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Summary 

Christleton Parish Council Objects to these Planning Applications because 

1 They do not comply with National or Local Planning Policy 

• The Applicant has made a significant error in understanding the 

Applicability of the July 2018 Edition of the National Planning Policy 

Framework 

• An Educational or other D1 Use should be preferred for this site 

o The Applicant concedes other D1 Uses are available 

• They include inappropriate development in the Green Belt 

o The proposed development would have an adverse effect on the 

openness of the Green Belt 

o The proposed development would cause substantial harm to the 

Green Belt 

o The proposed development would be incompatible with the 

purposes of including this site in the Green Belt 

o There are no Very Special Circumstances which would justify such 

Development and the Applicant’s assertion of such is in error 

• The site has not been designated for housing in the Local Plan 

• The site is not needed to meet the 2030 Housing Objectives 

• The proposed development would adversely affect the character and 

appearance of the Christleton Conservation Area and the listed buildings 

on the site 

2 The proposed development does not meet the sustainability requirements in 

planning policy and does not take account of the effect on Christleton’s 

infrastructure 

• Christleton is currently unable to accommodate the additional vehicle 

traffic that this development would generate 

• The Applicant has taken an erroneous view of the quality of public 

transport available in Christleton 

• Christleton’s schools are full and cannot expand 

• The sewerage system cannot accommodate this development 

3 The Applicant has materially misrepresented relevant facts in the application 

• The Applicant has exaggerated the availability of local services 

• The Applicant has not properly engaged with the local Community and 

its elected representatives and has misrepresented its failure to do so in 

a way which implies consent on the part of the Community 
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• The Applicant has asserted that it has ceased to conduct its business on 

the site, when in fact it continues to do so and as of the date of this 

Objection is actively marketing courses at this site to prospective 

students 

Should the Local Planning Authority be minded to grant Planning Permission, 

Christleton Parish Council asks that various measures be implemented for the 

sustainability of the site and the wider Community. These are detailed below. 
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1 Introduction 

Christleton Parish Council wishes to OBJECT to the associated Planning 
Applications 

 
and recommends that they should not be approved because 

(1) The applications do not conform to relevant national and local planning 
policy and guidance 

(2) The proposed development would place excessive strain on the transport 
and other infrastructures of Christleton 

(3) There are material factual errors in the Applicant’s documentation relating 
to Sustainability and Community Involvement which might mislead the 
Local Planning Authority in making its decision. 

In the event that the Local Planning Authority is minded to grant Planning 
Permission, Christleton Parish Council asks for various conditions to be imposed 
and for benefits to the community to be sought.  

2 Non-compliance with planning policy 

The entire site lies within the North Cheshire Green Belt and the Christleton 
Conservation Area, and is designated as an area of Nature Conservation Value. 

The site lies within the Village of Christleton which is a village in the rural area 
and lies outside the Chester Settlement Area. 

The relevant Planning Policies are discussed in the context of the objections  

Proposed Change of Use 

Planning policy requires that the Applicant demonstrate that there is no 
alternative non-residential usage, but the Applicant has failed to do so 

The application site currently has an established use of Education in Use Class D1. 
The proposal requires a change of use to Residential Class C3. 

In a section entitled ‘Fall-Back Position’ beginning on Page 18 of its Planning 
Statement, the Applicant 

1 Confirms that there is an existing D1 Use 

2 Concedes that there are alternative D1 Uses to which the site might be put 
without the need for planning permission for Change of Use  

3 Concedes that there is a realistic prospect of the site being used for 
alternative D1 Uses, though gives no specific information on the interest 
that has been expressed 

4 Argues that these alternative D1 Uses are less desirable than its proposed 
use because: 

18/03803/FUL and 18/03804/LBC: Residential development of 42 dwellings, 

including demolition of late 20th century buildings and conversion of Christleton 

Hall to residential use and sports facilities (Re-submission of 17/04127/FUL) 
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(i) There is no planning requirement that the sports field remain as such  

(ii) There may be more traffic than for a residential use 

(iii) Such a use would not secure the claimed heritage, landscape, social, 
economic and environmental benefits of the applicant’s proposals. 

