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 INTRODUCTION 

1.1 This Green Belt Assessment has been prepared on behalf of Gladman Developments Ltd (Gladman) 

in respect of their land interests at Lymm Pool/Warrington Road. Gladman are in control of 13.88 

hectares, made up of four parcels (A-D) to the west of Lymm (see Appendix 1). This Green Belt 

Assessment relates specifically to Parcels A and B. Parcel A is known as land at Pool Lane and Parcel 

B is known as land at Warrington Road.   

1.2 This assessment sets out the relevant national and local planning policy before going on to assess 

the contribution that the sites make, and impact that the development of these parcels would have 

on the five purposes of Green Belt.  

National Planning Policy Green Belt Considerations 

1.3 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England and how these should be applied. The document was initially published in March 2012 and 

since revised in July 2018, February 2019 and July 2021. The updated Submission Version of the 

Warrington Local Plan (2017-2038) was published for public consultation in September 2021. As 

such the Local Plan will be considered by the Inspector under NPPF (2021).   

1.4 Chapter 13; Protecting Green Belt land of the NPPF sets out the importance of the Green Belt. 

Paragraph 137 advises that the essential characteristics of Green Belt are their openness and their 

permanence. Paragraph 138 confirms that the five purposes of the Green Belt are: 

• To check the unrestricted sprawl of large built-up areas; 

• To prevent neighbouring towns merging into one another; 

• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and 

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

1.5 Paragraph 140 of the NPPF states that once established, Green Belt boundaries should only be 

altered in exceptional circumstances which have been  fully evidenced and justified, through the 

preparation or updating of plans. Strategic policies should establish the need for any changes to 

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

endure beyond the plan period.   

Green Belt Around Warrington & Local Planning Policy 

1.6 The Green Belt around Warrington was first formally designated in the Cheshire Structure Plan 

1977 (adopted 1979) with the Green Belt boundary drawn around the existing settlements and the 

areas outside of the New Town Designation. Later alterations of the Structure Plan in 1985 and 
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1999 did not change the extent of the Green Belt boundary.  Whilst minor amendments to the 

Green Belt boundary were made through the 1998 Unitary Development Plan, the Local Plan Core 

Strategy (2014) did not alter the Green Belt boundaries and therefore the current Green Belt 

boundaries are still based upon the original designation some 40 years ago. 

1.7 The development plan comprises of the adopted Warrington Local Plan Core Strategy (July 2014). 

Following its adoption, a legal challenge was made with respect to the housing policies contained 

within the Warrington Local Plan Core Strategy with the Plan’s housing target and reference to the 

delivery of new homes at the Omega strategic development site being overturned.  

1.8 Warrington Borough Council (WBC) are in the process of preparing their Local Plan. The Submission 

Version of the emerging Local Plan was published in April 2019. Following this, an updated 

Submission Version of the emerging Local Plan (2021-2038) was published in September 2021 and 

is being consulted on until November 2021.  

1.9 The emerging Local Plan is supported by a Green Belt assessment prepared in October 2016 (by 

Arup) to assist WBC in considering whether ‘exceptional circumstances’ exist to justify altering 

Green Belt boundaries through the Local Plan, as well as an additional Green Belt Site Selection: 

Implications of Green Belt Release document that has been prepared for the current updated 

Proposed Submission Version of the Local Plan. This document provides a review of the options for 

the Plan’s spatial strategy.  

1.10 The Updated Proposed Submission Version of the Local Plan confirms that the primary exceptional 

circumstance relating to the need for Green Belt release is to ensure that there is sufficient land to 

meet the borough’s development needs. It is clear within the available evidence that there is 

insufficient land within Warrington’s existing urban area and greenfield sites to meet its housing 

and employment needs going forward. As stated in the Updated Submission Version of the Local 

Plan, the existing urban area can accommodate around 11,785 new homes. This means there is 

still the requirement to provide land for around 4,400 homes through the release of Green Belt 

land to accommodate the development needs throughout the plan period and beyond.  

1.11 Draft Policy DEV1 (Housing Delivery) outlines a minimum housing requirement of 14,688 new 

dwellings over the 2017 to 2038 plan period which equates to an annualised requirement of 816 

dwellings per annum. Land at Pool Lane and Warrington Road is proposed to be released from the 

Green Belt and allocated for residential development as part of this Updated Submission Draft of 

the Local Plan under Policy OS4 –Lymm (Pool Lane/Warrington Road). Policy OS4 has been 

allocated for a minimum of 170 homes (see Appendix 2 for a red line boundary of the allocation 

OS4.  
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 GREEN BELT APPRAISAL 

2.1 This section assesses the contribution of that the land at Pool Lane and Warrington Road (Parcels 

A and B) makes towards the five Green Belt purposes and the impact that residential development 

would have on the Green Belt purposes. 

