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Dear Sir/Madam, 

Local Plan Issues and Options (Regulation 18) 

We act for Brookhouse (Helsby) Limited, who control land at Mere’s Edge, Helsby.  This land is 

identified in the Issues and Options consultation as growth option HEL003.  The land is subject to 

planning application 24/03823/OUT (pending determination); Brookhouse are also in the process 

of preparing a new planning application for the land south of the above site. The two areas of land 

are identified in the Call for Sites and LAA Stage One Update 2025 as 1483 and 1484 respectively.  

We have responded to the consultation through the engagement portal, particularly in support of 

HEL03 as the most suitable growth option for the settlement.  This letter provides further 

information, drawn from the existing and imminent planning applications, to demonstrate why the 

site is suitable and deliverable.  

CURRENT POLICY DESIGNATIONS 

The extent of Brookhouse’s control can be divided into two parts for the purposes of site 

assessment.   

The northern parcel is currently allocated for employment development in the extant Local Plan 

under reference R3.B.  The site was allocated for employment use at a time when the adjacent 

land was in commercial use.  The situation has significantly changed now with the adjacent land 

consented for residential use, and either constructed and occupied, or under construction.  The 

allocated site would now need to be accessed via residential areas so is accepted as no longer 

suitable or appropriate for commercial use.  Full evidence within planning application 

24/03823/OUT demonstrates why the site is no longer suitable or needed for employment uses, 

and why it can be developed for housing without any economic detriment, and rather deliver much 

needed new homes for Helsby and the borough.  

The southern parcel is currently Green Belt land adjoining the settlement boundary.  It has strong 

defensible boundaries to all side, with residential/development to the north and east, a railway line 

to the west and main road to the south.  A Grey Belt Assessment is appended to this letter, which 

shows that the site meets the definition of grey belt within NPPF, in accordance with the advice in 

Planning Policy Guidance.  Therefore, planning permission can be granted without the need for 

Very Special Circumstances and without a Local Plan Review.  However, as the new local plan is 
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being prepared, the Green Belt boundary in this location should be revised to follow the A5117 / 

A56 Chester Road, which is a clearly defensible boundary.  

SUSTAINABILITY AND GROWTH IN HELSBY 

Helsby is a key service centre that provides a range of services and facilities including 

supermarket, shops, pubs and schools.  It has a railway station on the key Manchester to Chester 

railway line and is well-served by bus connections. The southern part of Helsby, around Mere’s 

Edge, has been developed within the logical confines of the A56 / A5117 along the southern edge 

of the settlement.  The remaining undeveloped land would conform to the existing linear nature of 

the town, with a gravity of development at the southern end; it would not extend the built-up area 

beyond the physical boundaries of the A-roads or the railway line. It is a very suitable location for 

new residential development to meet local needs.  

FLOOD RISK AND DRAINAGE 

The site largely lies in Flood Zone 1, with small areas adjoining Hornsmill Brook in Flood Zones 2 

and 3.  Weetwood have studied and modelled the Hornsmill Brook for many years, to the 

satisfaction of the Environment Agency and Lead Local Flood Authority.  Their detailed scientific 

modelling is more accurate than the EA flood maps and shows that the site can be developed 

without any risk of flooding and without increasing the risk of flooding elsewhere. The land is 

therefore sequentially preferable for development. 

GREEN INFRASTRUCTURE 

The sites have no protected species or irreplaceable habitats.  They have been subject of 

extensive ecological and arboricultural assessments, including Habitats Regulation Assessment. 

Development of the site will deliver enhanced environments along the Hornsmill Brook corridor, as 

well as generous areas of open space within the development sites.  

ACCESS 

The sites can be satisfactorily accessed via the existing development sites at Mere’s Edge, Helsby.  

Development of the sites will enhance local public transport infrastructure and provide walking and 

cycling connections to Helsby to enable sustainable access to local shops and facilities. for the 

public. 

LANDSCAPE  

A landscape and visual impact assessment has been undertaken and shows that the site can be 

developed with minimal impact on the wider landscape, largely as it is well contained within the 

landscape with strong boundaries to all sides (residential to the north and east, a railway line to the 

west and main A road to the south.   