While Education is not usually considered to be a commercial activity, there are 
a number of jobs at various levels associated with the site. Under the Applicant’s 
proposals all such jobs would disappear from the site and there will be a net loss 
of employment opportunities within Christleton. Christleton Parish Council’s 
current view is that Christleton need jobs more than it needs further housing if 
the village is to retain sustainability in the future. It also notes that  the Applicant 
appears quietly to have abandoned its previous proposals to relocate some of 
those jobs to elsewhere in Chester. Christleton Parish Council recognises that 
while the Applicant has run down its operations on the site in recent years, the 
site has been a significant provider of employment to residents of Christleton and 
adjacent areas, and that all employment on the site will be lost.  

Apart from a resident caretaker, the current use is non-residential. 

In relation to this point, the National Planning Policy Framework states 

Supporting a prosperous rural economy 

83. Planning policies and decisions should enable:  

a) the sustainable growth and expansion of all types of business in rural areas, 
both through conversion of existing buildings and well-designed new buildings; 

… 

d) the retention and development of accessible local services and community  

facilities, such as local shops, meeting places, sports venues, open space, 

cultural buildings, public houses and places of worship  

 

Point d) embodies a number of D1 uses. 

Policy STRAT 9 of the new Local Plan states: 

STRAT 9 

Green Belt and countryside 

The intrinsic character and beauty of the Cheshire countryside will be protected 
by restricting development to that which requires a countryside location and 
cannot be accommodated within identified settlements. 

Within the countryside the following types of development will be permitted; 

• Development that has an operational need for a countryside location such 
as for agricultural or forestry operations. 

• Replacement buildings. 
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• Small scale and low impact rural / farm diversification schemes appropriate 
to the site, location and setting of the area. 

• The reuse of existing rural buildings, particularly for economic purposes, 
where buildings are of permanent construction and can be reused without 
major reconstruction. 

• The expansion of existing buildings to facilitate the growth of established 
businesses proportionate to the nature and scale of the site and its setting.  

Development must be of an appropriate scale and design to not harm the 
character of the countryside. 

The general extent of the North Cheshire Green Belt will be maintained. Policy 
'STRAT 3 Chester' sets out the proposed release of Green Belt to meet the 
development needs of Chester. In settlements and areas of the countryside that 
are within the Green Belt, additional restrictions will  apply to development in 
line with the National Planning Policy Framework. 

Pending the adoption of Part 2 of the new Local Plan, retained policies from 
Chester City Council still apply. In particular, the Supplementary Planning 
Document: Re-Use of Rural Buildings issued in March 2007 contains a general 
presumption that residential conversion should only be allowed where it is clear 
that no alternative economic use can be found. 

The current use, namely Education D1, is a wide one. The Applicant has failed to 
address the possibility that the site might be used by another educational 
institution. In this context, Christleton Parish Council notes that both Christleton 
High School and Christleton Primary School are completely full. In discussions, 
Christleton High School has indicated to Christleton Parish Council that it is 
unable to expand further on its current site. Christleton Parish Council notes that 
the new studio school, Christleton International, has been developed elsewhere.  

There are other educational institutions in and around Chester. The Applicant has 
provided no evidence that would indicate that none of these are interested in 
taking over the site. 

The Applicant has used the site primarily for postgraduate legal education. This 
activity shares many characteristics with Use Class B1 – Business and Use Class 
A2 – Professional Services. A large part of the buildings is given over to offices 
already, and conversion of the rest to an office-type use could be done within the 
existing built form and would provide similar or increased levels of employment 
within Christleton, in compliance with planning policy. Such a use would a lso be 
likely to have no more impact on vehicle movements than the existing use.  

Again, the Applicant has provided no evidence that the existing buildings cannot 
be reused for economic purposes in Use Classes B1 or A2. 

Lastly, the site would appear to be suitable for a hotel in Use Class C1. This, too, 
would represent a substantial employment use, but here, too, the Applicant has 
not provided any evidence that this is not achievable. 
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As to the Applicant’s arguments: 

(i) As the applicant rightly concedes, if the site were to be taken over by 
another Educational Establishment, such an establishment is likely to put 
the sports field to good use. Should another D1 user take the site, there is 
no reason why the sports field cannot be transferred or leased either to a 
suitable public or quasi-public body, such as Brio Leisure or the Parish 
Council, or to a specific sporting body. In this regard, Christleton Parish 
Council is aware that Christleton Rugby Club has been looking for a 
permanent venue. The applicant has not disclosed any investigations or 
other discussions in relation to this. 

(ii) Such traffic patterns are more likely to be in line with the established ones. 