2.2 The contribution that the parcels make to the Green Belt purposes has been assessed in accordance 

with the methodology set out in the Warrington Stage 1 Green Belt Assessment (October 2016) 

produced by Arup. This includes relying upon the same scoring system with parcels contribution 

scoring as 1: 

Green Belt Contribution Colour Code 

No Contribution  

Weak Contribution  

Moderate Contribution  

Strong Contribution  

2.3 In terms of the impact, the Council’s evidence has not specifically assessed the impact that the 

release of smaller parcels from the Green Belt will have on the strategic function of the Green Belt. 

As such, this appraisal assesses the potential impact of a residential development on the Green 

Belt purposes and any possible mitigation measures to reduce any impact on the Green Belt. In 

order to assess the impact, we used the following scoring system; 

Impact on Green Belt Colour Code 

Low Impact   

Medium Impact  

High Impact  

2.4 A ‘high impact’ is considered to have the most effect on the strategic function of the Green Belt 

and the development of the parcel would be to the detriment of the Green Belt purposes. A ‘low 

impact’ demonstrates that the development of the parcel would have a limited/no impact on the 

Green Belt purpose. In this respect, clearly sites which would have a low or medium impact on the 

strategic function of the Green Belt would be the most appropriate to accommodate future 

development within the borough.  

2.5 This Assessment is set out in Table 1.  

 

 
1 The colour coding has been altered in comparison to the Council’s assessment. Pegasus Group have used the 
same colour coding system to reflect impact. Red refers to a strong contribution/high impact and green refers to 
weak contribution/low impact. This is to make sure there is no confusion and to ensure that this assessment is 
easy to read and understand. 
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Table 1 –Contribution to & Impact on Green Belt - Land at Pool Lane/Warrington Road  

  Contribution to Green Belt  Impact upon Green Belt 

Purpose 1  - 
To check the 
unrestricted 
sprawl of large 
built up area  

No 
Contribution 

The site is detached from the main urban area 
(Warrington) and therefore makes no contribution to this 
purpose. 

Low Impact  The site is well related to the settlement of Lymm however it is detached 
from the main urban area of Warrington and therefore the development 
would have no impact on the urban sprawl of the large built up area. 
 

Purpose 2 – 
To prevent 
neighbouring 
towns merging 
into one 
another 

Weak 
Contribution 

The site  does not form an essential gap between the 
settlement of Lymm and the urban area of Warrington 
(Thelwall). Whilst the site may marginally reduce the actual 
gap between Warrington and Lymm, it would not reduce the 
perceived gap between the settlements and would not result 
in them merging. In addition, whilst separated from the 
village, Statham Lodge (to the west of parcel A) sits closer to 
the main urban area of Warrington which effectively is the 
point where separation is perceived from. The M6 and land 
to the west of the site will ensure that separation (both 
perceived and physical) would be retained. 

Low Impact  In terms of Purpose 2, the development of site will have a low impact on 
this purpose. The development of the parcel would not reduce the 
perception of the existing gap between Lymm, the urban area of 
Warrington or any neighbouring settlement.  

Purpose 3 – 
To assist in 
safeguarding 
the 
countryside 
from 
encroachment  

Moderate 
Contribution 

Although there is no built form within the site, the existing 
urban area of Lymm is adjacent to the eastern boundary of 
Parcels A and B and the southern boundary of Parcel B. As 
well as this, there are two large dwellings adjacent to the 
western boundary of Parcel A.  This adjacent built form has 
a significant impact on the setting of this parcel and as 
such, this parcel is considered to be more characteristic of 
the urban area as opposed to the open countryside. Along 
the parcel boundaries, there are dense hedgerows and trees 
which prevent long line views into the open countryside and 
reduce openness. Parcel B also benefits significant 
vegetation along the western and southern boundaries, with 
the southern boundary formed by the Transpennine Trail 
(formerly the Warrington and Stockport Railway) forming a 
durable boundary. There are no public footpaths in Parcel A 
however there is a public footpath located through Parcel B 
running north to south. Despite there being the opportunity 
to access the open countryside with this parcel, we consider 
overall the parcels to have a moderate contribution to this 
purpose.  

Medium 
Impact 

The development of this site would result in encroachment to the open 
countryside owing to the lack of built development however the effect of 
this would be limited, acknowledging the urbanising effects of the 
dwellings and hotel to the west of Parcel A between the existing urban 
area and the wider open countryside. Parcel B also has strong durable 
boundaries to the north and south, with the latter forming the 
Transpennine Trail (former Warrington & Stockport Railway), along with 
a strong vegetation buffer on its western boundary, which could be 
further strengthened through additional planting.  
Although there is access to the open countryside within Parcel B through 
an existing Public Right of Way (PRoW), there is the opportunity as part 
of the development of these parcels to further enhance this access to 
the countryside and provide additional opportunities for access and 
recreation. There is no access to the open countryside within Parcel A 
although a PRoW runs on the northern boundary providing the 
opportunity to improve access to the open countryside by delivering a 
potential pedestrian link through the site. 
Given this, the development of the site is considered to have a medium 
impact on this Green Belt purpose noting the moderate contribution that 
the site makes to this purpose. 
However, any development has the potential to create new and 
enhanced durable boundaries that would prevent further encroachment 
into the Green Belt and wider countryside.  
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  Contribution to Green Belt  Impact upon Green Belt 

Purpose 4 – 
To preserve 
the setting 
and special 
character of 

historic towns  

No 
Contribution 

This parcel makes no contribution to this purpose. Although 
Lymm is considered as an historic town within the Green 
Belt Assessment, the site is not well related to the historic 
core with the site located approximately 640m from Lymm 
Conservation Area, and therefore well beyond the 250m 

buffer area referred to in the Green Belt Assessment. In 
addition, the site does not cross an important viewpoint of 
the Parish Church. As such, this site makes no contribution 
towards this purpose. 

