
Report to: PLANNING COMMITTEE Date of Meeting: 29th March 2017

Subject: DC/2016/02344
Elm Farm Rothwells Lane, Thornton L23 1TN
 

Proposal: Erection of eight dwellings on land to be severed from Elm Farm, 
Rothwells Lane and creation of new access from Holgate

Applicant: Miss Katie Dickson
Forth Homes

Agent:

Ward: Manor Ward

Summary
           
This is a full application for the erection of 8 dwellings on land accessed from Holgate in 
Thornton.

The main issues to consider include the principle of the development, visual impacts, 
effects on living conditions and on highway safety as well as landscaping, ecological and 
archaeological considerations.

The item was deferred at 8 March 2017 Planning Committee to enable consideration of the 
objectors’ independent traffic survey.

It is concluded that, whilst the development constitutes inappropriate development in the 
Green Belt, there are very special circumstances that outweigh the harm to the Green Belt 
and the view is taken that these are sufficient to recommend granting planning permission 
subject to conditions.

Recommendation: Approve with Conditions subject to referral 
to the National Planning Casework Unit

Case Officer Mrs Diane Humphreys

Email planning.department@sefton.gov.uk

Telephone 0345 140 0845 (option 4)

Application documents and plans are available at:
http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=OHJSXCNWMWE00

mailto:planning.department@sefton.gov.uk


Site Location Plan



Deferred Item

This application was deferred at the Planning Committee meeting on 8 March 2017 to 
enable consideration of the traffic survey submitted with local residents’ objections.

1. Issues Raised by Residents’ Group Transport Consultant

The Holgate and Rothwells Lane Residents’ Group appointed a transport consultant 
to examine the highways aspects of the proposed development. This sets out a 
number of issues as follows:

 Visibility at the Green Lane/Holgate Junction
All of the vehicular traffic generated by the development would pass through the 
Green Lane/Holgate/Water Street junction giving rise to a safety concern because 
the level of achievable junction visibility from Holgate along Green Lane appears to 
be below the recommended design standards particularly in the critical leading 
direction to the west. The proposal will therefore result in the intensification of a sub-
standard junction leading to highway safety concerns.

 The Width of Holgate
The effective width of Holgate is insufficient to allow two-way vehicular movement 
by virtue of on-street parking that occurs on the western side of the road.

 The Amenity of Local Residents
The development will have an adverse impact on the residential amenity of 23 
Holgate by additional traffic movements and headlights shining through the ground 
floor habitable room window.

 Lack of Footway Infrastructure Provision
The proposal does not include pedestrian links between the site and the existing 
footway on Holgate.

 Minimum Accessibility Standard Assessment (MASA)
The Transport Statement should include a MASA due to concerns about the 
accessibility of the site by non-car modes.

 Trip Rates
The TRICS-based trip rates used in the Transport Statement do not reflect the likely 
increased traffic generated by the ‘executive’ style properties compared to smaller 
units and the edge of town centre comparison is also inappropriate.



 Refuse Collection/Servicing
The proposed layout does not allow for a refuse vehicle to enter and exit the site in 
forward gear and the Transport Statement indicates that refuse vehicles will stop on 
Holgate and collect waste from a refuse store located near the entrance gate. 
However, the man-carry distance for residents to wheel their waste bins to the 
refuse store appreciably exceeds (up to 50 metres) the 30 metre recommended 
threshold set out in the Manual for Streets.

A refuse vehicle collecting refuse on Holgate from the 8 new dwellings would block 
traffic for an appreciable length of time leading to inconvenience for other road 
users.

The scheme should include a larger turning head so that vehicles larger than a 7.5t 
box van do not have to reverse onto or from Holgate, which is undesirable in 
highway safety terms.

 Visibility at the Proposed Holgate/Site Access Junction
The right hand visibility splay from the proposed site access is incorrect as the 
speed limit is 60 mph not 30 mph at this point. 

If the speed limit changes at the proposed site access then the sign will need to be 
relocated and the speed limit Traffic Regulation Order will need to be amended.

2. Applicant’s Response

The applicant’s transport consultant has provided an addendum technical report in 
relation to highway safety which responds to the objectors’ highway safety 
comments, as follows:

 Holgate
Holgate is a single carriageway road of varying width. This is around 5m at its 
southern end and 4.2m in the vicinity of the site. Holgate is not allocated as a 
bridleway.

Prior to the construction of the Thornton to Switch Island link road traffic could 
travel along Holgate and Back Lane to Lunt Road and the level of traffic travelling 
along Holgate, whilst modest, would likely have been greater than with the 
proposed development.

Holgate is now a cul-de-sac with a turning head created to allow the manoeuvring 
of vehicles including refuse vehicles.

 Visibility at the Green Lane/Holgate Junction
The Green Lane/Holgate/Water Street crossroads is a long established junction 
and accident statistics reveal only one recorded accident for the 10 year period 
2007-2016 and this was slight in nature.