(iii) The listed building is protected by its listing. Should any new owner or 
occupier bring forward planning proposals for the improvement of the site 
other aspects can be dealt with then. The Applicant’s claim that “Such a use 
would not secure the claimed heritage, landscape, social, economic and 
environmental benefits of the applicant’s proposals” may be literally true, 
since the benefits of a different use would necessarily be different, but 
ignores the possibility that those benefits may, taken as a whole, be at least 
as good or better than those proposed by the Applicant, without the 
substantial harm to the Green Belt that the Applicant intends. 

It is also noted that, in direct contrast to a Change of Use to Residential, a D1 or 
analogous use will not put pressure on Christleton’s Schools. 

Accordingly, Christleton Parish Council OBJECTS to the application on the 
ground that there are alternative educational or economic fallback uses for the 
site, and planning policy requires such uses be preferred. 

The proposed development amounts to Inappropriate Development in the Green 
Belt 

These applications are slight reworkings of that rejected by the Planning 
Committee in April 2018. The formal reason for refusal was: 

The application site lies within the North Cheshire Green Belt. In the opinionoOf 
the Local Planning Authority, the proposed development, by virtue of its layout 
and scale would have an unacceptable detrimental impact on the Green Belt in 
terms of openness. Therefore, the proposal fails to accord with the provisions of 
policy STRAT9 Of the Cheshire West and Chester Local Plan (Part 1) and paragraph 
89 of the National Planning Policy Framework (NPPF).  

Green Belt Policy is set primarily by the National Planning Policy Framework. At 
the time of that decision paragraph 89 read: 

89. A local planning authority should regard the construction of new buildings 
as inappropriate in Green Belt. Exceptions to this are: 

… 

• limited infilling or the partial or complete redevelopment of previously 
developed sites (brownfield land), whether redundant or in continuing use 
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(excluding temporary buildings), which would not have a greater impact 
on the openness of the Green Belt and the purpose of including land 
within it than the existing development 

It is clear that the Planning Committee based its refusal on the words emphasised 
above. However, the Planning Committee’s view was not simply one of “greater 
impact”; it was of an “unacceptable detrimental impact”. 

In the 2018 NPPF the corresponding paragraph is 145. That reads: 

A local planning authority should regard the construction of new buildings as 
inappropriate in the Green Belt. Exceptions to this are: 

… 

g) limited infilling or the partial or complete redevelopment of previously 
developed land, whether redundant or in continuing use (excluding temporary 
buildings), which would: 

‒ not have a greater impact on the openness of the Green Belt than the existing 
development; or 

‒ not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to meeting 
an identified affordable housing need within the area of the local planning 
authority. 

Policy STRAT 9 of the new Local Plan, which is set out on page 4, is also relevant. 

The applicant appears to argue that its proposed development should be allowed 
because of the additional clause that has been added as the second bullet point 
of NPPF 2018 paragraph 145(g). 

Generally, Christleton Parish Council repeats and adopts its previous objections 
on Green Belt Policy from its objections to the previous proposals, to which the 
Local Planning Authority is therefore referred. These are reproduced in 
Annex 1. 

In relation to that new argument, Christleton Parish Council contends that, first, 
the Planning Committee’s decision was that the previous proposals must be 
refused because of an unacceptable detrimental impact on the openness of the 
Green Belt. The Applicant’s new submission is that an ‘unacceptable detrimental 
impact’ does not amount to ‘substantial harm’. Christleton Parish Council 
believes that this argument is essentially specious; that the concept of 
‘unacceptable detrimental impact’ encompasses the concept of ‘substantial 
harm’. 

Second, the Applicant’s approach to the National Planning Policy Framework, 
both here and elsewhere, is erroneous. The Framework is clearly purposive and 
facilitative, while the Applicant gives it a literal interpretation. Christleton Parish 
Council considers that the Applicant has misinterpreted the intent of that new 
second bullet point in paragraph 145(g). The Applicant has given a very wide and 
literal interpretation to the word contribute, such as would include any 
development that includes any element of affordable housing. It clearly cannot 
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be the intent that the bullet point would allow 999 market dwellings and only 1 
affordable. If it did, that would make any site in the Green Belt open to market 
housing. 

Instead, the exception should be confined to schemes that are entirely or majorly 
affordable housing. This application contains the bare minimum of affordable 
housing required by the Local Plan, and should therefore not be approved on this 
basis. 