Low 
Impact 

Although Lymm is designated as a historic town, the site is not well 
related to the historic core of the Conservation Area and does not cross 
viewpoints from designated heritage assets. Therefore, the site would 
have a low impact upon this purpose.  

Purpose 5 – 
To assist in 
urban 
regeneration, 
by 
encouraging 
the recycling 
of derelict and 
other urban 
land  

Moderate 
Contribution 

Although these parcels are considered to make a moderate 
contribution to this purpose, this is the same for all Green 
Belt sites noting the need for Green Belt release to 
accommodate the borough’s future development 
requirements. 
  

Low 
Impact 

As all Green Belt parcels around Lymm and the wider borough are 
considered to have the same contribution to this purpose and owing to 
the lack of land within the existing urban area to meet the borough’s 
development needs, the development of this site will have a low impact 
on this purpose. 

Overall 
Contribution 
Impact on 
Strategic 
Function of 
the GB 

Weak 
Contribution  

This site is considered to make no contribution to two of the 
Green Belt purposes, a weak contribution to one Green Belt 
purpose and a moderate contribution to the two remaining 
Green Belt purposes.  As such the site makes  a weak 
overall contribution to the strategic function of the Green 
Belt.  

Low 
Impact 

The development of the site would have a low impact on the strategic 
function of the Green Belt, the impact of which could be limited through 
the proposed planting along the less durable western boundary of the 
site (Parcel B) and the opportunity to protect and enhance access to the 
open countryside. 
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 CONCLUSIONS 

3.1 As described in the assessment, this site makes a weak contribution to the strategic function of 

Green Belt. The site is detached from the main urban area of Warrington and does not contribute 

towards preventing the sprawl of the large built up area of Warrington. In terms of preventing the 

coalescence of settlements, similarly the site makes limited contribution to this purpose and would 

not result in the merger of Lymm with Warrington or any other settlements, having no impact on 

the perception of separation between the two areas.  

3.2 Although there is no existing built form within the parcels, the parcels are located immediately 

adjacent to the existing settlement edge of Lymm and are well related to this urban area. This 

urban backdrop has a significant impact on the countryside setting of these parcels. The parcels 

are predominantly bound by strong definable/defensible boundaries. There are limited long line 

views into the open countryside given the dense vegetation and hedgerows which are located on 

the site’s boundaries.  

3.3 Long term defensible Green Belt boundaries can be established in the event that the site is 

developed. Although the existing western and southern boundaries of Parcel B are considered to 

be definable and defendable, these boundaries could be strengthened to create a stronger and 

more durable boundary to prevent future encroachment into the open countryside and urban 

sprawl. These boundaries could be bolstered, strengthened and enhanced to establish long term 

Green Belt boundaries. They would also provide new woodland and recreational routes to enhance 

biodiversity and access to the open countryside.  

3.4 Noting this, it is considered that the development of this site for residential uses would have a low 

impact on the strategic function of the Green Belt and therefore represents an appropriate site to 

accommodate housing development to help meet the Borough’s and Lymm’s development needs.  
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APPENDIX 1  - SITE LOCATION/LAND OWNERSHIP PLAN 
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 INTRODUCTION 

1.1 This Green Belt Assessment has been prepared on behalf of Gladman Developments Ltd (Gladman) 

in respect of their land interests in Croft. Gladman are in control of one field parcel to the east of 

Abbey Close which measures approximately 2.69 hectares (see Appendix 1). 

1.2 This assessment sets out the relevant national and local planning policy before going on to assess 

the contribution that the site makes, and impact that the development of the parcel would have on 

the five purposes of Green Belt.  

National Planning Policy Green Belt Considerations 

1.3 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England and how these should be applied. The document was initially published in March 2012 and 

since revised in July 2018, February 2019 and July 2021. The Updated Submission Version of the 

Warrington Local Plan (2017-2038) was published for public consultation in September 2021. As 

such the Local Plan will be considered by the Inspector under NPPF (2021).  

1.4 Chapter 13; Protecting Green Belt land of the NPPF sets out the importance of the Green Belt. 

Paragraph 137 advises that the essential characteristics of Green Belt are their openness and their 

permanence. Paragraph 138 confirms that the five purposes of the Green Belt are: 

• To check the unrestricted sprawl of large built-up areas; 

• To prevent neighbouring towns merging into one another; 

• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and 

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

1.5 Paragraph 140 of the NPPF states that once established, Green Belt boundaries should only be 

altered in exceptional circumstances which have been fully evidenced and justified, through the 

preparation or updating of plans. Strategic policies should establish the need for any changes to 

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

endure beyond the plan period.  