The submitted Transport Statement (TS) provides an indication of likely traffic 
levels generated by the development, namely four two-way trips during weekday 
am peak period and four two-way trips during the weekday pm peak. 

The accident statistics confirm the junction does not have a poor safety record and 
there is no reason to suggest the situation would be worsened due to the low 
levels of increased traffic.

 The Width of Holgate
On-street parking on Holgate is no different to many other streets where drivers 
wait for vehicles to pass before proceeding along the route. However, Holgate is a 
cul-de-sac which accommodates very little traffic and the proposal will result in 
imperceptible increases in traffic.

 The Amenity of Local Residents
Prior to the construction of the Thornton to Switch Island link road Holgate was a 
through route and traffic would likely have been greater than that currently 
experienced including that generated by the proposal.

With regards to the impact on 23 Holgate, information contained within the TS 
indicates that during the busiest hour in the evening/night time period the 
development would only experience two departures and this level of traffic is 
considered imperceptible.

 Lack of Footway Infrastructure Provision
There is an existing footway along the north-western side of Holgate to Green 
Lane and the proposals include the provision of a pedestrian crossing (including 
dropped crossing and tactile paving) from the site access to assist the crossing of 
Holgate.

The existing footway is interrupted by an access road to the south of 17 Holgate 
and into Holgate Park. These access points are very lightly trafficked.

Accident statistics indicate no accidents occurred along Holgate during the last 10 
year period.

The TS indicates that around 3 pedestrian movements would occur in the peak 
hour in association with the proposed development.

Notwithstanding the limited pedestrian demand as a result of the development, it is 
considered that the existing and proposed infrastructure will provide a safe and 
convenient means of access for pedestrians.



 Minimum Accessibility Standard Assessment (MASA)
Sefton’s ‘Ensuring Choice of Travel’ Supplementary Planning Document identifies 
a minimum threshold of 10 dwellings to trigger the need for a MASA. As this 
development is for 8 dwellings there is no requirement for a MASA.

 Trip Rates
We believe that the trip rates used in the TS are appropriate. However a further 
interrogation has been undertaken that excludes the edge of town centre site. The 
peak hour development trips derived are similar to the levels of traffic derived in 
the TS which is not surprising given the modest scale of the development.

 Refuse Collection/Servicing
The distance to the bin store from the furthest properties is considered acceptable 
and the Manual for Streets provides guidelines not standards.

On-street refuse collection is standard practice and currently occurs along Holgate. 
Waste collection for 8 dwellings will take a modes length of time and occur once a 
week. As Holgate is a cul-de-sac serving only one property beyond the 
development site there will be virtually no passing traffic.

 Visibility at the Proposed Holgate/Site Access Junction
The visibility available at the site access is appropriate even in the event vehicles 
approach from the east at 60 mph.

3. Review by Highways Development Design Team

The applicant’s response to the residents’ group’s highway safety submission will be 
reviewed by the Highways Development Design Team and a response given in the 
Late Representations report.



The Site
          
The application site measures 0.37 hectares in area and comprises an open field located 
off Holgate in Thornton.

The land is bordered to the south-west by the bowling green belonging to the Nags Head 
Public House, to the north-east by further open fields and to the south-east (rear) by The 
Elms and 5 Rothwells Lane. Holgate lies to the north-west of the site with two pairs of 
semi-detached dwellings situated on the opposite side of Holgate.
 
History
       
None

Consultations
Local Plans
Unitary Development Plan
The site is within the Green Belt in the Sefton Unitary Development Plan (UDP) 2006. It is 
considered that policy GBC2 has been superseded by the National Planning Policy 
Framework (NPPF) and the emerging Local Plan.

National Planning Policy Framework
The proposal is inappropriate development when assessed against paragraph 89 
(construction of new buildings in the Green Belt) of the NPPF.

Paragraph 216 of the NPPF clarifies when decision-makers can give weight to an 
emerging local plan.

Local Plans
In accordance with paragraph 216 of the NPPF the relevant policies in the emerging Local 
Plan should be given substantial weight.

The emerging Local Plan places the site within a 'primarily residential area' (PRA). 
Residential development is acceptable in principle under policy HC3 which carries 
substantial weight in accordance with paragraph 216 of the NPPF. This is due to the 
advanced stage of preparation of the Local Plan and the lack of objections to the inclusion 
of this area in the PRA.

Very Special Circumstances
Given that the site is, in principle, suitable for housing development in the emerging Local 
Plan and that substantial weight can be attached to the Local Plan it is considered that 
these factors constitute "very special circumstances" to justify inappropriate development 
in the Green Belt.



Conclusion
There is no policy objection to the proposals.

Natural England
No objection

Merseyside Environmental Advisory Service
The applicant has submitted an ecological survey report which meets BS 42020:2013. 
With the exception of the conclusions regarding the hedgerow the report is acceptable. 