In any event, the Applicant has not carried out the Housing Market Survey that is 
normally a prerequisite for development of affordable housing in the Green Belt. 

The Applicant has failed to demonstrate the need for either Market or Affordable 
Housing in Christleton 

This aspect overlaps with the Applicant’s claim that housing need constitutes 
Very Special Circumstances which is considered above. 

The site is not in the Housing and Economic Land Availability Assessment 2017 as 
a site on which housing is planned. The Housing Land Monitor Report 2017-2018 
shows that as at November 2018 the Borough had a 7.56 year supply of housing 
land, comfortably above the requirement of maintaining a 5 year supply.  

The Housing Land Monitor Report also analyses the long term picture. Local Plan 
(Part One) policy STRAT 2 Strategic Development establishes that over the period 
2010 to 2030 the Plan will deliver at least 22,000 new dwellings (net). Of these, 
5,200 are allocated to Chester and 1,900 to the Rural Area. As of 2018, 7 years 
into the 20 year period, 3043 new dwellings have been delivered in Chester and 
1496 in the Rural Area. 

Christleton Parish Council notes that the figures in the Planning Statement which 
the Applicant has produced are out of date. 

The Local Plan Part Two – Land Allocations and Detail Policies Publication Plan (as 
submitted for examination) states under Policy R1 paragraph 6.2 

6.8 There are no individual housing requirements set for the local service centres 
as it is recognised that they have a limited level of sustainability and are not the 
most appropriate for significant new development. Development may take place 
that is very limited in scale, meets a rural or other local  housing need, or is 
identified in a neighbourhood plan. It is considered that the local community is 
best placed to understand the local needs in terms of supporting services or 
meeting a specific housing need, and local communities are encouraged, through 
preparing a neighbourhood plan, to take a holistic approach to meeting the 
future needs, providing the flexibility to shape their communities in a planned 
way. Neighbourhood plans can enable sites to be identified and allocated for 
housing and other uses, that will support or enhance local services and provide 
community infrastructure. Plans should also take account of local infrastructure 
constraints. 

Christleton is identified as a Local Service Centre. The Applicant’s proposals are 
clearly not very limited in scale and there is no neighbourhood plan in place for 
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Christleton. It is the view of Christleton Parish Council that this proposal does not 
meet a real rural or other local housing need. 

The Applicant has not produced a Housing Needs Survey which is normally a 
precondition for Planning Permission to be given for Affordable Housing.  

Christleton has been well supplied with Affordable Housing in the past few years, 
with 13 units at completed at Canal Place, 17 houses and 10 apartments at The 
Trooper’s Field, and a further 10 are under construction at the Cheshire Cat site. 
Additionally, at least 16 new Market dwellings in Christleton have been granted 
planning permission since 2010. 

At the date of writing, according to the Rightmove website, there are 27 
properties on sale in Christleton at prices ranging from £72,750 (a shared 
ownership property) to £1.05 million. 11 of these are priced at less than 
£300,000. 

Accordingly, Christleton Parish Council OBJECTS to the proposed development 
on the grounds that it would cause substantial harm to the Green Belt and does 
not contribute to meeting an identifiable affordable housing need. 

Christleton Parish Council therefore FURTHER OBJECTS to the proposed 
development on the grounds that the site has not been designated for housing 
in the Local Plan and is not needed to meet the 2030 Housing Objectives  

The appearance of the proposed development would detract from rather than 
improve the setting of the listed buildings.  

Planning Policy in Conservation Areas in the former Chester City Council district 
is, pending adoption of the new Local Plan Part 2, regulated by saved policies 
from the Chester City Council Plan. 

Saved Policy ENV 37 

Development in conservation areas or affecting the setting of such an area will 
only be permitted where it will preserve or enhance its character or appearance.  

Christeton Parish Council accepts that some of the 20 th Century development on 
the site has little merit. However, the issue must be whether the proposed 
development would preserve or enhance the character of the Heritage assets, 
which in this context is primarily Christleton Hall itself.  

The Applicant has produced extensive documentation on the history and design 
of the site and a Landscape and Visual appraisal. However, the reality is illustrated 
by the Applicant’s diagram which has been reproduced on the cover of this 
document. 

Christleton Hall was originally a country house surrounded by parkland and 
gardens, and intended to be seen in that context. While the 20 th century 
development may have done it few favours, Christleton Parish Council believes 
that development on this scale can only damage its character and appearance.  