Green Belt Around Warrington & Local Planning Policy 

1.6 The Green Belt around Warrington was first formally designated in the Cheshire Structure Plan 

1977 (adopted 1979) with the Green Belt boundary drawn around the existing settlements and the 

areas outside of the New Town Designation. Later alterations of the Structure Plan in 1985 and 

1999 did not change the extent of the Green Belt boundary. Whilst minor amendments to the Green 

Belt boundary were made through the 1998 Unitary Development Plan, the Local Plan Core Strategy 
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(2014) did not alter the Green Belt boundaries and therefore the current Green Belt boundaries are 

still based upon the original designation some 40 years ago. 

1.7 The development plan comprises of the adopted Warrington Local Plan Core Strategy (July 2014). 

Following its adoption, a legal challenge was made with respect to the housing policies contained 

within the Warrington Local Plan Core Strategy with the Plan’s housing target and reference to the 

delivery of new homes at the Omega strategic development site being overturned.  

1.8 Warrington Borough Council (WBC) are in the process of preparing their Local Plan. The Submission 

Version of the emerging Local Plan was published in April 2019. Following this, an updated 

Submission Version of the emerging Local Plan (2021-2038) was published in September 2021 and 

is being consulted on until November 2021.  

1.9 The emerging Local Plan is supported by a Green Belt assessment prepared in October 2016 (by 

Arup) to assist WBC in considering whether ‘exceptional circumstances’ exist to justify altering 

Green Belt boundaries through the Local Plan, as well as an additional Green Belt Site Selection: 

Implications of Green Belt Release document that has been prepared for the current updated 

Proposed Submission Version of the Local Plan. This document provides a comprehensive review 

of the options for the Plan’s spatial strategy.  

1.10 The Updated Proposed Submission Version of the Local Plan confirms that the primary exceptional 

circumstance relating to the need for Green Belt release is to ensure that there is sufficient land to 

meet the borough’s development needs. It is clear within the available evidence that there is 

insufficient land within Warrington’s existing urban area and greenfield sites to meet its housing 

and employment needs going forward. As stated in the Updated Submission Version of the Local 

Plan, the existing urban area can accommodate around 11,785 new homes. This means there is 

still the requirement to provide land for around 4,400 homes through the release of Green Belt 

land to accommodate the development needs throughout the plan period and beyond.  

1.11 Draft Policy DEV1 (Housing Delivery) outlines a minimum housing requirement of 14,688 new 

dwellings over the 2017 to 2038 plan period which equates to an annualised requirement of 816 

dwellings per annum. In Croft, draft Policy OS1 – Croft proposes to deliver a minimum of 75 

homes. As shown in the red line plan at Appendix 2, this land is located immediately north of this 

site at Abbey Close.  
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 GREEN BELT APPRAISAL 

2.1 This section assesses the contribution of that the land at Abbey Close makes towards the five Green 

Belt purposes and the impact that residential development would have on the Green Belt purposes. 

2.2 The contribution that the parcel makes to the Green Belt purposes has been assessed in accordance 

with the methodology set out in the Warrington Stage 1 Green Belt Assessment (October 2016) 

produced by Arup. This includes relying upon the same scoring system with parcels contribution 

scoring as 1: 

Green Belt Contribution Colour Code 

No Contribution  

Weak Contribution  

Moderate Contribution  

Strong Contribution  

2.3 In terms of the impact, the Council’s evidence has not specifically assessed the impact that the 

release of smaller parcels from the Green Belt will have on the strategic function of the Green Belt. 

As such, this appraisal assesses the potential impact of a residential development on the Green 

Belt purposes and any possible mitigation measures to reduce any impact on the Green Belt. In 

order to assess the impact, we used the following scoring system; 

Impact on Green Belt Colour Code 

Low Impact   

Medium Impact  

High Impact  

2.4 A ‘high impact’ is considered to have the most effect on the strategic function of the Green Belt 

and the development of the parcel would be to the detriment of the Green Belt purposes. A ‘low 

impact’ demonstrates that the development of the parcel would have a limited/no impact on the 

Green Belt purpose. In this respect, clearly sites which would have a low or medium impact on the 

strategic function of the Green Belt would be the most appropriate to accommodate future 

development within the borough.  

2.5 This Assessment is set out in Table 1.  

 

 
1 The colour coding has been altered in comparison to the Council’s assessment. Pegasus Group have used the 
same colour coding system to reflect impact. Red refers to a strong contribution/high impact and green refers to 
weak contribution/low impact. This is to make sure there is no confusion and to ensure that this assessment is 
easy to read and understand. 
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Table 1 – Contribution to & Impact on Green Belt -land at Pool Lane/Warrington Road -Land at east of Abbey Close, Croft  

  Contribution to Green Belt  Impact upon Green Belt 

Purpose 1 - To 
check the 
unrestricted 
sprawl of large 
built up area  

No 
Contribution 

This site is detached from the main urban area 
(Warrington) and therefore it makes no contribution to 
this purpose. 

