
Report to: PLANNING COMMITTEE 
 

Date of Meeting: 12th December 2018 

Subject: DC/2018/01568 
 Orchard Farm 25 Holgate, Thornton  Liverpool L23 1TL 

  
Proposal: Erection of 14 detached dwellinghouses including associated car 

parking and landscaping, retention of former farm house and demolition 
of existing outbuildings. 

 
Applicant: Mr Mark Wright 
  Forth Homes 

Agent:  

Ward:  Manor Ward  
 

  

Summary 
 
The proposal is for the layout of a residential development comprising 14 detached 
dwellings with associated parking and landscaping to the north end of Holgate including 
the demolition of part of the Orchard Farm complex. The main issue to consider is access 
and highway safety. 
 

The application site lies within a Local Plan housing allocation which requires all vehicular 
access to be taken from a new signal controlled junction at Park View (Appendix 1). This is 
not the case for the proposed development which intends to utilise Holgate. The 
application was considered by Planning Committee on 14th November 2018 on this basis 
and was subsequently deferred in order for the applicant to investigate alternative access 
arrangements. 
 

Following this the applicant has chosen to pursue Holgate as the vehicular access point for 
the proposed development for reasons detailed on the following page. These are 
consistent with those set out previously by both the applicant and the Case Officer. In 
conclusion the proposal remains acceptable on its merits when taking into account all 
material planning considerations. There would be no highway safety or capacity issues 
associated with accessing the development from Holgate and therefore no harm to justify 
refusing the application based on the apparent conflict with Appendix 1.  
 

Recommendation:  Approve with Conditions subject to the 
completion of a Section 106 Agreement  
 
Case Officer Mr Steven Healey 

 

 

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=PDLTEANWGPS00

mailto:planning.department@sefton.gov.uk


Matters Arising Following Deferral  
 
The application was considered by Planning Committee on 14th November 2018 with the 
following resolution:-  
 
That the consideration of the item be deferred to enable the applicant to consider 
alternative access options given the Local Plan requirement for the site to be served from 
Park View, and local residents’ concern about access from Holgate.  
 
Forth Homes Deferral Letter 
 
In terms of action taken by the applicant, Forth Homes, a detailed letter has been 
submitted accompanied by appendices which can be viewed on the Council’s website. In 
summary the letter states the following:- 
 

 Various proactive discussions have taken place between the Council and the 

applicant during the course of the application and prior to this at pre-application 

stage. The Council previously advised that access from Holgate would be 

considered if supported by a comprehensive assessment of highway impacts.  

 The matter of ownership is a unique circumstance justifying a different approach. 

Ownership was not considered during the Local Plan preparation. 

 The length of roadway required to access the site from Park View would cost 

£500,000 rendering the scheme unviable; even a temporary road would cost 

£250,000 and the costs would not be recouped.  

 Providing a new road from Park View would also compromise the development of 

the remainder of the allocation. 

 Should the farm complex be brought back into commercial use this would generate 

more traffic. 

 There are no objections from the Council’s Highways Manager on highway safety 

grounds. 

 Forth Homes continues to work with the local community and Parish Council and 

would be willing to sign up to a developer’s charter. 

 The long term plan to secure access from Park View remains within the control of 

the Council and can still be delivered. 

 
Residents’ Petition and Comments 
 
Following deferral a further petition of 92 signatures endorsed by Councillor J.J. Kelly was 
submitted objecting specifically on the grounds of access being provided from Holgate. A 
supplementary letter states there are no unique or differing circumstances to justify the 
housing allocation being subdivided and that ownership remains the same as when the 
Local Plan was prepared. Local Plan appendix 1 makes clear that all vehicular traffic is to 
be taken from Park View. Holgate is a narrow road well used for recreational purposes, 



introducing more vehicles would cause danger and distress as there are no pavements or 
street lighting. If the developer cannot provide access from Park View they should be made 
to wait until the remainder of the allocation is developed. 
 
The local residents’ group has also forwarded a letter from transport consultancy SCP 
which was submitted during the assessment of application reference DC/2016/02344 (the 
eight dwellings currently being constructed off Holgate). The letter states the junction 
where Holgate meets Green Lane is substandard in terms of visibility splays, the width of 
Holgate is insufficient for two-way traffic when taking into account parked vehicles and 
there is a lack of footway provision. Concerns also raised over an alleged 7.5 tonne weight 
restriction on Holgate.  
 
Further Planning Comments  
 
The applicant’s deferral letter reiterates the points made within the original committee 
report under subsection ‘Access, Transportation and Highway Safety’.  In summary this is  
that the development can be safely accessed from Holgate and while in conflict with 
Appendix 1 it would not conflict with the reasons for having applying this requirement in the 
first instance. While a breakdown of costs has not been provided in relation to a temporary 
or permanent access road from Park View it is acknowledged that this would be prohibitive 
and is unreasonable in order to make the scheme acceptable in highway safety or capacity 
terms. The applicant has also reiterated the point that the allocation as a whole, including 
the development site, would ultimately have to be accessed from Park View. 
 
The SCP letter largely focuses on the specifics of the current development on Holgate.   
Application DC/2016/02344 was however approved despite these concerns which again 
are not considered to result in harm to highway safety. 
 
Weight restriction 
 
The residents have also referred to construction vehicles using Holgate and refer to a 7.5 
tonne weight limit.  It is not clear where this assumption has come from because the 
Council does not have any record of a weight limit on Holgate. There is no Traffic 
Regulation Order on the Highways Manager’s record system relating to a weight limit on 
Holgate, it is not included on the list of roads with weight limits published on the Council’s 
website and there are no street signs in place identifying the weight limit.  
 