Christleton Parish Council OBJECTS to this proposed development as it lies 
within the Christleton Conservation Area and would adversely affect the 
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character and appearance of the Conservation Area and the listed buildings on 
the site. 

3 Excessive Strain on Christleton’s Infrastructure 

Traffic and Transport 

Christleton has a major traffic problem and a large proportion of Christleton 
Parish Council’s time and effort is currently devoted to identifying schemes which 
might help to alleviate this.  

Although the Highways Officer has not raised objections, Christleton Parish 
Council notes that the issue of construction traffic remains outstanding, The 
Applicant seeks a Temporary Parking Restriction to accommodate it. Such a 
restriction would be wholly unacceptable to the Community as, among other 
things, it would create problems for local businesses, for parents bringing their 
children to schools, and for access to the Parish Churches.  

Christleton Parish Council therefore OBJECTS to this proposed development on 
the ground that for transport reasons it is not in a sustainable location  

Other Infrastructure 

Schools 

Both Christleton High School and Christleton Primary School are currently full 
and, the Parish Council understands, unable to expand. It is unlikely that in the 
short term any children who may come to reside at the site are going to be able 
to be accommodated in these schools. They will have to make journeys to other 
schools which will only add to the traffic which this development will create 
should it be permitted. 

In the longer term, children on this site are likely to displace others who would 
otherwise have attended these schools, again with an adverse effect on traffic.  

The pedestrian access from this site to Christleton Primary School is along 
Faulkner’s Lane. It is a narrow road with no footway and insufficient width along 
most of its length for two cars to be able to pass. It is not a safe walking route for 
children. 

Drainage 

The Applicant concedes that the existing drainage system cannot accommodate 
surface water drainage and seeks to pass this into the Shropshire Union Canal. 
Christleton Parish Council does not believe that this is an acceptable solution to 
the problem. 

Christleton Parish Council therefore OBJECTS to the proposed development on 
the grounds that it is not in a sustainable location due to its effect on local 
schooling and inadequate drainage. 

4 Material errors in the application 

There are material errors in the application documents. 
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Heritage 

At paragraph 5-15 of the Planning Statement the Applicant asserts that it has 
ceased business at the site and that the site is vacant. This is untrue. The site 
remains in operation and the Applicant is marketing courses at it on its website.  

Sustainability 

In the Planning Statement the Applicant asserts (Paragraph 5-6 p17) 

The site is ideally positioned within close proximity to a 

range of nearby facilities and services in and around 

Christleton. The following services are available within a 

10 minute walk of the site: • Christleton Village and its 

range of retail and employment opportunities, which 

include a library, doctor’s surgery, food store and 

pharmacy, post office and a Sainsbury’s food store; 

Christleton High School; Christleton Primary school; 

Church; Store / Newsagent; Boughton Heath Sainsbury’s; 

Halfords; Hairdresser / Salon; Public House; • 

Restaurant; • Dentist; • Sports Club; Park and Ride; 

Hospital / Health Care; Petrol Station; and Banking. 

There is no library, doctors’ surgery, pharmacy, Post Office or Sainsbury’s food 
store in Christleton Village (though the Mobile Library does visit the village for 
one hour every three weeks). Most of these are available in Boughton and Great 
Boughton, and are a 20 to 30 minute walk from the site, though Hospital and 
Banking facilities are even further away.  

There is a Dental Practice in Christleton, but this does not provide NHS Dental 
Services to adults. 

In paragraph 5-7 the Applicant states that Christleton is served by the 41, 41A, 
41B and C56 buses, but fails to mention that the last bus is at 19.22 and that 
services are generally hourly on the combined 41 services and two-hourly on the 
C56. This is replicated by the Applicant’s Travel Plan which does correctly identify 
walking distances but indicates that the facilities are accessible by bus, without 
identifying the infrequency of buses. 

While Park and Ride buses are more frequent, they only run to Chester City 
Centre and Sealand Road. 

The Applicant correctly states that a bus from Christleton to Chester Station will 
take less than 20 minutes. However, the Applicant fails (again) to disclose the 
infrequency of such services and that one of the buses serving Christleton, the 
C56, goes not to Chester Station but to the new Bus Interchange via The Bars, 
necessitating a significant walk to the station. 