Low Impact The site is detached from the main urban area of Warrington although 
well related to the settlement of Croft. As such, the development would 
have no impact on the urban sprawl of the large built up area whilst 
the M6, the M62 and the surrounding countryside will further restrict 
any sprawl from the main urban area of Warrington. As such, the 
development of this parcel would have a low impact on this purpose.  

Purpose 2 – To 
prevent 
neighbouring 
towns merging 
into one another 

No 
Contribution  

This site makes no contribution to this purpose. Whilst the 
site sits between the settlements of Warrington and 
Culcheth, with Lowton further north, the existing 
settlement boundaries of Croft are located closer to these 
settlements than the site and as such the site does not 
affect the actual or perceived separation of the settlements. 
 
Culcheth is around 1.78km to the north east of the site 
whilst the existing settlement boundary of Croft along 
Mustard Lane is around 1.69km from Culcheth. Birchwood 
(Warrington) is around 1.3km from the site whilst the 
existing settlement boundary along New Lane is around 
890m from Birchwood. Lowton is located 3.12km from the 
site compared to the closest part of the settlement 
boundary (along Health Lane) which is 2.75m from Lowton. 

Low Impact The parcel is considered to have a low impact on this purpose. The 
closest towns are Culcheth to the north east and Birchwood to the south 
east. There is already existing development in between the site and 
these settlements and therefore the development of this parcel would 
have a low impact on the wider strategic function of the Green Belt in 
this respect.  
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  Contribution to Green Belt  Impact upon Green Belt 

Purpose 3 – To 
assist in 
safeguarding 
the countryside 
from 

encroachment  

Moderate 
Contribution 

The site is bounded to the south (part), west and north 
(part) by the existing settlement boundaries, with these 
boundaries being made up of the gardens of residential 
properties which are classed as non-durable boundaries 
within the appraisal definitions. Nevertheless, the 

northern boundary is made up a durable boundary feature 
in the form of a hedge lined made footpath with 
Heathcroft Stud beyond. The eastern boundary is a 
hedgerow which marks the edge of the field boundary. 
The site is therefore very well contained and whilst there 
are some longer open views towards the east these are 
limited by the strong northern and southern boundaries. 
There is currently no access within the parcel.  
 
There is a PRoW which runs along the northern boundary 
of the site but there are no opportunities to access the 
countryside within this site. The site is well related to the 
existing settlement of Croft and this urban area is visible 
from this site which has an impact on the character of the 
site. 

Medium 
Impact 

The development of this parcel would have a medium impact on the 
overall strategic function of the Green Belt. Whilst the parcel has some 
non-durable boundaries and is free from built development, it is well 
enclosed, with the opportunity to strengthen the enclosure on the 
eastern boundary, thereby limiting the impact that any development 

would have on the wider countryside. The land to the north of the site 
is a draft allocation in the emerging Local Plan. Once this allocation is 
brought forward for development, this parcel would become very 
enclosed by built form, and effectively an in-fill site. The role that the 
site plays against this function would be further reduced.  

Purpose 4 – To 
preserve the 
setting and 
special 
character of 
historic towns  

No 
Contribution 

This site makes no contribution to this purpose as Croft is 
not identified as an historic town and is not located close 
to any such town nor does it cross an important viewpoint 
of the Parish Church. 

Low Impact As Croft is not a historic town and the site is located away from any 
such town, including any viewpoints of the Parish Church of St Elphins 
there would be no impact on this purpose.  

Purpose 5 – To 
assist in urban 
regeneration, by 
encouraging the 
recycling of 
derelict and 
other urban 
land  

Moderate 
Contribution 

Although this parcel is considered to make a moderate 
contribution to this purpose, this is the same for all Green 
Belt sites noting the need for Green Belt release to 
accommodate the borough’s future development 
requirements.  

Low Impact As all Green Belt parcels around Croft and the wider Borough are 
considered to have the same contribution to this purpose and owing to 
the lack of land within the existing urban area to meet the borough’s 
development needs, the development of this site will have a low 
impact on this purpose. 

Overall 
Contribution 
Impact on 
Strategic 
Function of 
the GB 

Weak 
Contribution  

This site is considered to make no contribution to three of 
the Green Belt purposes and a moderate contribution to 
the two remaining Green Belt purposes. As such the site 
makes a weak overall contribution to the strategic 
function of the Green Belt. 

Low Impact The development of the site would have a low impact on the strategic 
function of the Green Belt, the impact of which would could be further 
limited through planting along the less durable eastern boundary of 
the site. As noted above, the impact would be reduced given that draft 
allocation OS6 is located immediately north of this site.  
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 CONCLUSIONS 

3.1 As described in the assessment, this site makes a weak contribution to the strategic function of 

the Green Belt. The site is detached from the main urban area of Warrington and therefore would 

make no contribution to Purpose 1. The parcel is considered to be well enclosed and bound 

predominantly by strong definable boundaries. The development of this parcel would not reduce 

the existing gap between the neighbouring settlements of Culcheth or Warrington (Birchwood). 