Unless other evidence can be provided to demonstrate otherwise, there is no formally 
adopted weight limit on Holgate. Construction traffic will be managed through a condition 
requiring the submission of a Construction Traffic Management Plan that the developer will 
be obliged to implement once work starts on site. 
 
 
 
 
 



Additional Highways Comments 
 
The previous conclusion that there are no highway safety implications of the development 
remains valid and, subject to the proposed conditions, the development is acceptable in 
highways terms. 
 
The long term access to the development site will be via Park View, once the development 
on the other parts of the Local Plan allocated site is brought forward. Until that time, the 
development can be accessed via Holgate. The letter from Forth Homes has largely 
addressed the issues raised at the Planning Committee meeting in November. It is 
accepted that it is not reasonable to expect them to construct a new access road, or a 
construction haul road, from Park View.   
 
Although the applicant does not appear to have made specific provision for a future 
alternative access to the site from Park View, they are correct in stating that the access 
from Park View can still be delivered, even were planning permission to be forthcoming for 
this scheme. Their proposed layout means that one of the options for providing that access 
would not be possible. 
 
The Holgate and Rothwells Lane Residents Association has submitted a document that 
was previously submitted in relation to a different planning application (DC/2016/02344). 
The issues and concerns raised in that document were addressed at the time and were 
reported to Planning Committee in relation to that application. The details of the response 
are available at  
http://modgov.sefton.gov.uk/moderngov/mgChooseDocPack.aspx?ID=8510.  
 
The relevant item is 4D on the main agenda. The matter of the highways report starts on 
page 49 of the agenda under the heading ‘Deferred Item’ and Sefton’s Highways’ response 
is in the Supplementary Agenda document page 6. For the current application, the 
developer has submitted a Transport Statement that has been reviewed and there are no 
highway safety concerns. 
 

The remainder of this report and recommendation within are as 

presented to Planning Committee on 14
th

 November 2018.   

http://modgov.sefton.gov.uk/moderngov/mgChooseDocPack.aspx?ID=8510


Site Location Plan 
 

  



The Site 

The application site comprises just under a hectare of mostly undeveloped land at Orchard 
Farm, Thornton which abuts Holgate to the east and Broom’s Cross Road to the north. It 
lies within a Local Plan housing allocation – Policy MN2.25 ‘Land at Holgate’.  
 

History  
 
No planning applications of relevance.  
 

Consultations 
 
Conservation 
No objection. 
 
Environmental Health 
 
Air Quality 
The air quality across the development site is of a good standard and the submitted 
assessment indicates that the proposal will not have a detrimental impact on this with 
levels of air quality with the development while operational well within national air quality 
objectives. A scheme to control dust from demolition and construction activities shall be 
submitted for approval. 
 
Contaminated Land 
The submitted Geo-Environmental Assessments have identified various contaminants and 
potential sources. Gas monitoring Is ongoing on site therefore an updated risk assessment 
will need to be submitted for approval. The preliminary assessment has however identified 
parts of the site requiring protection measures. Further site investigation is proposed 
following demolition of current buildings and to identify the location of the infilled pond. Due 
to ongoing monitoring and proposed further investigations the standard planning conditions 
requiring remediation and/or mitigation and subsequent validation should be attached. 
 
Noise 
No objection in principle however in areas adjoining the strategic transport network 
development should be designed to achieve the lowest practicable levels in external 
amenity areas. The Noise Assessment proposes 3m high acoustic fencing the north of the 
site and 2.4m high fencing to the east and west, although a continuous 3m fence would be 
preferable. The acoustic glazing and ventilation as proposed is acceptable. 
 
Flooding and Drainage 
No objection subject to the development being carried out in accordance with the 
submitted Drainage Strategy and Layout. Full details of the drainage scheme including 
management and maintenance shall be submitted for approval. 



Highways Development Design 
No objection as there are no highway safety implications. Within the Local Plan it states all 
access for the allocation must be via a new signal controlled junction at Park View, 
however it is accepted through the robust Transport Statement that the development site 
can be safely and adequately accessed from Holgate without any detriment to safety, 
capacity or accessibility. The level of parking per dwelling is acceptable.  
 
The Transport Statement forecasts that the development would create one additional 
vehicle trip every 7 minutes at peak period. The point in which the development joins 
Holgate is acceptable in terms of width and general design and would ensure adequate 
visibility.  
 
The developer must also make a financial contribution of £500 per unit for the Route 
Management Strategy associated with the A565. Appropriate traffic signs and carriageway 
markings should be provided. A Travel Plan and Construction Traffic Management Plan 
should also be submitted for approval.  
 
Historic England 
No objection. 
 
Local Plans 
The site is part of housing allocation MN2.25 therefore the proposal is acceptable in 
principle. Normally it would be expected that smaller sites within allocations contribute 
proportionally to policy requirements (e.g. affordable housing and open space provision) in 
order to prevent artificial subdivision however each site is considered on a case-by-case 
basis. In this instance the site has been in separate ownership to the main part of the 
allocation for some time and is in a different land use separated by Orchard Farm. 
Therefore the site should be considered on its own merits and relevant policies applied 
accordingly.    
 