The reality is that any residents from this development are likely to carry out the 
majority of their travel by private car. 
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Christleton Parish Council accordingly OBJECTS to this development on the 
grounds that the Applicant has materially misrepresented the sustainability of 
the site 

Community Involvement 

Christleton Parish Council notes that the Applicant concedes by omission that it 
has not engaged with either itself or the elected Ward Members in relation to 
this resubmission. It further restates the points made in relation to non-
consultation over the previous application. 

Christleton Parish Council therefore OBJECTS to these proposals on the grounds 
that the Applicant has not properly engaged with the Community and its 
elected representatives and has misrepresented its failure to do so in a way 
which implies consent on the part of the Community.

5 Conditions and s106 Requirements 

In the event that the Local Planning Authority is minded to grant Planning 
Permission for these applications, Christleton Parish Council requests it to impose 
the following requirements by Condition and/or s106 Agreements. These are all 
necessary to mitigate the impact that the development will have on the village 
and the community. 

1 The widening of Faulkner’s Lane to provide a full two-vehicle width 
carriageway and footways using land taken (by compulsory purchase if 
necessary) from the field to the west known as Cullimore’s Field, in order 
to provide safe access from the development site to Christleton Primary 
School 

2 The provision of free car parking in the village centre during the period of 
construction 

3 The installation of a new car parking area utilising the grass verge outside 
the primary school to facilitate the likely increase in vehicles taking children 
to and from the Primary School 

4 The installation of traffic lights on the Pepper Street canal bridge to manage 
the increased traffic flow caused by the forecast additional 100 vehicle 
movements 

5 The construction of an additional footbridge alongside the Pepper Street 
canal bridge to provide safe pedestrian and cycle access to the A41  

6 The installation of a new car park for the High School off Birch Heath Lane 
to reduce traffic volumes at peak times in the centre of the Village 

7 A contribution to further village-wide traffic calming and parking measures 

8 The transfer of the walled garden and the remaining playing field into 
suitable charitable ownership together with sufficient endowment funds to 
allow for their maintenance for the indefinite future without recourse to 
public funds or the residents of the site 
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9 A suitable contribution in respect of the Play liability created by the 
development to Christleton Parish Council in its capacity as Trustee of the 
King George’s Field Christleton, through which the village play area is held 
and maintained 

10 A bond for a suitable amount to be forfeit in the event that the Applicant 
does not relocate to an alternative site within Chester City Centre or, having 
done so, fails to keep that alternative site in operation for at least 20 years.



14 

Annex 1: Comments made on Green Belt issues in 

Objection to previous applications 

Christleton Parish Council accepts that the redevelopment of the existing 
buildings on the site within their existing envelopes would not, in itself, constitute 
inappropriate development in the Green Belt, nor, in itself, would the complete 
or partial demolition of such buildings. 

Christleton Parish Council also accepts that limited affordable housing for 
identified community needs under policies set out in the Local Plan is not, 
automatically, inappropriate development in the Green Belt.  

As the Applicant appears to recognise, a planning application is not severable and 
therefore if any element of an application contravenes planning policy, then the 
application must be rejected. 

The Applicant presents a complex argument relating to the effect of the proposed 
development on the openness of the site. The development proposals would 
have the effect of replacing a car park, which has a varying population of cars 
which, individually, are rarely more than 2m high (and often a lot less), and some 
grassed areas and some earthworks by a number of substantial two-storey 
houses with pitched roofs that appear from the plans to have an overall height in 
the region of 10m. 

The Applicant states that “Development is currently concentrated around 

the listed hall and the scale, density and layout of the buildings creates 

a perception of a crowded cluster of institutional buildings set within 

enclosed boundaries.” (Planning Statement para 5-14 p8) Christleton Parish 
Council agrees with that statement. However, the Applicant goes on to state 

(paras 5-15 and 5-16 p9) The undeveloped land includes the open playing 

field and Walled Garden. However, in these areas, any sense of openness 

is curtailed by the intervening buildings, infrastructure and boundary 

treatments together with substantial woodland planting both within 

and to the periphery of the site. 

5.16 Overall, while there are areas of open space within the site, the site 

is characterised by development associated with the university and 

previous residential use and defined by a strong sense of enclosure and 

containment which limit the sense of openness within this area. 

Christleton Parish Council disagrees strongly with these contentions. First, the car 
park is clearly an aspect of the openness. While the surface of the car park may 
be tarmac rather than grass, it is clear to any visitor that there is a signi ficant 
difference between the car park and the buildings which face it.  