The hedgerow surrounding the site meets the amended criteria and is a Priority habitat. 
Priority Habitat is a material consideration and UDP policy NC3 applies. The development 
will have a direct effect on the habitat as two lengths of the hedgerow are to be removed. 
The applicant has submitted an amended landscape plan which includes 
recommendations to ensure the development includes mitigation for the loss of the 
hedgerow. 

It is considered that the amended landscape plan provides sufficient mitigation to ensure 
that the loss of the proposed sections of hedgerow will not cause a net loss of biodiversity 
on the site.

As identified in the report, Hedgehog likely uses the hedgerow for foraging. Hedgehog is a 
Priority species and UDP policy NC2 applies. Section 6 recommends a number of 
Reasonable Avoidance Measures (RAMs) to ensure the local Hedgehog population will not 
be harmed by the proposals. The RAMs are proportionate and acceptable.

The report states that the tree to be removed to facilitate development (T2) did not contain 
any features that could provide habitat for roosting bats. The Council does not need to 
consider the proposals against the three tests (Habitats Regulations) or consult Natural 
England. 

The site is likely used by foraging bats which are protected and UDP policy NC2 applies. 
Section 6.1 of the report recommends RAMs to ensure foraging bats are not harmed by 
the proposals. The RAMs are acceptable. 

The applicant, their advisers and contractors should be made aware that if any European 
protected species are found, then as a legal requirement, work must cease and advice 
must be sought from a licensed specialist.

The application site is close to land known to provide foraging habitat for qualifying 
features of designated European sites and UDP policy NC1 applies.

I have reviewed the proposal submitted by the applicant and considered the possibility of 
likely significant effects under the Habitats Regulations using the source-pathway-receptor 
model. I advise there is no pathway that could give rise to likely significant effects on the 
European sites and the proposals do not warrant a detailed Habitats Regulations 
Assessment report.



As the proposed development falls within the qualifying category 'All planning applications 
outside or extending outside existing settlements/urban areas affecting greenspace, 
farmland, semi-natural habitats or landscape features such as trees, hedges streams, rural 
buildings/structures' Natural England must be consulted on the planning application prior to 
determination. 

Built features or vegetation on site may provide nesting opportunities for breeding birds, 
which are protected and UDP policy NC2 applies. No tree felling, scrub clearance, 
hedgerow removal, vegetation management, ground clearance or building work is to take 
place during the period 1 March to 31 August inclusive. If it is necessary to undertake 
works during the bird breeding season then all buildings, trees, scrub and hedgerows are 
to be checked first by an appropriately experienced ecologist to ensure no breeding birds 
are present. If present, details of how they will be protected would be required. 

Waste Local Plan
The proposal involves excavation and construction activities and policy WM8 of the Joint 
Merseyside and Halton Waste Local Plan (WLP) applies. This policy requires the 
minimisation of waste production and implementation of measures to achieve efficient use 
of resources, including designing out waste. In accordance with policy WM8, evidence 
through a waste audit or a similar mechanism (e.g. site waste management plan) 
demonstrating how this will be achieved must be submitted.  

Sufficient information has been submitted to demonstrate compliance with policy WM9 of 
the Waste Local Plan.

Archaeology
The proposed site lies in an area considered to have the potential to contain 
archaeological deposits associated with settlement of the medieval period. 

An archaeological evaluation of the site has been undertaken in order to determine the full 
nature, extent and significance of any surviving archaeological remains.

It encountered evidence for relict field boundaries in 5 out of the 6 trenches excavated. 
None of them contained any dating evidence, but two are thought to be those depicted on 
the 1845 Tithe. The height of the water table across the site proved to be a constraint on 
the level of excavation possible but, in my opinion, this did not hinder a reasonable 
interpretation of the features encountered. It would therefore appear that the proposed 
development site has never seen intensive settlement, but rather that it lay beyond the limit 
of the village of Thornton, and has probably always been agricultural land.

The works undertaken have adequately demonstrated that the site has no archaeological 
interest, and no further archaeological works are required as part of the current planning 
application.



Lancashire Wildlife Trust
The site lies within the designated North Merseyside and West Lancashire Red Squirrel 
Stronghold. The planting of coniferous or small seeded broad-leaf species should be 
considered as these favour the native red squirrel.

Tree Officer
The site is an open grassed field bounded to the Holgate frontage by a hedgerow and 
limited number of trees. To the west and south are trees which border the site but are on 
adjacent land. The trees are not protected under the provisions of a Preservation Order 
and do not lie in a Conservation Area.

No objections to the proposal which seeks to retain existing trees and hedgerows where 
possible. Concerns raised in respect of potential damage to trees and hedgerow by the 
proposed footpath and overshadowing by trees particularly to plots 02 and 08.

Highways Development Design
There are no objections to the proposal in principle as there are no highway safety 
implications.