The proposal doesn’t trigger the Local Plan’s affordable housing requirement however the 
2018 National Planning Policy Framework requires development of 10 or more homes to 
provide 10% of these in ‘affordable home ownership’. The glossary of the NPPF sets out 
different products which would meet the revised definition of affordable homes. The 
development is required to contribute £29,808.10 to local education provision.  
 
Highways colleagues should advise on Appendix 1 requirements in terms of financial 
contributions to the A565 Route Management Strategy and the pedestrian and cycle route. 
While Appendix 1 also states that vehicular access must be taken from a new junction at 
Park View this is not possible at this stage as there are no current plans for development 
on the larger part of the allocation. However, the proposed layout would not prevent all the 
homes on the allocated site, including those in this application, from being accessed from 
Park View in the future, if this was deemed necessary.  
 

The site is within a Minerals Safeguarding Area. The submitted Minerals Statement 
demonstrates that the minerals cannot be viably or safely extracted prior to development. 
An Electric Vehicle Charging point for each house should be provided. 



Merseyside Environmental Advisory Service 
 
Ecology and Protected Sites 
The submitted revised Phase 1 Habitat Survey and Day Time Bat Survey report is 
acceptable. The proposal is unlikely to affect the Ince Blundell and Little Crosby Estates 
Local Wildlife Site given physical barriers including existing roads. Due to the 
development’s potential pathways and impacts on European designated sites however the 
proposal requires Habitats Regulations Assessment.  
 
The test of likely significant effects (conducted by MEAS) demonstrates that, without 
mitigation, the proposed development would be likely to have significant effects on 
European sites and that ‘Appropriate Assessment’ is therefore necessary. It is concluded 
that subject to the implementation of a Construction Environmental Management Plan 
which encompasses the proposed mitigation that there will be no adverse effect on the 
integrity of the European sites. 
 

The Three Tests of the Habitats Regulations in respect to roosting bats does not need to 
be considered given their absence on site. Some trees on site to be retained and adjacent 
to the site present foraging opportunities, a lighting scheme to prevent excessive light spill 
can be secured by condition.   
 
The habitat of site dependent Swallow will be lost therefore nesting boxes must be 
provided to mitigate for this. For other transient bird species, vegetation should be checked 
on site during breeding season for their presence by an experienced ecologist.  
 
The presence of other Protected Species has been reasonably ruled out. Small seed-
bearing species which encourage red squirrels should be incorporated within a 
landscaping scheme. 
 
Other Matters 
The proposal is major development and involves excavation, demolition and construction 
activities which are likely to generate significant volumes of waste. Evidence through a 
waste audit or a similar mechanism demonstrating how waste will be minimised must be 
submitted. 
 
No objection to the demolition of the long barn which has been subject to a modern 
conversion. It is unlikely that any internal features of interest survive and the building 
retains no historical or archaeological interest.  
 
A remediation strategy for Japanese Knotweed within the south east corner of the site shall 
be submitted for approval alongside a validation report following this. The conclusions of 
the Minerals Assessment are acceptable. 
  
Merseyside Fire and Rescue Service 

No objection. 
 



Merseytravel 
Assurance should be given that the local network can handle additional capacity and that it 
does not impede on the passage of bus services. The use of sustainable travel should be 
promoted as far as possible and access should be provided for the Merseylink Dial-a-Ride 
service within the proposal. 
 
Natural England 
No objection however it is advised that as part of the Habitats Regulations Assessment 
that consideration be given to recreational disturbance to internationally designated sites in 
the Liverpool City Region.   
 
Thornton Parish Council  
No comment received. 
 
Trees and Woodland 
No comment received. 
 
United Utilities 
No objection subject to foul water and surface water being drained on separate systems, 
with the latter in the most sustainable way. 
 

Neighbour Representations 
 
A 39 signature petition opposing the proposed development and endorsed by Councillor 
J.J. Kelly was submitted in 21st September 2018. The principal ground of objection is 
inappropriate access which would result in an increase in traffic risking the safety of 
pedestrians on Holgate in an arrangement which conflict with Local Plan requirements to 
access the housing allocation from Park View. 
 
Individual objections received from six addresses on Holgate, one on Rothwells Lane, one 
on Park View, one on Hartdale Road and one unknown address on the following grounds:- 

 Access must be from Park View as per Local Plan requirements or off Broom’s 
Cross Road, Holgate is unsuitable as it is a narrow lane 

 Heavy vehicles and construction traffic currently using weight restricted Holgate are 
causing congestion, vibrations, damage, dust and disturbance which would worsen 
(various photographs submitted as evidence) 

 Construction traffic should be off the newly created access on Park View to avoid 
residential properties on Holgate 

 Resulting increase in traffic and safety of pedestrians and horses on Holgate and 
worsen congestion at Edge Lane/Moor Lane 

 Loss of historic barn buildings and replacement with modern ‘boxes’ 

 Large executive homes are out of character with the area, general erosion of rural 
character of area 

 Harm to local wildlife and general increase in environmental pollution 
 
 



 Impact on infrastructure such as sewers, schools, shops and transportation 

 Presence of Japanese Knotweed  

 Impact on development from Broom’s Cross Road in terms of noise and light 
pollution 

 Accessibility is disputable based on infrequent buses and distances being based on 
a direct line  

 Flood risk and drainage issues 

 No indication of affordable housing being provided 

 More suitable sites for development elsewhere 

 Holgate should be for existing residents only and opened up the end onto Broom’s 
Cross Road 

 
Individual letters of support received from four addresses on Holgate Park, one on Holgate 
and one on Rothwells Lane stating Forth Homes are a local developer preferable over a 
national builder, there has been continued community engagement with current 
developments in Thornton which are of good design and in keeping with the area. 
 