The Applicant refers (Planning Statement paragraph 5-9 p8) to the case of Turner 
v Secretary of State for Communities and Local Government  [2016] EWCA Civ 466 
but fails to discuss it in the necessary detail. That case concerned a planning 
application to build a bungalow on land used for a static mobile home and a 
facility for parking up to 41 commercial vehicles. Planning Permission was refused 
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by the relevant local planning authority and the refusal was appealed. The 
Planning Inspector found that “12. In my view, therefore, no valid comparison can 
reasonably be made between the volume of moveable chattels such as caravans 
and vehicles on one hand, and permanent operational development such as a 
dwelling on the other. While the retention of the mobile home and vehicles, 
associated hardstandings etc., will inevitably have their effect on the openness of 
the Green Belt, this cannot properly be judged simply on measured volume which 
can vary at any time, unlike the new dwelling that would be a permanent feature. 
I am therefore not persuaded that the volume of the mobile home and the 
stored/displayed vehicles proposed to be removed should be off-set in terms of 
the development's overall impact on openness.” The Inspector went on to 
conclude that the proposed development in that case would have a considerably 
greater impact on the openness of the Green Belt and the purpose of including 
land within it than the existing use of the land, and, therefore, would be 
inappropriate development. The Inspector’s approach was upheld both by the 
High Court and by the Court of Appeal. 

The Applicant also suggests that woodland planting has a detrimental effect on 
the openness of the site. In the case of Turner v SSLG, when it was heard in the 
High Court ([2015] EWHC 2728 (Admin)), the Judge held “the meaning of 
openness is freedom from any development”. Woodland planting which is not 
commercial forestry therefore cannot be taken into account when assessing 
openness. 

Christleton Parish Council also disagrees with the Applicant’s suggestion that “a 

strong sense of enclosure and containment … limits the sense of openness 

within this area”. It follows from the previous paragraph that enclosure and 
containment is in itself not a bar to openness. A country house may be set in 
rolling parkland that is walled against trespassers and wholly private, but that 
parkland is still open in the sense used in the NPPF. 

It follows, too, that the Applicant’s statements in paragraphs 5-17 to 5-19 on page 
9 of the Planning Statement are misconceived. While openness has, as the 
Applicant correctly identifies from Turner v SSLG, both visual and spatial aspects, 
the fact that views into the site may be shielded from some aspects does not 
mean that the proposals for new development would be acceptable. In this 
context, the Applicant omits to mention that the site is visible from the A55 when 
deciduous trees are not in leaf. 

Furthermore, the Applicant’s massing diagram from the South-West (Design and 
Access Statement p73) (reproduced on the cover of this document) shows the 
extent of the harm that would be done to the openness of the Green Belt should 
the development be permitted. 

Christleton Parish Council therefore believes that the proposed development 
would have a greater impact on the openness of the Green Belt than the 
existing development and should be rejected on that Ground.  

Christleton Parish Council also believes that the applications are contrary to the 
purposes of including land in Green Belt set out in NPPF paragraph 85. 
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NPPF paragraph 85 bullet points 1 and 2 are “1 To check the unrestricted sprawl 
of large built- up areas” and “2 To prevent neighbouring towns merging into one 
another”. The division between Christleton and Chester is becoming ever more 
ethereal. There is almost continuous development along both sides of the A41 
from the Hamburger junction, site of Christleton’s western boundary, until the 
Cheshire Cat public house. Even Pepper Street is substantially built-up, with 
Christleton Hall on the one side and Cullimore’s field on the other providing a 
green interval between the A41 and the village centre. In R (Heath and 
Hampstead Society) v Camden LBC [2007] EWHC 977 (Admin), although a case on 
openness, the Judge recognised that openness could suffer a ‘death of a 
thousand cuts’ where applications, while acceptable in themselves, could 
cumulatively amount to unacceptable harm to the Green Belt. So it must be with 
sprawl. The reality is that much of the development that the Applicant refers to 
took place before the creation of the North Cheshire Green Belt, and that the 
inclusion of Christleton in that Green Belt was designed to prevent developments 
of this kind. Were the proposed development to go ahead, the real boundary 
between Chester and Christleton, as distinct from the administrative one, would 
be weakened and the real extent of the built-up form of Chester would be that 
little bit larger. 