Gated access road is acceptable given the number of houses proposed.

Achieving the required visibility splay will necessitate the cutting back of existing 
hedgerows and trees.
 
A Transport Statement has been submitted to support the application and it is accepted 
that the traffic generation as a result of this proposed development will not have any 
material impact on the local highway network.

Pedestrian access to the development will be achieved by introducing a 2m wide footway 
on the south west side of the new access going into the site via the gated pedestrian 
access. The other end of this footway leaving the site will continue into the east side of 
Holgate in a south westerly direction for a short distance and then a pedestrian crossing 
facility will be provided at an appropriate location to link with the footway on the west side 
of Holgate. 

It is proposed that each dwelling will have two car parking spaces and garage parking 
which is acceptable given the location of the site. 

There is a turning facility at the eastern end of the proposed new access road to enable 
delivery and servicing vehicles to manoeuvre. The applicant has provided tracking 
drawings to show that delivery and servicing vehicles can safely manoeuvre within the site 
using this facility.

Conditions and informatives should be added to any approval notice (see recommendation 
below).



Environmental Health
No objection in principle.

I accept the findings of the Noise Assessment dated November 2016 in relation to night-
time noise levels. The early evening noise levels raise potential concerns in relation to 
daytime noise levels from traffic, which would be expected to be higher than the early 
evening levels. It is possible the external amenity areas will require screening from traffic 
noise to achieve the desirable levels suggested in BS 8233:2014.
 
The external amenity spaces can be protected from road traffic noise with a suitable 
acoustic barrier (typically a minimum of 2 metres in height). The aim would be to reduce 
the noise levels to below 50 dB LAeq,T, but failing that, at least to levels below 55 dB 
LAeq,T, which are as close to 50 dB LAeq,T as possible. (This could be by Planning 
Condition, unless the applicant would prefer to attempt to demonstrate that current levels 
are already below 50 dB LAeq,T during the daytime).

Contaminated Land Team
Recommend standard contaminated land conditions and informative are included on any 
planning approval.

Flooding and Drainage
Recommend a condition to secure a sustainable drainage system.

United Utilities
No objections subject to conditions regarding foul and surface water.

Fire and Rescue Service
No objections.

Neighbour Representations
A petition to speak at 29 March Planning Committee has been received and is endorsed by 
Councillor McGinnity. This objects to the proposal on the following grounds

 Area should retain its semi-rural heritage
 Vehicular access to Holgate will increase dramatically
 Significant impact on wildlife
 Increased traffic movement
 Pedestrian safety
 Reduced vehicular access

Further written objections have been received from residents in Holgate, Rothwells Lane, 
Lydiate Lane, Edgemoor Drive, Lunt Road and Deerbarn Drive, on behalf of the Holgate 
and Rothwells Lane Residents Group and from Thornton Parish Council. The grounds of 
objection are summarised below:



Character of the Area
 loss of heritage 
 executive style houses in a gated community is out of character with the area
 out of character with semi-rural setting
 proposal is contrary to Green Belt policy and exceptional circumstances do not 

appear to exist

Highway Safety
 Holgate unsuitable for extra traffic including construction traffic, emergency vehicles 

and refuse vehicles
 loss of on-street parking opposite new access
 no need for additional footway
 footway provision inadequate
 Transport Statement inadequate
 inadequate width of Holgate
 junction visibility at Green Lane is below recommended design standards

Environment
 impact on wildlife
 loss of grade l agricultural land
 field is used for grazing
 land is not 'vacant' or 'wasted' but has been grazed and cultivated for hay until last 

year
 impact on trees
 area already damaged by Brooms Cross Road

Amenity
 loss of views
 increased noise and pollution
 damaging to health
 Holgate well used by walkers, cyclists, dog walkers and horse riders
 headlights shining into houses opposite
 damage to close knit community

Infrastructure
 lack of infrastructure
 inadequate drainage

Other Issues
 planning permission refused in 1999
 believe there are further plans to develop Elm Farm
 precedence



Policy Context
The application site is situated in an area designated as Green Belt on the Council’s 
Adopted Unitary Development Plan.

The policies in the emerging Local Plan (June 2016) were subject to discussion at the 
recent Local Plan Examination and where appropriate have been given weight in coming to 
a recommendation on this application.

Those policies to which there was no objection or to which no modifications have been 
proposed may be regarded to carry significant weight. They will be referred to where 
appropriate in the assessment of this proposal.

Assessment of the Proposal
     
The main issues to consider include the principle of the development, visual impacts, 
effects on living conditions and on highway safety as well as landscaping, ecological and 
archaeological considerations.

Principle
The site lies within Green Belt in the adopted Sefton Unitary Development Plan (UDP) 
2006. 

UDP policy GBC2 is considered out-of-date and has been superseded by the National 
Planning Policy Framework (NPPF). When assessed against NPPF paragraph 89 (the 
construction of new buildings in the Green Belt) this proposal is "inappropriate 
development".