Policy Context 
 
The application site lies within an area designated as residential in the Sefton Local Plan 
which was adopted by the Council in April 2017.   
 

Assessment of the Proposal 
 
The proposal is for the erection of 14 detached three and four-bed dwellinghouses with 
associated access, landscaping and a pumping station following demolition of a number of 
Orchard Farm’s outbuildings. The main issues to consider are the principle of 
development, access and highway safety, impact on ecology, heritage, design and living 
conditions of future residents. 
 
Principle of Development  
 
The wider housing allocation in which the application site lies was subject to a 
Sustainability Appraisal and thorough assessment during the preparation and subsequent 
examination of the Sefton Local Plan. The Planning Inspector concluded the allocation to 
be sound. 
 
The application site forms a small portion of housing allocation reference MN2.25 and is in 
separate ownership to the remainder of the allocation. The majority is owned by the 
Council and is not currently programmed for development. If the application site was 
developed on its own, it would not compromise the ability to bring forward the much larger 
remaining portion for development.  
 



 
 
While the density is half of the Council’s standard this is dictated by the peculiar shape of 
the site and internal road layout, and it is not expected that this would set a precedent for 
the rest of the site and thus under deliver in terms of expected housing numbers. In 
summary the site specific constraints and circumstances justify this part of the site being 
developed separately.  
 
Access, Transportation and Highway Safety 
 
The Sefton Local Plan requires the housing allocation in which the development site sits to 
be accessed from Park View, which evidently is not the case for the current proposal. This 
requirement is based on the level of development expected to come forward across the 
whole site and the neighbouring allocation which is around 300 dwellings.  
 
The requirement did not anticipate that the site might be sub-divided and that a small 
portion of the site might reasonably be considered to be acceptable as a separate 
development. The reasons why the separate development of this site is considered to be 
acceptable relate to the differing ownerships, differing land uses and physical separation 
by Orchard Farm. The Council’s Highways Manager has concluded that there are no 
highway safety implications for the 14 dwelling scheme in using Holgate as a vehicular 

Local Plan housing allocation 
reference MN2.25 showing differing 
ownerships and approximate 
location of new junction required 
under Appendix 1 (star).  



access point. It is considered unreasonable to require the development to be accessed 
from Park View almost 300m away, the design and layout of which may also compromise 
the delivery of the remainder of the allocation. The cost incurred would be highly prohibitive 
for no identified highway safety or capacity reason.  
 
Development of the wider housing allocation would be expected to accord with Appendix 1. 
Given that part of the allocation lies to the east of Holgate, the new access road from Park 
View would have to cross it thus requiring stopping up or another form of regulation to 
prevent through access from Holgate. This is not considered to be a matter for the current 
application to resolve and would be the subject of a future Traffic Regulation Order. The 
applicant has been advised that it is highly likely the application site would not be accessed 
from Holgate in the future but instead from the new access at Park View, and has raised 
no objection to this.  
 
Holgate could be described as a typical ‘country lane’. Prior to the construction of Broom’s 
Cross Road it served as a through road and today it still experiences a degree of vehicular 
traffic with people parking close to Orchard Farm and using the adjacent bridleway. 
Holgate is considered no more constrained than other country lanes which serve villages in 
the area. The limited number of trips forecast within the Transport Statement (eight two-
way trips in weekday AM peak and six two-trips on weekday PM peak – one every 7 
minutes at peak period) is supported by the Highways Manager. The speed limit on the 
entire length of Holgate has recently been reduced to 20mph.  
 
Specific construction details for the vehicular access point can be secured by condition and 
while any minor off-site improvements and an internal speed limit would be achieved 
through Highways legislation, their implementation can also be ensured through a 
condition attached to any permission. A Travel Plan is considered necessary in line with 
national policy requirements to promote sustainable means of transport, while electric 
charging points for vehicles can also be secured to satisfy the requirements of the Local 
Plan’s low carbon policy.  
 
In terms of providing access for the Merseytravel Dial-a-Ride service the road layout is 
capable of accommodating such vehicles alongside emergency service vehicles with 
relevant turning points.   
 
In terms of construction traffic causing noise and disturbance this is often difficult to control 
through the planning process, however specific routes for traffic, compounds and certain 
mitigation can be agreed though a Construction Traffic Management Plan. Unforeseen 
issues during construction and unacceptable incidents of disturbance can be investigated 
by the Environmental Health Manager. However it is acknowledged that some disturbance 
will occur in order to facilitate development. This therefore cannot be considered a ground 
for refusal.  
 
Some residents have expressed concern about the current developments by Forth Homes 
on Holgate and Rothwells Lane.  However while the construction works may be intrusive 
and unwelcome, they are temporary and the applicant has advised their Rothwell’s Lane 



development is likely to be completed by the end of March 2019 and the Holgate 
development by the end of this month. The proposed development is severed from the 
existing residential areas of Holgate and therefore disturbances such as noise and 
inappropriate parking would not be as great an issue. While some residents have proposed 
that construction traffic be taken from Park View, as is detailed above any track or road 
across the vacant field permanent or temporary would be unreasonable solely for this 
proposal.  As indicated above, it is the long term intention for the overall site allocated for 
development to be accessed from Park View.   
 