Christleton Parish Council therefore believes that the proposed development 
would be incompatible with the purposes of including this site in the Green Belt  

Very Special Circumstances 

Development which is inappropriate in the Green Belt may be permitted where 
there are Very Special Circumstances which outweigh the harm done to the Green 
Belt by inappropriateness. The Applicant seeks to argue that there are such Very 
Special Circumstances. 

The first such is an assertion that the Applicant needs to raise money from the 
site to finance a relocation of its business to new premises in Chester. 

The Applicant is a private limited company and its filed accounts (available from 
Companies House) show that in its two most recent accounting years for which 
information has been disclosed it made profits of £17 million (year to 31 July 
2015) and £7 million (year to 31 July 2016) on an EBITDA basis. It shows a balance 
sheet value of just under £21 million. The Applicant is a subsidiary company 
rather than an independent one, and so also has resources from its (non-UK) 
holding company on which it may potentially call which are not reflected in its 
published accounts. 

In any event, while the University’s predecessor organisation came to Christleton 
as a Charity, it leaves as a wholly commercial enterprise. Christleton Parish 
Council is of the view that such purely commercial interests do not and cannot 
justify the permanent loss of Green Belt openness.  

Christleton Parish Council also notes that there does not appear to be any legally 
binding obligation on the Applicant to carry through its proposed relocation 
should this application be granted. Nor does there appear to be any undertaking 
by the Applicant that the number of staff at its proposed new site will be as great 
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as at its current site. The Applicant transferred a significant number of staff from 
this site to its Manchester operation some years ago.  

The second is the alleged design quality of the proposed development. This 
appears to Christleton Parish Council to be a perverse argument; that the 
supposed quality of design in the destruction of the openness that the Green Belt 
is intended to protect outweighs the value of that openness. Once put in those 
terms, the absurdity of that claim becomes clear.  

Christleton Parish Council does not agree with the claims made in paragraphs 6-
18 and 6-19. The reality is that the majority of the proposed development will be 
effectively private. The Applicant talks of ‘opportunities’ but makes no comment 
on how these are to be financed and managed. In any event, these are offered as 
mitigations and do not amount to Very Special Circumstances.  

The Applicant correctly identifies that the age profile of Christleton’s residents is 
older than that which generally prevails. It asserts that it is therefore necessary 
to provide further housing. However, Christleton does not sit in splendid isolation 
in the open countryside. There are other villages and the City of Chester itself all 
in close distance, such that the correct measure should have a wider base than 
Christleton itself. Housing is discussed further below. 

The Applicant then asserts that (Planning Statement paragraph 6-21 p16) “The 

scheme which provides a mix of housing will assist with this rebalancing 

by both providing family homes and also providing a viable product for 

downsizers freeing up properties in wider Christleton.” There is no 
shortage of market family homes in Christleton. The vast majority of housing is 
family homes. The reason for the age profile is that prices are high and many 
older people are not downsizing. Yet, nearly half the Applicant’s proposed 
development (28 of 60 units) is for 4 and 5 bedroom market housing. This is 
unlikely to be priced at a level that young families can afford nor be tempting to 
the empty-nesters who wish to downsize. 

Christleton Parish Council accordingly believes that this proposed development 
will exacerbate this profile, not reduce it. 

The Applicant then postulates that the proposed development will assist with the 
Housing Delivery programme in the Local Plan, yet admits or elides over the facts 
that the plan is generally on target, that Green Belt release for housing in Chester 
has been approved at Wrexham Road and that this site was not considered for 
removal from the Green Belt, that while there has been a slight shortfall in the 
rural area, it was never planned that that should be made good in unreleased 
Green Belt, that Christleton has already had two significant developments of 
affordable housing and planning permission has been given for a third, and that 
it has not undertaken a Housing Needs Survey but has rather sought to make 
inferences from market data. 

Finally, the Applicant seeks to claim that there will be economic benefits from the 
proposed development. Christleton Parish Council is of the view that these are 
exaggerated but notes that, first, similar arguments could be made for many 
proposed developments in the Green Belt, second, that few if any of those 



18 

benefits would accrue to Christleton’s residents or businesses and, third, would 
be vastly outweighed by the economic and other benefits to the community were 
the site to continue in educational or change to economic use.  

Christleton Parish Council therefore believes that there are no Very Special 
Circumstances that would justify this proposed development in the Green Belt 
and OBJECTS on this ground. 

 


