housing land supply.

Density Assumptions
4.38. As part of the consultation the Council has sought
views on the appropriate density to be applied in this
area to balance residential quality against the need to
minimise Green Belt release.
4.39. Wallace raises caution of a ‘one size fts all’ approach as
housing densities should respond to local context and
the constraints and opportunities of each site.

Safeguarded Land
4.40. The requirement for safeguarded land for development
beyond the plan period will depend upon the
assumptions made in the regard to anticipated
densities applied to the 4 growth areas in Preferred
Development Options. Wallace refers the Council
to previous comments made concerning the spatial
distribution and calculation of the Safeguarded
land requirement. Wallace supports the provision
of safeguarded land and believe that it is important
to safeguard land in the outlying villages in contrast
to further provision near or within the 4 identifed
growth areas. This will ensure that if safeguarded land
needs to be brought forward within the plan period to
rectify under delivery, it will not be as dependent on
signifcant infrastructure.