Impact on Ecology 

 
A site specific requirement for developing the wider housing allocation is that sufficient 
information be provided to enable a Habitats Regulations Assessment to be undertaken.  
 
The applicant has submitted an Extended Phase 1 Habitat Survey and Bat Survey which 
addresses both protected species and designated sites at a local and European level. 
Following Habitats Regulations Assessment by Merseyside Environmental Advisory 
Service it has been concluded that subject to appropriate mitigation during the construction 
phase there would be no adverse impacts on European Sites and in particular the Pink 
Footed Geese on the adjacent open field. The scope of mitigation is agreed within the 
submitted ecology document, however full details and its implementation can be secured 
through a planning condition requiring the submission of a Construction Environmental 
Management Plan.  
 
Natural England has similarly raised no objection on ecology grounds and while they 
advised that consideration be given to the increased recreational pressures on Sefton’s 
Coast resulting from ongoing development in the Borough, the Council’s threshold for 
requiring assessment of such pressure is development of 85 dwellings or more. The 
Habitats Regulations Assessment of this proposal has been published on the Council’s 
website and can be viewed through the link on the cover page of this report.  
 
In terms of specific species, survey work has concluded that there is no evidence of bat 
roosts within buildings to be demolished or trees to be felled. Mitigation for loss of breeding 
bird habitat can be secured by way of condition. The proposed landscaping scheme is 
acceptable in ecology terms and includes provision for species favoured by Red Squirrel. 
 
Design and Living Conditions of Future Residents 
 
Design, Layout and Character 
 
The proposed development is laid out around a cul-de-sac accessed from the end of 
Holgate. The layout, positioning and general density of dwellings is dictated by the peculiar 
shape of the site and road turning points. However active frontages are maintained toward 
much of the internal road. It would not be possible to achieve a cohesive building line given 
the circumstances however the effectively ‘organic’ arrangement of dwellings is considered 
acceptable and typical of historic rural settings.  



 
The submitted street scene elevations show the three standard Forth Home house types 
with two variants of each in terms of external detail. In overall design terms it is considered 
that the proposal is of a high quality combining both modern and period elements and 
features, dwellings are also sympathetic towards the 19th century Orchard Farm House in 
terms of scale and massing. There are no prevailing architectural styles within the area to 
adhere to; however the proposal would complement the current Forth Home developments 
further along Holgate/Rothwells Lane. 
 
The proposed pumping station towards Holgate would comprise a small kiosk enclosed by 
a green mesh fence shielded by planted hedgerow. This is considered acceptable from a 
visual perspective.  
 
Living Conditions of Future Residents 
 
The application is subject to Local Plan policy HC3 (residential development) and 
associated guidance on ‘New Housing’ which sets out acceptable living standards.  
 
In terms of garden spaces, a 60sqm minimum is required for dwellings of three or more 
bedrooms. Every plot within the proposed development exceeds the standard. The 
guidance also recommends a minimum separation of 21m between windows serving 
habitable rooms of corresponding dwellings or 12m between such windows and blank 
walls or windows serving non-habitable rooms. This is met in the majority of 
circumstances, the exception being the two small ground floor windows within the lounge 
of house type ‘Chatterton’. These are secondary windows which would not result in a poor 
outlook from the room as a whole or loss of privacy to neighbours. 
 
A further requirement of the guidance in the interest of privacy is for dwellings to be located 
at least 10.5m from the rear gardens of properties opposite. While not ‘opposite’ the 
dwellings on plots 2 and 5 would face the gardens of plots 3 and 4 respectively. The 10.5m 
distance is met between 2 and 3 but not 5 and 4. Despite this the only first floor window of 
plot 5 facing the garden of 4 is over 10m away and it is not considered that there would be 
significant loss of outlook or overshadowing created by the dwelling. 
 
Details of boundary treatments can be secured within a detailed landscaping scheme 
which will act to protect privacy and ground level.  
 
Broom’s Cross Road is a notable source of noise which has resulted in the submission of a 
Noise Impact Assessment by the applicant. This proposes a 3m high acoustic fence to the 
northern boundary and 2.4m high fencing either side in order to limit noise to no greater 
than 60dB in rear gardens at daytime. While the Environmental Health Manager has 
requested the fence be raised from 2.4m to 3m to the east and west boundaries, this would 
not result in any significantly greater reduction in noise and given there is limited screening 
or opportunity for new planting in these areas a 3m high fence is considered overly 
dominant. Where the 3m high fence is proposed this would be largely shielded by the 
existing tall trees which front Broom’s Cross Road and by additional planting proposed to 



the side of plot 5. An appropriate scheme of painting would also reduce visual impact of 
the fence. Mitigation proposed for dwellings includes acoustic ventilation and glazing which 
is acceptable.  
 
The air quality across the development site is considered to be of a good standard.  
 
Affordable Housing and Developer Contributions 
 
While the Sefton Local Plan only requires the provision of Affordable Housing on schemes 
of 15 or more dwellings, the recently updated National Planning Policy Framework (NPPF) 
states on developments of 10 or more dwellings that a minimum of 10% should be 
‘affordable’ under its revised definition. This equates to two dwellings within the proposed 
development which the applicant has confirmed is likely to be delivered in the form of 
discounted market sale housing although final details in line with the NPPF can be agreed 
within a legal 106 agreement. 
 