Furthermore, there is existing development which extends further north, east and south of this site 

and therefore this parcel makes no contribution to Purpose 2. The dense wooded area adjacent to 

the southern boundary and the dense hedgerows/ trees along the site boundaries restrict open 

long line views into the open countryside. They also prevent encroachment into the wider open 

countryside beyond this parcel and could be strengthened through the development of the site. 

Although there is no built form within the parcel, the parcel is considered to be well related to the 

existing settlement of Croft. 

3.2 In terms of the impact that the development of the site would have on the wider strategic function 

of the Green Belt, we consider that residential development would have a low impact and the site 

to be a suitable and appropriate option for development. Incorporating additional landscaping and 

hedgerows along the eastern boundary of the site will create a dense landscaped edge to the 

development and a strong durable boundary which would prevent future encroachment into the 

open countryside. This landscaped edge would reflect the adjacent countryside and bolster the 

existing trees and hedgerows.  

3.3 This site is located immediately to the south of a draft allocation for residential development (Policy 

OS2 of the Submission draft of the emerging plan). This draft allocation to the north further 

encloses the site and would further diminish any contribution that the site may make to the five 

Green Belt purposes. As such, the development of the allocation to the north and this site would 

create a strong development line to the east of the settlement which would ensure that any 

development on this site would result in further encroachment into the open countryside.   

3.4 In conclusion, the site is considered to make a suitable and logical extension to the settlement of 

Croft to accommodate future housing for the borough. The site makes a weak contribution to Green 

Belt purposes and its development would have a low impact on the wider strategic function of the 

Green Belt.  

 

 

 

 



Gladman Developments Ltd  
Green Belt Assessment 
Land east of Abbey Close, Croft  
 

 

 
 

Page | 8  
 
KR/P19-1259/R003v4 
 

APPENDIX 1 – SITE LOCATION/LAND OWNERSHIP PLAN  
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APPENDIX 2 – PLAN TO SHOW DRAFT ALLOCATION  
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 INTRODUCTION 

1.1 This Green Belt Assessment has been prepared on behalf of Gladman Developments Ltd (Gladman) 

in respect of their land interests at Camsley Lane, Lymm. Gladman are in control of 13.88 hectares, 

made up of four parcels (A-D) to the west of Lymm (see Appendix 1). This Green Belt assessment 

relates specifically to Parcels C and D. Parcel C is known as land north of Camsley Lane and Parcel 

D is known as land south of Camsley Lane.   

1.2 This assessment sets out the relevant national and local planning policy before going on to assess 

the contribution that the sites make and impact that the development of these parcels would have 

on the five purposes of Green Belt.  

National Planning Policy Green Belt Considerations 

1.3 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England and how these should be applied. The document was initially published in March 2012 and 

since revised in July 2018, February 2019 and July 2021. The updated Submission Version of the 

Warrington Local Plan (2017-2038) was published for public consultation in September 2021. As 

such the Local Plan will be considered by the Inspector under NPPF (2021).   

1.4 Chapter 13; Protecting Green Belt land of the NPPF sets out the importance of the Green Belt. 

Paragraph 137 advises that the essential characteristics of Green Belt are their openness and their 

permanence. Paragraph 138 confirms that the five purposes of the Green Belt are: 

• To check the unrestricted sprawl of large built-up areas; 

• To prevent neighbouring towns merging into one another; 

• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and 

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

1.5 Paragraph 140 of the NPPF states that once established, Green Belt boundaries should only be 

altered in exceptional circumstances which have been fully evidenced and justified, through the 

preparation or updating of plans. Strategic policies should establish the need for any changes to 

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

endure beyond the plan period.   

Green Belt Around Warrington & Local Planning Policy 

1.6 The Green Belt around Warrington was first formally designated in the Cheshire Structure Plan 

1977 (adopted 1979) with the Green Belt boundary drawn around the existing settlements and the 

areas outside of the New Town Designation. Later alterations of the Structure Plan in 1985 and 



Gladman Developments Ltd  
Green Belt Assessment 
Land at Camsley Lane, Lymm  
 

 
 

Page | 3  
 
KR/P19-1259/R002v4 
 

1999 did not change the extent of the Green Belt boundary.  Whilst minor amendments to the 

Green Belt boundary were made through the 1998 Unitary Development Plan, the Local Plan Core 

Strategy (2014) did not alter the Green Belt boundaries and therefore the current Green Belt 

boundaries are still based upon the original designation some 40 years ago. 

1.7 The development plan comprises of the adopted Warrington Local Plan Core Strategy (July 2014). 

Following its adoption, a legal challenge was made with respect to the housing policies contained 

within the Warrington Local Plan Core Strategy with the Plan’s housing target and reference to the 

delivery of new homes at the Omega strategic development site being overturned. 

1.8 Warrington Borough Council (WBC) are in the process of preparing their Local Plan. The Submission 

Version of the emerging Local Plan was published in April 2019. Following this, an updated 

Submission Version of the emerging Local Plan (2021-2038) was published in September 2021 and 

is being consulted on until November 2021.  