However, in accordance with paragraph 216 of the NPPF, the relevant policies in the 
emerging Local Plan should be given substantial weight.

The site lies within a 'primarily residential area' (PRA) in the emerging Local Plan 2016 and 
residential development is acceptable in principle within such areas under policy HC3 
which carries substantial weight. This is due to the advanced stage of preparation of the 
Local Plan and the lack of objections to the inclusion of this area in the PRA.

Paragraph 87 of the NPPF states that "inappropriate development is, by definition, harmful 
to the Green Belt and should not be approved except in very special circumstances." Given 
that the site is suitable, in principle, for housing development in the emerging Local Plan 
and that substantial weight can be attached to its policies, it is considered that these 
factors constitute "very special circumstances" to justify inappropriate development in the 
Green Belt.



In addition to the above, it is acknowledged that Sefton cannot demonstrate a five year 
housing supply. The most recently assessed figure is a 3.1 year supply as set out in the 
Council’s “5 Year Supply Statement 2015 Update” (December 2015). This is a relevant 
factor which should also be taken into consideration in assessing this proposal.

As the Local Plan is not yet adopted and the site is designated as Green Belt in the 
adopted Unitary Development Plan, it would be necessary to refer the planning application 
to the National Planning Casework Unit before planning permission could be granted. This 
affords a statutory period of 21 days for the Secretary of State to decide whether or not to 
"call in" the application for determination at a Public Inquiry. 

Visual Impact
Holgate and Rothwells Lane contain a mixture of single storey and two storey detached 
and semi-detached properties of a variety of age and style. It is not considered that the 
proposed detached two storey dwellings will be out of character with the surrounding area 
and a refusal could not be justified on this basis. 

The proposed dwellings incorporate a mix of hipped and pitched roofs with projecting bays 
and chimneys.

The majority of the Holgate street frontage will comprise the existing hedgerow at a height 
of 2 metres with a 2 metre high brick wall connecting the hedge with a set of gates set 
back into the site. The houses are set back a minimum distance of 4 metres behind the 
hedge.

The visual impact of the proposed scheme, including its appearance from Holgate, is 
considered acceptable.

Living Conditions
The living conditions of existing and future occupiers both need to be assessed.

Existing Residents
The nearest residential properties are located on the opposite side of Holgate at numbers 
17 to 23 (odds) and at the rear of the site at 5 and The Elms, Rothwells Lane. The 
separation distances between the proposed dwellings and existing properties are such that 
the proposal will not cause significant harm to the living conditions of existing residents 
through overlooking or overshadowing.

Future Occupiers
The proposed dwellings have a satisfactory relationship with each other and separation 
distances comply with the guidelines set out in Sefton's 'New Housing' Supplementary 
Planning Document (SPD). In addition, garden sizes exceed the SPD standard of 60 
square metres for dwellings of this size. 



Environmental Health point out that early evening traffic noise levels raise potential 
concerns and that it would be desirable to protect external amenity spaces by the provision 
of a 2 metre high acoustic barrier. However, it is considered that the provision of 2 metre 
high solid boundary fencing would not be acceptable from a visual amenity point of view 
and that this measure would not be justified. 

For the above reasons, it is considered that the living conditions of existing and future 
residents will not be significantly harmed.

Highway Safety
Highways Development Design have raised no objections on highway safety grounds and 
are satisfied that the traffic generated by the development will not have a material impact 
on the local highway network. In addition, the proposed access and parking arrangements 
are considered acceptable. The applicant has provided tracking drawings to demonstrate 
that delivery and servicing vehicles can manoeuvre within the site using the proposed 
turning facility.

A new footway will be provided to facilitate safe pedestrian access between the site and 
the existing footway on the opposite side of Holgate. This will require a new pedestrian 
crossing facility in the form of dropped kerbs with tactile paving on each side of Holgate.

Conditions are recommended to secure suitable access and parking provision, visibility 
splays and off-site highways improvement works. These are set out in full in the 
recommendation below.

For the above reasons, the proposal is considered acceptable on grounds of highway 
safety.

Landscaping
The proposal involves the loss of a section of frontage hedge to provide access into the 
site as well as the loss of the hedgerow across the rear. However, the majority of the 
existing hedgerows are to be retained and amended plans show a shorter section of new 
footway along the site frontage in order to minimise its impact on the existing hedge. The 
amended plan also confirms that all existing perimeter trees are to be retained. The 
proposed landscaping scheme shows that 25 new trees will be planted on the site.

The landscaping proposals for the site are considered acceptable and in accordance with 
emerging Local Plan policy EQ9 which carries significant weight.

Ecology
The application site is close to land known to provide foraging habitat for qualifying 
features of named European sites of ecological importance. Merseyside Environmental 
Advisory Service (MEAS) advise that there is no “pathway” that could give rise to likely 
significant effects on the European sites and that the proposals do not warrant a detailed 
Habitats Regulations Assessment report.