Local Plan policy IN1 states that developer contributions may be sought to provide or 
enhance infrastructure to support new development. Informed by the Infrastructure 
Delivery Plan the Council is currently seeking financial contributions towards primary 
schools provision on developments of 11 dwellings or more on a basis of £2,129.15 per 
dwelling. This equates to £29,808.10 for the proposed development.  
 
Appendix 1 of the Local Plan states in developing the northern Thornton housing 
allocations a proportional financial contribution towards the implementation of the A565 
Route Management Strategy must be provided. This would be on a basis of £500.00 per 
dwelling or £7,000.00 in total. 
 
Trees and Landscaping 
 
The application site features a band of trees to the northern boundary which is to be 
thinned out but largely retained. This is supported as it would protect the visual amenity 
and outlook of future residents from a busy road. It would also provide a buffer between 
Broom’s Cross Road and the development retaining a degree of the area’s rural character. 
Due to boundary fencing being proposed to front the bridleway the applicant has agreed to 
provide additional planting running directly parallel to the site boundary beyond the fences.  
 
The site specific requirements under Appendix 1 of the Local Plan include that 
development must provide a path which connects the four Thornton housing allocations 
and the existing footpath to the north of Thornton Cemetery. Given that the site occupies a 
small part of the northern extremities of the allocation it is not considered reasonable or 
practical to ensure a through pedestrian route which could easily be laid out in a number of 
other locations within the overall site allocated for development.  
 
While a small part of the south west corner of the site lies within a Recreational Deficiency 
Area it would not be practical or reasonable to require the provision of on-site Open Space. 
The Council’s guidance on ‘Open Space’ also states one large public open space to serve 



the residents of allocations MN2.24 and MN2.25 (Land at Southport Old Road and Land at 
Holgate) would be most appropriate.  
 
Flooding and Drainage 
 
The site lies within Flood Zone 1 which is identified as having ‘a less than 1 in 1,000 
annual probability of river flooding’ and there are no major risks of surface water flooding 
on site. Ground testing has been carried out which concludes infiltration is not possible 
given the prevailing conditions, instead it is proposed to discharge surface water into 
drains and the public sewer via a new pumping station to be installed on site which 
restricts flow rates to 5 litres per second. The pumping station would also serve for foul 
water; however this is indicated as being on a separate system as required by United 
Utilities. The Lead Local Flood Authority have raised no objection subject to further detail 
being secured by condition.  
 
Impact on Heritage 
 
The application site lies close to the Broom’s Cross, a Grade II listed building and 
Scheduled Monument. Orchard Farm can be considered a “non-designated heritage asset” 
given its age and inclusion of the Farm House on the Merseyside Historic Environment 
Record. The site however does not contribute to the significance of the setting of Broom’s 
Cross and has recently been severed by Broom’s Cross Road. The Orchard Farm House 
is under the same ownership as the development site and is to be retained. While the long 
barn is an attractive building it has been vastly modernised and amended over time with 
neither the Conservation team nor Merseyside Environmental Advisory Service objecting 
to its demolition.  
 
Other Matters 
 
Impacts on Neighbours 
 
The only existing property likely to be directly affected by the proposal is Orchard Farm 
House. This is under the same ownership as the application site and it is considered that 
the living conditions of existing and possible future occupants would be protected. The 
gradual rise in level from the rear to plot 14 of the development would not cause harm 
given the variation is just under 1m fronting a side elevation. Despite a loss of land the 
remaining garden would still also far exceed the Council’s standards. The Council’s 
standard distances between windows are also met.  
 
General impacts on the amenity of residents further down Holgate (by virtue of increased 
traffic etc.) have been discussed above.  
 
Ground Conditions and Levels 
 
The site consists of ‘made’ ground which historically contained a pond and has since been 
in agricultural use. The applicant has submitted both a Phase I and II site investigation 



which has identified contamination in parts of the site requiring mitigation (a cover system 
to some rear gardens), while some gas monitoring is continuing and further investigation is 
required following demolition of the farm outbuildings and in relation to the former pond.  
This can be addressed through a set of planning conditions. 
 
The submitted Topographic Survey shows no significant variation in existing levels across 
the site although there is a slight dip towards Orchard Farm House and Holgate. The 
finished floor levels as shown on the drainage layout are in general only a few hundred 
millimetres above existing levels which is a typical arrangement while levels of outdoor 
areas are shown to be maintained on the proposed layout plan.  
 
The site lies within a Mineral Safeguarding Area due to the presence of Shirdley Hill sand 
below ground. A Minerals Assessment has been provided by the applicant which 
concludes that mineral extraction cannot be achieved in an environmentally acceptable or 
likely economic manner given the small size of the site and overriding need for 
development. 
 
Neighbour Comments 
 
One neighbour has stated that Holgate should be closed to existing residents only and 
opened up at the end onto Broom’s Cross Road. This however isn’t directly relevant to the 
proposal at hand. Issues regarding principle of development are addressed within the 
report and loss of countryside and whether or not there are ‘more suitable sites’ elsewhere 
cannot be taken into account.  
 
Conclusion 
 
Taking all of the above into account the proposal is considered acceptable, the proposal 
complies with the National Planning Policy Framework and for the most part the Local Plan 
although other material considerations outweighs the identified conflicts. It is considered 
that unique circumstances exist to justify the proposal coming forward individually and 
being assessed on its own merits (as opposed to Local Plan requirements for the whole 
housing allocation). It would not prejudice the development of the wider allocation and 
satisfactory access arrangements are proposed which, although conflict with the 
requirements of Local Plan Appendix 1, do not cause any highway safety issues. The long 
term intention would remain for the whole allocation to be accessed from Park View. The 
proposal would secure two affordable homes and financial contributions towards primary 
education and road management.  
 