1.9 The emerging Local Plan is supported by a Green Belt assessment prepared in October 2016 (by 

Arup) to assist WBC in considering whether ‘exceptional circumstances’ exist to justify altering 

Green Belt boundaries through the Local Plan, as well as an additional Green Belt Site Selection: 

Implications of Green Belt Release document that has been prepared for the current updated 

Proposed Submission Version of the Local Plan. This document provides a review of the options for 

the Plan’s spatial strategy.  

1.10 The Updated Proposed Submission Version of the Local Plan confirms that the primary exceptional 

circumstance relating to the need for Green Belt release is to ensure that there is sufficient land to 

meet the borough’s development needs. It is clear within the available evidence that there is 

insufficient land within Warrington’s existing urban area and greenfield sites to meet its housing 

and employment needs going forward. As stated in the Updated Submission Version of the Local 

Plan, the existing urban area can accommodate around 11,785 new homes. This means there is 

still the requirement to provide land for around 4,400 homes through the release of Green Belt 

land to accommodate the development needs throughout the plan period and beyond.  

1.11 Draft Policy DEV1 (Housing Delivery) outlines a minimum housing requirement of 14,688 new 

dwellings over the 2017 to 2038 plan period which equates to an annualised requirement of 816 

dwellings per annum. In Lymm, 306 homes have been allocated to be delivered over three sites 

which include; 

• Policy OS4 Pool Lane/Warrington (170 homes); and  

• Policy OS5 Rushgreen Road (136 homes).  
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 GREEN BELT APPRAISAL 

2.1 This section assesses the contribution that the land at Camsley Lane (Parcels C and D) makes 

towards the five Green Belt purposes and the impact that residential development would have on 

the Green Belt purposes.  

2.2 The contribution that the Parcels make to the Green Belt purposes has been assessed in accordance 

with the methodology set out in the Warrington Stage 1 Green Belt Assessment (October 2016), 

produced by Arup. This includes relying upon the same scoring system with parcels contribution 

scoring as 1;  

Green Belt Contribution Colour Code 

No Contribution  

Weak Contribution  

Moderate Contribution  

Strong Contribution  

2.3 In terms of the impact, the Council’s evidence has not specifically assessed the impact that the 

release of smaller parcels from the Green Belt will have on the strategic function of the Green Belt. 

As such, this appraisal assesses the potential impact of a residential development on the Green 

Belt purposes and any possible mitigation measures to reduce any impact on the Green Belt. In 

order to assess the impact, we used the following scoring system; 

Impact on Green Belt Colour Code 

Low Impact   

Medium Impact  

High Impact  

2.4 A ‘high impact’ is considered to have the most effect on the strategic function of the Green Belt 

and the development of the parcel would be to the detriment of the Green Belt purposes. A ‘low 

impact’ demonstrates that the development of the parcel would have a limited/no impact on the 

Green Belt purpose. In this respect, clearly sites which would have a low or medium impact on the 

strategic function of the Green Belt would be the most appropriate to accommodate future 

development within the borough.  

2.5 This Assessment is set out in Table 1. 

  

 

 
1 The colour coding has been altered in comparison to the Council’s assessment. Pegasus Group have used the same colour 

coding system to reflect impact. Red refers to a strong contribution/high impact and green refers to weak contribution/low 

impact. This is to make sure there is no confusion and to ensure that this assessment is easy to read and understand.  
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Table 1 –Contribution to and Impact on Green Belt - Land at Camsley Lane  

  Contribution to Green Belt  Impact upon Green Belt 

Purpose 1  - 
To check the 
unrestricted 
sprawl of large 
built up area  

No 
Contribution  

The site is detached from the main urban area (Warrington) 
and therefore makes no contribution to this purpose. 

Low Impact  The site is well related to the settlement of Lymm however it is 
detached from the main urban area of Warrington and therefore the 
development would have no impact on the urban sprawl of the large 
built up area.   

Purpose 2 – 
To prevent 
neighbouring 
towns merging 
into one 
another 

Weak 
Contribution  

The site forms a less essential gap between Lymm and the 
Warrington urban area. Although the development of Parcel D 
would reduce the actual gap between Lymm and the main urban 
area of Warrington, the perceived gap would be retained 
between the towns due to the presence of the M6. The M6 is a 
strong, durable and defendable boundary which would prevent 
the merging of these two areas.  

Low Impact  Although the development of Parcel D would reduce the actual gap 
between Lymm and Warrington, the perception of separation would 
be unaffected with the M6 helping to form a permanent and strong 
separation between the two settlements even if the site were to 
come forward for residential development. Overall the development 
of this site would have a low impact on the overall strategic function 
of the Green Belt.  

Purpose 3 – 

To assist in 
safeguarding 
the 
countryside 
from 
encroachment  

Moderate 

Contribution  

Whilst both parcels are undeveloped and have a predominantly 

rural character, Parcels C and D have different characteristics in 
respect of this purpose. 
 
Parcel C is located adjacent to the existing urban edge to the 
north east, with strong durable boundaries to the north, east 
and south in the form of the Transpennine Trail, the 
Bridgewater Canal and Camsley Lane.  A large residential 
property forms the strong western boundary to this parcel.  As 
such this site is well enclosed with very limited open views into 
the wider open countryside. 
 