Conditions are recommended to protect bats, breeding birds and hedgehogs and these are 
set out in full in the recommendation below.

The applicant has submitted an ecological survey report. Merseyside Environmental 
Advisory Service (MEAS) advise that this is generally acceptable.

MEAS also advise that the hedge surrounding the site is a Priority habitat and that the 
development will have a direct effect on the habitat as two lengths of the hedgerow are to 
be removed. However, an amended landscape plan provides sufficient mitigation to ensure 
that the loss of hedgerow does not result in a net loss of biodiversity on the site.

The ecological report found that the tree proposed for removal did not contain any features 
to support roosting bats therefore MEAS advise that the Council does not need to consider 
the proposals against the three tests (Habitats Regulations).

Archaeology
Merseyside Environmental Advisory Service (MEAS) advise that the site lies within an area 
considered to have the potential to contain archaeological deposits associated with 
settlement of the medieval period. The applicant has provided further information in 
respect of archaeology and MEAS have confirmed that this is acceptable and that it has 
been adequately demonstrated that the site has no archaeological interest.

Other Issues
The United Utilities and Flooding and Drainage Team recommend a condition to secure a 
sustainable drainage system for the site and the Contaminated Land Team recommend 
standard contaminated land conditions. These are set out in the recommendation below.

Some of the issues raised by local residents, such as loss of views, damage to the 
community and the current use of the land, are not material planning considerations which 
can affect the outcome of this application.

Conclusion
For the above reasons, it is concluded that the proposed development is acceptable in 
principle due to the advanced stage of the Local Plan, the failure of Sefton to provide a 5 
year supply of housing land and in the absence of other material considerations which 
would prevent the grant of planning permission. In addition, the proposal will not have a 
significant detrimental impact on the appearance and character of the area, on residents' 
living conditions and on highway safety. Issues relating to landscaping, ecology and 
archaeology have also been addressed.

As the development site lies within Green Belt in the adopted Unitary Development Plan, 
and the emerging Local Plan has not yet been adopted, the application must be referred to 
the National Planning Casework Unit before planning permission can be issued.
      



Recommendation - Approve with Conditions subject to referral 
to the National Planning Casework Unit
Approve with Conditions 

Conditions 

This application has been recommended for approval subject to the following conditions 
and associated reasons:

 1)  The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission.

Reason:  To comply with Section 91 (as amended) of the Town and Country Planning 
Act 1990.

 2)  The development hereby granted shall be carried out strictly in accordance with the 
following details and plans:-

Drawing numbers 16-176-SP01, SP02, SP03 rev E, SP04 rev B, SS02, EL01 rev A, 
EL02, EL03, EL04, EL05, EL06, EL07, EL08, EL09, PL01 and PL02.
Preliminary Ecological Appraisal Ref: 16-020

   
Reason:  To ensure a satisfactory development.

 3)  Before any construction commences:- 

a) Samples of the facing and roofing materials to be used in the external construction 
of this development shall be submitted to and approved in writing by the Local 
Planning Authority. 

b) The materials approved under (a) above shall then be used in the construction of 
the development.

Reason: To ensure a satisfactory appearance to the development in the interests of 
visual amenity and to comply with policy DQ1 of the Sefton Unitary Development 
Plan.

 4)  a) Before any equipment, machinery or materials are brought onto site, a 1 metre 
high fence or other barrier as agreed in writing with the Local Planning Authority, shall 
be erected around the outer limit of the crown spread of all trees, hedges or 
woodlands shown to be retained on the approved plan.  

b) The barrier/fencing approved under (a) above shall be maintained in a satisfactory 
manner until the development is completed. During the period of construction, no 



material shall be stored, fires started or trenches dug within these enclosed areas 
without the prior consent in writing of the Local Planning Authority.

Reason: To prevent damage to the trees/ hedges in the interests of visual amenity 
and to comply with policy DQ3 of the Sefton Unitary Development Plan.

 5)  No tree which is to be retained shall be cut down, uprooted or destroyed, or have 
surgery undertaken, without the written approval of the Local Planning Authority, 
within 1 year from the completion of the development.  Any such trees removed or 
dying shall be replaced with trees of a size and species to be agreed in writing with 
the Local Planning Authority in the next available planting season.

Reason:  In the interests of visual amenity and in order to comply with policy DQ3 of 
the Sefton Unitary Development Plan. 

 6)  a) The hard and soft landscaping scheme hereby approved shall be carried out prior 
to the occupation of any part of the development or in accordance with a timetable to 
be agreed in writing with the Local Planning Authority.  

b) Any trees or plants that within a period of five years after planting, are removed, 
die or become, in the opinion of the Local Planning Authority, seriously damaged or 
defective shall be replaced with others of a species, size and number as originally 
approved in the first available planting season unless the Local Planning Authority 
gives its written consent to any variation.