Recommendation - Approve with Conditions subject to the 
completion of a Section 106 Agreement  
 
Approve with Conditions  
 
Conditions  
 
This application has been recommended for approval. The following conditions and 
associated reasons apply: 
 
Time Limit 
 
 1) The development hereby permitted must 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. 
 
Details and Plans 
 
2) The development hereby granted must be carried out strictly in accordance with the 

following details and plans:-  
- Location Plan (Drawing FH-OH-01) received by the Council on 17th August 2018 
- Site Layout Plan (FH-OH-01-PL-01 Revision F) received on 5th November 2018 
- Properties Drainage Layout (E20877/05) received on 5th October 2018 
- Street Scene (FH-OH-01-PL-02) received on 17th August 2018 
- The Milton 2018 Edition (4H1790PL, 4H1790EXT1 and H1790EXT2) received on 

17th August 2018 
- The Chatterton 2018 Edition (4H2238PL, 4H2238EXT2 and 4H2238EXT1) 

received on 17th August 2018 
- The Blake 2018 Edition (4H467PL, 4H467EXT1 and 4H467EXT2) received on 

17th August 2018 
- Planting Plan – South Area (D130.001 Rev B) received on 25th October 2018 
- Planting Plan – North Area (D130.002 Rev B) received on 6th November 2018 
- Arboricultural Method Statement received on 17th August 2018 
 

 Reason:  To ensure a satisfactory development. 
 
Pre-Commencement 
 
3) Prior to commencement of development, a method statement detailing how Japanese 

Knotweed will be prevented from spreading throughout the development site must be 
submitted to and approved in writing by the Local Planning Authority.  The statement 
must include a plan showing the extent of the plants, the methods used to prevent 
spreading, the methods of control to be used and details of monitoring. The 



recommendations of the approved statement shall be carried out prior to the 
occupation of the development.   

 
 Reason: In order to prevent the spread of an invasive species across the site. 
 
4) Prior to the commencement of development a Construction Traffic Management Plan 

must be submitted to and approved in writing by the Local Planning Authority. The 
plan must include a programme of works, days and hours of working, a site layout 
during the construction phase, methods for traffic management and full details of the 
proposed measures to ensure that mud and other loose materials are not carried on 
the wheels and chassis of any vehicles leaving the site and measures to minimise 
dust nuisance.  The provisions of the approved Construction Traffic Management 
Plan shall be implemented in full during the period of construction. 

 
 Reason: In the interests of highway safety. 
 
5) Prior to the commencement of development a Construction Environmental 

Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority including the following:- 
-  Full details of mitigation to prevent adverse impacts on protected European sites 

and species consistent with the Construction Method Statement (Appendix 1) and 
paragraph 4.9 of the Extended Phase 1 Habitat Survey & Daytime Bat Survey 

- Details of how breeding birds will be protected should it be necessary to undertake 
works to trees during the period 1st March to 31st August inclusive 

- Details of measures to be achieve efficient use of resources, including designing out 
waste and minimisation of off-site disposal throughout the demolition and 
construction phases 

 
 The provisions of the approved Construction Environment Management Plan shall be 

implemented in full during the course of development. 
 
 Reason: To protect the ecological interest of the area, minimise waste and prevent 

pollution. 
 
6) Prior to commencement of development, the scope of works for further investigation 

and assessment of contamination set out under the ‘Conclusions and 
Recommendations’ of the Phase II Geo-Environmental Site Assessment must be 
undertaken and a written report of the findings submitted to the Local Planning 
Authority for approval, including an appraisal of remedial options and identification of 
the most appropriate remediation option(s) for each relevant pollutant linkage. 

 
 Reason: To ensure that risks from land contamination to the future users of the land 

are minimised. 
 
7) 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. 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 and a scaled plan in the event that a 
ground cover system is to be provided. 

 
 Reason: To ensure that risks from land contamination to the future users of the land 

are minimised. 
 
8) The remediation strategy and details approved under condition 7 must be carried out 

in accordance with the agreed terms prior to the commencement of development 
other than that required to carry out remediation. Following completion of the 
remedial works, a verification report that demonstrates compliance with the agreed 
remediation objectives and criteria must be submitted to and approved in writing by 
the Local Planning Authority prior to occupation of the development. 

 
 Reason: To ensure that risks from land contamination to the future users of the land 

are minimised. 
 
9) 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 submitted to and approved in writing by the Local Planning 
Authority. 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 8. 

 
 Reason: To ensure that risks from land contamination to the future users of the land 

are minimised. 
 
10) Prior to the commencement of development a scaled plan detailing the number, type 

and location of Swallow nesting boxes to be erected on site must be submitted to and 
approved in writing by the Local Planning Authority. The boxes shall be erected in 
accordance with a timetable to be agreed with the Local Planning Authority and be 
retained thereafter as such.  

 
 Reason: In order to mitigate the loss of protected habitat. 
 
11) Prior to commencement of development a scheme of selective thinning of trees to the 

northern site boundary (as identified on Drawing FH-OH-01-PL-01 Revision F) must 
be submitted to and agreed in writing with the Local Planning Authority. Any 
clearance of vegetation on the site must be carried out in accordance with the 
approved scheme.  

 



 Reason: In the interests of visual amenity and conservation. 
 