NOISE 

Noise assessment work demonstrates that the land is suitable for residential development.  With 

appropriate offset from the railway to mitigate motorway and railway noise, the site can be 

developed with satisfactory residential amenity.  
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1 EXECUTIVE SUMMARY 

This Grey Belt Assessment supports the case for much-needed residential development, aligning 
with the clear direction of the new Labour Government elected in July 2024. With a national target to 
deliver 1.5 million homes over the parliamentary term, the focus is firmly on unlocking land and 
accelerating delivery. 

Recent changes to planning policy, including the introduction of the "grey belt" concept and an 
updated standard method for calculating housing need, signal a decisive shift. Local authorities 
across the country – including Cheshire West and Chester1 - are now facing higher housing targets, 
and low-quality green belt sites are firmly in scope for release. 

As Angela Rayner, Deputy Prime Minister and Secretary of State for Housing, has stated: “We must 
create a more strategic system for green-belt release, to make it work for the 21st century. Local 
authorities will have to review their green belt if needed to meet housing targets, but they will also 
need to prioritise low-quality grey-belt land.”2 

This Assessment demonstrates why this site provides exactly the kind of opportunity the 
Government envisaged: underperforming land, of limited environmental or visual value, that can 
help meet growing housing demand. Approval of this planning application would support both 
national ambition and local need. 

 

 

 

1 Cheshire West and Chester report to Cabinet ‘Local Plan and Design Code response to national policy’ 
dated 15 January 2025 
2 Speech in House of Commons, 30 July 2024 
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land for development, plans should give priority to previously developed land, then consider grey 

belt which is not previously developed, and then other Green Belt locations.’ 

2.1.5. New Paragraphs 155-160 of the NPPF set out specific policy governing this change. 

2.1.6. This report assesses the site and proposals against these policies and the relevant parts of Planning 

Policy Guidance (‘PPG’) to conclude that the proposal is appropriate development in the Green 

Belt in accordance with Paragraph 155 of the NPPF. 

PLAN-MAKING EVIDENCE 

2.1.7. There is no contemporary or recent Green Belt Assessment of the Helsby area as part of a plan-

making process.  The last review of the Green Belt in this area pre-dates the current Local Plan.  

2.1.8. The Council produced a Stage One Green Belt Study in 2011 to support the development of the 

Local Plan (Part One), and a subsequent report commissioned by the Council and produced by Arup 

formed a Stage Two Study to assist with considering land for Green Belt release. However, both of 

these studies focussed on land immediately surrounding Chester (as the main built-up area) and did 

not assess the Green Belt on a borough-wide scale nor around Helsby.  

2.1.9. On 27 February 2025 the government published detailed guidance to identify grey belt land to meet 

housing or other development needs. Our assessment is informed by this guidance, along with 

policies in the NPPF, to ensure it is compliant with the national policy and most recent Government 

guidance.  

2.1.10. The process of assessment is two-fold: 

1. Making an assessment of whether the land is grey belt; and 

2. Whether the proposals are not inappropriate development in the Green Belt under Paragraph 

155 of the NPPF. 

Structure of the Report   

2.1.11. This Grey Belt Assessment is structured as follows:  

 Section 2 assesses the site against the purposes of the Green Belt 

 Section 3 assesses the site against NPPF Footnote 7 

 Section 4 assesses the proposals against paragraph 155 of the NPPF 

 Section 5 assesses the proposals against the Golden Rules 

 Section 6 sets out the Conclusions 
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3 PURPOSES OF THE GREEN BELT 

3.1.1. The NPPF Annex 1 defines ‘grey belt’ as the following: 

“For the purposes of plan-making and decision-making, ‘grey belt’ is defined as land in the Green Belt comprising previously 

developed land and/or any other land that, in either case, does not strongly contribute to any of purposes (a), (b), or (d) in 

paragraph 143. ‘Grey belt’ excludes land where the application of the policies relating to the areas or assets in footnote 7 (other 

than Green Belt) would provide a strong reason for refusing or restricting development.” 

3.1.2. Planning Practice Guidance (PPG) identifies a two-stage process to identify when land can be grey belt in accordance with the Annex 1 

definition, shown in Figure 2 below. 

 

Figure 2 – Planning Practice Guidance on the process to identify land as grey belt 
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• An Inspector in a grey belt appeal in Surry Heath found that the definition of a site as a village in the 
Development Plan as sufficient evidence to mean that purpose (b) is not engaged.3 

• The closest towns to Helsby are Ellesmere Port, Halton, Northwich and Winsford which are 6.15km, 
7.75km, 16.1km and 16.06km from the site respectively.  Development of the site would not affect 
visual separation between these towns.  