Reason: In the interests of visual amenity and to comply with policy DQ3 of the 
Sefton Unitary Development Plan.

 7)  a) A scheme of works for the proposed vehicular and/or pedestrian access shall be 
submitted to and approved in writing by the Local Planning Authority 

b) No part of the development shall be brought into use until a means of vehicular 
and/or pedestrian access to the site/development has been constructed. These works 
shall be in accordance with the scheme approved under (a) above.

Reason: In the interests of highway safety and to accord with policies CS3 and DQ1 
of the Sefton Unitary Development Plan.

 8)  No part of the development shall be brought into use until visibility splays of 2.4 
metres by 43 metres at the proposed junction with Holgate have been provided clear 
of obstruction to visibility at or above a height of 1.0 metres above the carriageway 
level of Holgate. Once created, these visibility splays shall be maintained clear of any 
obstruction and retained for their intended purpose at all times.

Reason: In the interests of highway safety and to accord with policies CS3 and DQ1 
of the in the Sefton Unitary Development Plan.



 9)  a) Unless otherwise agreed in writing by the Local Planning Authority, the 
development shall not be commenced until a detailed scheme for the following 
highway improvement works together with a programme for the completion of the 
works has been submitted to and approved in writing by the Local Planning Authority. 

 The introduction of Give way markings and two centre lines markings at the 
junction of the site access with Holgate.

 The introduction of a 2m wide footway on Holgate south of the new access going 
into the site via the gated pedestrian access. The other end of this footway will 
continue into the east side of Holgate in a southerly direction for a short distance 
and then a pedestrian crossing facility provided at an appropriate location to link 
with the footway on the west side of Holgate. This facility would involve dropped 
kerbs and tactile paving on each side of Holgate.

 The relocation of an existing telegraph pole and road sign to enable the 
introduction of the proposed access

b)  No part of the development shall be brought into use until the required highway 
improvement works have been constructed in accordance with the details approved 
under (a) above.

Reason: In the interests of highway safety and to accord with policies CS3, DQ1 and 
AD2 of the Sefton Unitary Development Plan. 

10)  No part of the development shall be brought into use until areas for vehicle parking, 
turning and manoeuvring have been laid out, demarcated, levelled, surfaced and 
drained in accordance with the approved plan and these areas shall be retained 
thereafter for that specific use.

 
Reason: In the interests of highway safety and to accord with policies CS3 and DQ1 
in the Sefton Unitary Development Plan 2006

11)  Prior to commencement of development the approved scope of works for the 
investigation and assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The report should include an 
appraisal of remedial options and identification of the most appropriate remediation 
option(s) for each relevant pollutant linkage. The report is subject to the written 
approval of the Local Planning Authority.

Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
ecological systems, property and residential amenity and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with policies CS3 & EP3 of the 
Sefton Unitary Development Plan.

12)  Prior to commencement of development a detailed remediation strategy to bring the 
site to a condition suitable for the intended use by removing unacceptable risks and 



the relevant pollutant linkages identified in the approved investigation and risk 
assessment, must be prepared and is subject to the approval in writing of the Local 
Planning Authority.

a) The strategy must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works, site management procedures 
and roles and responsibilities. The strategy must ensure that the site will not qualify 
as contaminated land under Part 2A of the Environmental Protection Act 1990 on 
completion of the development and commencement of its use.

b) In the event that the proposed remediation scheme involves the provision of a 
ground cover system a plan indicating the existing and proposed external ground 
levels on the application site shall be submitted for approval to the Local Planning 
Authority.

c) The development shall proceed in accordance with the external ground levels 
approved under (b) unless the Local Planning Authority gives its prior written approval 
to any variation.

Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
ecological systems, property and residential amenity and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with policies CS3 & EP3 of the 
Sefton Unitary Development Plan.

13)  a) The approved remediation strategy must be carried out in accordance with its 
terms prior to the commencement of development other than that required to carry 
out remediation.

b) Following completion of the remedial works identified in the approved remediation 
strategy, a verification report that demonstrates compliance with the agreed 
remediation objectives and criteria must be produced, and is subject to the approval 
in writing of the Local Planning Authority, prior to commencement of use of the 
development.

Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
ecological systems, property and residential amenity and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with policies CS3 & EP3 of the 
Sefton Unitary Development Plan.

14)  a) In the event that previously unidentified contamination is found at any time when 
carrying out the approved development immediate contact must be made with the 
Local Planning Authority and works must cease in that area. An investigation and risk 
assessment must be undertaken and where remediation is necessary a remediation 



scheme must be prepared, which is subject to the approval in writing of the Local 
Planning Authority. 

b) Following completion of the remedial works identified in the approved remediation 
strategy, verification of the works must be included in the verification report required 
by Condition 13.

Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
ecological systems, property and residential amenity and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with policies CS3 & EP3 of the 
Sefton Unitary Development Plan.