Parcel D is slightly detached from the existing urban area, 
although there are properties immediately south of the canal.  
This parcel is bound by strong durable boundaries of Camsley 
Lane (north), Bridgewater Canal (east and south) and the steep 
embankment of the M6 (west), which would prevent further 
encroachment into the countryside.  
 
There is no built form within the parcels however there is 
visible built form surrounding the parcels. Added to this, there 
is no existing access through the parcels or the opportunity for 
residents to enjoy the countryside in this location.  
 
As such the site is only considered to serve a moderate 
contribution to this Green Belt purpose. 
 

Medium 

Impact  

The development of this site would result in encroachment into the 

open countryside owing to the lack of built development within 
either parcel however this would have a limited impact, 
acknowledging the urbanising effects of the surrounding 
development and the strong durable boundaries which surround 
the parcels. These boundaries will be further strengthened through 
appropriate planting and landscaping which will also help to screen 
the proposed development. This would also help to prevent further 
encroachment into the countryside.  
 
The site does not currently provide any opportunity for access to 
the open countryside and the development of the site would help 
to improve accessibility in the wider open countryside.  
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  Contribution to Green Belt  Impact upon Green Belt 

Purpose 4 – 
To preserve 
the setting 
and special 
character of 

historic towns  

No 
Contribution  

This parcel makes no contribution to this purpose. Although 
Lymm is considered as an historic town within the Green Belt 
Assessment, the site is not well related to the historic core with 
the site located approximately 700m from Lymm Conservation 
Area, and therefore well beyond the 250m buffer area referred 

to in the Green Belt Assessment. In addition, the site does not 
cross an important viewpoint of the Parish Church. As such, 
this site makes no contribution towards this purpose. 

Low Impact Although Lymm is designated as a historic town, the site is not 
located close or well related to the historic core and the parcels do 
not cross viewpoints from designated heritage assets. Therefore, 
these parcels would have a low impact upon this purpose.  

Purpose 5 – 
To assist in 
urban 
regeneration, 
by 
encouraging 
the recycling 
of derelict and 
other urban 
land  

Moderate 
Contribution 

Although these parcels are considered to make a moderate 
contribution to this purpose, this is the same for all Green Belt 
sites noting the need for Green Belt release to accommodate 
the borough’s future development requirements. 
  

Low Impact As all Green Belt parcels around Lymm and the wider borough are 
considered to have the same contribution to this purpose and 
owing to the lack of land within the existing urban area to meet 
the borough’s development needs, the development of this site will 
have a low impact on this purpose. 

Overall 
Contribution 
Impact on 
Strategic 
Function of 
the GB 

Weak 
Contribution  

This site is considered to make no contribution to two of the 
Green Belt purposes, a weak contribution to one Green Belt 
purpose and a moderate contribution to the two remaining 
Green Belt purposes. As such the site makes a weak overall 
contribution to the strategic function of the Green Belt.  

Low Impact  The development of the site would have  a low impact the strategic 
function of the Green Belt, the impact of which could be further 
limited through strengthening and enhancing the site’s existing 
boundaries and the opportunity to enhance access to the open 
countryside in this area. 
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 CONCLUSIONS 

3.1 As described in the assessment, this site makes a weak contribution to the strategic function of 

the Green Belt. The site is detached from the main urban area of Warrington and does not make 

any contribution towards preventing the sprawl of the main built up area of Warrington. Added to 

this, the M6 forms the western boundary of Parcel D as well as a dense wooded area. This durable, 

permanent and strong boundary would prevent the sprawl of the urban areas of Lymm and 

Warrington area as well as preventing coalescence of these settlements. Although we do recognise 

that the development of the site would reduce the existing gap between Warrington and Lymm, 

the presence of this boundary would not reduce the perceived distance.  

3.2 Although there is no existing built form within the site, it is located adjacent to the existing 

settlement edge of Lymm and Parcel D is bound by existing development beyond the canal to the 

south of the parcel. These urban areas are visible from these parcels which impact upon the setting 

and character of the countryside in this location. At present, these parcels are well contained and 

comprise of dense vegetation and trees within and around the parcel boundaries which prevent 

long line views into the open countryside.  

3.3 In terms of the impact on the strategic function of the Green Belt, this would be low owing to the 

strong enclosure of both parcels and the lack of public access into the site. In addition, there is the 

opportunity improve to improve access to the open countryside through the development of these 

sites. Notably, Parcel C is proposed to be retained undeveloped and managed as an area for wildlife 

enhancements. A new recreational route is proposed within this Parcel which would enhance local 

residents access to the open countryside and provide links to the wider PRoW network. An additional 

play area is also proposed to be located within Parcel D, providing further recreational opportunities.  

3.4 Given the low impact on the strategic function on the Green Belt, the site is considered to be  

appropriate to accommodate housing development to help meet the Borough’s and Lymm’s 

development needs.  
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APPENDIX 1 – SITE LOCATION/LAND OWNERSHIP PLAN  
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