• Accordingly the site does not form part of a gap between towns.  

 

 

 

 

 

3 Paragraph 14 of Appeal Decision APP/D3640/W/24/3347530 
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Figure 4 – Plan showing the distance of Helsby village from neighbouring settlements. 
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• The southern part of Helsby to which the site is connected is largely formed of new housing 
development and some supporting commercial development. 

• On this basis, Helsby is not an historic town. 

 

3.2.7. The above assessment concludes that the land makes no contribution to purposes (a), (b) and (d) set out at Paragraph 143 of the NPPF.
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5 WHETHER THE PROPOSALS ARE NOT INAPPROPRIATE DEVELOPMENT UNDER 

PARAGRAPH 155 OF THE NPPF 

5.1.1. Section 2 and 3 of this report shows that the site is identified as grey belt.  

5.1.2. The relevant tests for judging if development is ‘not inappropriate’ in the Green Belt through a grey belt case is duplicated in PPG and is 

shown at Figure 5 below. 

 

Figure 5 – The process for concluding that the development is not inappropriate in the Green Belt (grey belt case) 

5.1.3. The tests are set out and addressed in turn below. 
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2. Provide opportunities for outdoor sport and recreation; - By virtue of the 
size of the site, its setting next to the brook, and the reasons set out at point 
1, the site does not provide this opportunity.  

3. Retain, and enhance landscapes; - There are limited views from the south 
of the site due to the existing vegetation on Chester Road and the site being 
open land in agricultural use with limited landscape features. Any views to the 
east are screened by the trees along the brook and housing development. 
Views from the west are interrupted by the railway line. Views from the North 
are limited due to lack of access and existing and allocated development. The 
landscape does not therefore have a perceived special character that can be 
retained or enhanced.  

4. Improve damaged and derelict land; - The land is not damaged or derelict 
so this land does not provide this opportunity, nearby brownfield land in 
Helsby has already been regenerated.  

5. Visual amenity and biodiversity; - There is some limited visual amenity 
value at the site and minimal biodiversity value due to its agricultural use and 
location next to a brook. The parcel therefore makes some limited 
contribution to this opportunity. 

The size of the site is relevant as to the degree of encroachment into the 
countryside. The Inspector in a recent allowed appeal5 for a battery storage farm in 
Walsall concluded on purpose (c) that ‘Given the relative scale of the site and Parcel 
B93, the harm resulting from encroachment would be negligible.’ The size of the site 
was 3.185 Ha.  

The size of the application site in Helsby is 6Ha which is less than 0.0002% the size 
of the Cheshire West and Chester Green Belt which measures 38,880Ha. As such 
encroachment into the countryside is wholly negligible in the context of the Cheshire 

 

 

 

5 Paragraph 29 of Appeal Decision APP/V4630/W/24/3347424 
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The Council have acknowledged in a recent report to Cabinet that the impact of the 
change to Local Housing Need and applying this to calculate housing land supply will 
mean they will not be able to demonstrate a five-year housing supply.6  
 
The Council produced a Housing Land Monitor Summary Report in 2024 which 
reported a five-year housing land supply for 2024-2029 of 4,209 dwellings.  
 
A review of major permission and allowed appeals in the authority demonstrates that 
the supply is unlikely to have changed so significantly that it has increased from 
4,209 to the new local housing need figure. Assuming that the Council maintains a 
five year housing supply of circa 4,209 dwellings, in order to demonstrate a five year 
supply against the new LHN the Council would need to deliver another circa 4,500 
homes. 
 
The Council's Strategic Housing Market Assessment (SHMA) identified that there 
was a need (in terms of the imbalance between supply and demand) for 3,570 
affordable homes. Local Plan (Part One) policy SOC 1 set out a target of 6,600 
affordable homes by 2030 (based upon up to 30 per cent of 22,000 net additional 
dwellings). The Council’s Annual Monitoring Report (2024) confirms that at 1 April 
2024, approximately 80 per cent of this target has been achieved (5,220 dwellings). 
Data for 2025 is not yet available but it is clear that at April 2025, a further 1,380 
affordable homes were required across the Borough to meet the identified affordable 
housing need. 
 
Accordingly, there is a demonstrable unmet need for market and affordable housing 
and the proposals would make a much-needed contribution to the Council’s five year 
housing supply. 