15)  (a) Prior to commencement of the development, full details of a scheme for a 
sustainable drainage system to serve the site, and method of implementation 
including arrangements to secure funding and maintenance for the lifetime of the 
development through an appropriate legally binding agreement shall be submitted to 
and approved in writing by the Local Planning Authority.

(b) The drainage scheme shall be fully implemented and thereafter maintained in 
accordance with the details approved under (a) above. 

Reason: To ensure satisfactory drainage facilities are provided to serve the site in 
accordance with policy EQ8 of the emerging Local Plan and the National Planning 
Policy Framework, Paragraph 103.

Informatives

Addresses
 1)  The applicant is advised that the proposal will require the formal allocation of 

addresses. Contact the Highways Development Control Team on Tel: 0151 934 4175 
to apply for a new street name/property number.

Highway Works
 2) The applicant is advised that all works to the adopted highway must be carried out by 

a Council approved contractor at the applicant's expense.  Please contact the 
Highways Section on 0151 934 4175 for further information.

Contaminated Land
 3)  Unless otherwise agreed by the Local Planning Authority, development other than 

that required to be carried out as part of an approved scheme of remediation must not 
commence until conditions 11 to 14 above have been complied with. If unexpected 
contamination is found after development has begun, development must be halted on 



that part of the site affected by the unexpected contamination to the extent specified 
by the Local Planning Authority in writing, until condition 14 has been complied with in 
relation to that contamination.  Contaminated land planning conditions must be 
implemented and completed in the order shown on the decision notice above.

Sustainable Drainage
4) Details of a scheme for a sustainable drainage system should include:

a) Information about the lifetime of the development and design of the sustainable 
drainage system design, including storm periods and intensity (1 in 30 & 1 in 100 
year +30% allowance for climate change), discharge rates and volumes (both pre 
and post development), methods employed to delay and control surface water 
discharged from the site, and appropriate measures taken to prevent flooding and 
pollution of the receiving groundwater and/or surface waters, including 
watercourses;

b) Demonstrate that the surface water run-off would not exceed the pre-
development greenfield runoff rate for an existing greenfield site or show how 
surface water run-off would be reduced by at least 30% on previously developed 
sites;

c) Include details of a site investigation and test results to confirm infiltrations rates;
d) Include details of how any flood water, including depths, will be safely managed 

in exceedance routes;
e) Secure arrangements for adoption by an appropriate public body or statutory 

undertaker or, management and maintenance by a Residents Management 
Company through an appropriate legal agreement;

f) Secure arrangements, through an appropriate legal agreement for funding on-
going maintenance of all elements of the sustainable drainage system including:
i mechanical components;
ii. on-going inspections relating to performance and asset condition 

assessments and;
iii. operation costs for regular maintenance, remedial works and irregular 

maintenance caused by less sustainable limited life assets or any other 
arrangements to secure the operation of the surface water drainage scheme 
throughout its lifetime.

g) Secure means of access for maintenance and easements, where applicable.
h) Include a timetable for implementing the scheme

Site waste
5) A site waste management plan provides a mechanism for managing and monitoring 

construction, demolition and excavation waste. This is a requirement of WLP policy 
WM8, and may also deliver cost savings and efficiencies for the applicant. The 
following information should be included within the waste audit or similar mechanism:

 Details of persons responsible;
 Process for update;
 Forecast waste types (European Waste Codes recommended) and waste 

arisings (tonnages);
 Facilities/carriers and proposed waste management option(s) chosen; 



 Actual waste arisings (tonnages), facilities/carriers and waste management 
option(s) chosen;

 Waste prevention, reduction and recycling actions; and
 Process to ensure contractors/staff are aware of requirements (e.g. toolbox talks).

Guidance and templates are provided at: 
http://www.meas.org.uk/media/5014/SWMP-Audit_Checklist_Final.pdf,  
http://www.wrap.org.uk/ and https://www.smartwaste.co.uk/

Breeding Birds
 6) Built features or vegetation on site may provide nesting opportunities for breeding 

birds, which are protected. No tree felling, scrub clearance, hedgerow removal, 
vegetation management, ground clearance or building work is to take place during 
the period 1 March to 31 August inclusive. If it is necessary to undertake works during 
the bird breeding season then all buildings, trees, scrub and hedgerows are to be 
checked first by an appropriately experienced ecologist to ensure no breeding birds 
are present. 

Bats
 7) Bats may be present in your building.  Bats are protected species.  If you discover 

bats you must cease work immediately.

Hedgehogs and Bats
 8) The applicant is advised to follow the recommendations set out in chapter 6.0 of the 

Preliminary Ecological Appraisal in respect of hedgehogs and bats.

http://www.meas.org.uk/media/5014/SWMP-Audit_Checklist_Final.pdf
http://www.wrap.org.uk/
https://www.smartwaste.co.uk/