 

 

 

6 ‘Local Plan and Design Code response to national policy’ dated 15 January 2025 
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a) sustainable transport 
modes are prioritised 
taking account of the 
vision for the site, the 
type of development 
and its location; b) safe 
and suitable access to 
the site can be 
achieved for all users; 
c) the design of streets, 
parking areas, other 
transport elements and 
the content of 
associated standards 
reflects current national 
guidance, including the 
National Design Guide 
and the National Model 
Design Code; and d) 
any significant impacts 
from the development 
on the transport 
network (in terms of 
capacity and 
congestion), or on 
highway safety, can be 
cost effectively 
mitigated to an 
acceptable degree 
through a vision-led 
approach.’ 

site to the north and south, with several nodes along the route which will 
provide connections to key green spaces across the development including 
LEAP(s), a village green and allotments on the west of the site. This linear 
path will provide on-foot and on-bike connections to the bus stop on Chester 
Road, and north to services such as the existing sports club and Tesco 
Supermarket, and onwards to Helsby ‘centre and the train station. 

• The grid-like pattern of development follows national design guidance to 
reduce journeys times and encourage walking and cycling. 

• The Illustrative layout demonstrates a vision for outward facing dwellings with 
rear gardens in line with national design policy with street and footpath widths 
which align with Manual for Streets. 

• The proposal includes a new crossing across Chester Road, which will 
improve walking and cycling connections in the local area; it also includes a 
new off-road cycle lane on the northern side of Chester Road along the site 
frontage, connecting with existing cycle lanes to the north and improving 
cycle infrastructure for local residents.  

• The proposal will also improve the local bus stop. 

• The Design and Access statement submitted with the application 
demonstrates how the development is compliant with the National Design 
Guide and National Model Design Code. Key points being that the design 
creates creating outward facing dwellings, with a landscape led approach, 
with sufficient separation distances. 

• The Transport Statement submitted with the application demonstrates that 
any impacts on the transport network and highways safety can be 
appropriately mitigated.  

 

155d The proposed 
development meets 
the ‘Golden Rules’ 

See section below. 
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requirements set out 
in 156-157 below 
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Where appropriate, 
authorities should consider 
the use of conditions 
or planning 
obligations. The Community 
Infrastructure Levy can also 
be used to fund 
improvements to existing 
greenspaces or the 
provision of new ones. 
Local authorities should 
consider arrangements for 
the long-term maintenance 
of green spaces. 

The delivery and maintenance of the green spaces will be controlled via condition and planning 
obligation.  
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7 CONCLUSION 

7.1.1. The purpose of this report is to assess whether the development site can be identified as grey belt 

land; and assess the proposals against Paragraph 155 as to whether they would be not 

inappropriate development in the Green Belt.  

7.1.2. The NPPF and PPG together are clear in setting out the process that should be undertaken to 

define land as grey belt.  

7.1.3. This assessment has found that the site, by virtue of its characteristics including its size, location 

and surroundings, does not strongly contribute to purposes (a), (b) and (d) of the Green Belt set out 

at Paragraph 143 of the NPPF. When applied to the site, none of the policies set out at Footnote 7 

of the NPPF provide a strong reason for refusal of the development.  

7.1.4. For the reasons set out above, the site can be identified as grey belt land. 

7.1.5. An assessment of the proposals against the policy tests at Paragraph 155 of the NPPF has 

concluded the following: 

1. The development of the site would not undermine the purposes of the remaining Green Belt 

land as a whole.  

2. The Council have accepted they cannot demonstrate a five-year housing land supply 

following the adoption of the NPPF and new standard method. They are preparing a new 

Local Plan to address this which is unlikely to be adopted until 2027. The proposals would 

therefore meet a demonstrable unmet need for housing. 

3. The site is sustainably located at the immediate edge of a Key Service Centre. The site is 

accessible by public transport and the proposals will improve active travel options both on 

and off site. 

4. The proposals provide a significant overprovision (251%) against the open space 

requirements in the Local Plan and will improve local access to green space through public 

transport or active travel options. 

5. The proposals meet all of the Golden Rules at 156-157 of the Framework. 

7.1.6. Accordingly, the proposals for residential development are not inappropriate development in the 

Green Belt in accordance with Paragraph 155 of the NPPF. Consequently, there is no need to 

further consider harm to openness.7 The accompanying Planning Statement will assess the 

proposals against the Development Plan as a whole, along with other material considerations.

 

 

 

7 Paragraph 20 of Appeal Decision APP/D3640/W/24/3347530 