Pre-Construction 
 
12) No development shall commence above slab level until full details of a scheme of 

sustainable drainage which accords with the submitted Drainage Strategy and Flood 
Risk Assessment and Properties Drainage Layout (E20877/05) has been submitted 
to and approved in writing by the Local Planning Authority. This must include details 
of implementation, maintenance and management for the lifetime of the development. 
The sustainable drainage system shall be fully constructed prior to occupation and be 
managed and maintained thereafter in accordance with the approved details. 

 
 Reason: To ensure satisfactory drainage facilities are provided to serve the site. 
 
13) Before any construction commences samples of the external facing materials to be 

used in the construction of this development must be submitted to and approved in 
writing by the Local Planning Authority. The approved materials 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. 
 
Pre-Occupation 
 
14) No part of the development shall be occupied until a Traffic Regulation Order for a 

20mph speed limit on the access road within the development site has been 
implemented in full.  

 
 Reason: In the interest of highway safety. 
 
15) No dwelling shall be occupied unless and until an electric vehicle charging point for 

that dwelling has been installed and is operational in accordance with details that 
shall previously have been submitted to and approved in writing by the Local 
Planning Authority. The approved infrastructure shall be permanently retained 
thereafter.  

 
 Reason: To facilitate the use of electric vehicles and to reduce air pollution and 

carbon emissions. 
 
16)  A scheme of works for the proposed vehicular access on to Holgate must be 

submitted to and approved in writing by the Local Planning Authority. No part of the 
development shall be occupied until this means of access has been constructed in 
accordance with the approved scheme.  

 
 Reason: In the interests of highway safety. 

 



17)  A scheme of works for the following off-site improvements and alterations must be 
submitted to and approved in writing by the Local Planning Authority. No part of the 
development shall be occupied until these works have been carried out in accordance 
with the approved scheme(s):- 

 
- Closing of the existing redundant accesses and reinstatement of the highway 

across the site frontage along Holgate  
- Provision of flush kerbs and tactile paving either side of the new access road and 

the junction of Holgate.   
 

Reason: In the interests of highway safety and to improve accessibility to public 
transportation. 

 
18) 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 dwelling. 

  
 Reason: In the interests of highway safety. 
 
19) The development shall not be occupied until a Travel Plan has been submitted to and 

approved in writing by the Local Planning Authority. The provisions of the approved 
Travel Plan shall be implemented and operated in accordance with the timetable 
contained therein. 

 
 Reason: In the interests of ensuring sustainable choice of travel. 
 
20) The acoustic fencing as shown on the Site Layout Plan (FH-OH-01-PL-01 Revision F) 

must be erected prior to the occupation of any dwelling. The outward facing 
elevations of the fencing shall be painted a shade of dark green and be retained 
thereafter as such. 

 
 Reason: To protect future residents from unacceptable noise and disturbance and in 

the interest of visual amenity. 
 
21) Acoustic ventilation and glazing as specified within the Noise impact Assessment 

must be installed prior to occupation of each respective dwelling. 
 
 Reason: To protect future residents from unacceptable noise and. 
 

Post-Occupancy, Monitoring and Management 
 
22) The hard and soft landscaping scheme hereby approved (D130.001 Rev B and 

D130.002 Rev B) must be carried out in accordance with a timetable to be agreed in 
writing with the Local Planning Authority. 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. 

 
 Reason: In the interests of visual amenity and conservation. 
 
Informatives 
 
Changes to Future Vehicular Access  
1) The applicant is advised of the site specific requirement of Local Plan Housing 

Allocation MN2.25, which requires access to the allocated site from a new signal 
controlled junction onto Park View.  It is expected that Holgate will be closed to 
vehicular traffic served by the development as granted planning permission at such 
time that the signal controlled junction is first made available for use by this 
development. 

 

Addresses 
2) The developer 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 and property numbers. 

 
Works to Highway 
3) The developer is advised that agreements under section 38 and 278 of the Highways 

Act 1980 will be required to ensure the implementation of off-site highway 
improvements. All works to the adopted highway must be carried out by a Council 
approved contractor at the applicant's expense.  Please contact the Highways 
Development Control Team on Tel: 0151 934 4175 for further information. 

 
Construction Techniques 
4) If the proposed development is to incorporate piling in the foundation detail, the 

developer is advised to consult Sefton Council Pollution Control. This will reduce the 
chance of enforcement action which could occur if an unsuitable method of piling is 
chosen without appropriate consultation and which subsequently causes nuisance by 
way of noise and/or vibration.  

 

Construction Hours 
5) The standard hours for construction works in Sefton are 0800-1800 Monday to Friday 

and 0800-1300 Saturday (with no works on a Sunday or bank holiday).  
 
Protected Species 
6) The applicant, their advisers and contractors should be made aware that if any 

European protected species (in this case bats and/or otter) are found, then as a legal 
requirement, work must cease and advice must be sought from a licensed specialist. 

 
Drainage 
7) The full details required under condition 12 are expected to include the following:- 

- Information about the lifetime of the development and design of the 
sustainable drainage system, including storm periods and intensity (1 in 30 & 1 



in 100 year + 40% 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 
- Demonstrate that the surface water run-off would not exceed the pre-
development greenfield runoff rate for an existing greenfield site or 5 l/s, 
whichever is greater 
- Demonstrate that the runoff volume from the development to any highway 
drain, sewer or surface water body in the 1 in 100 year plus 40% climate 
change, 6 hour rainfall event, does not exceed the greenfield runoff volume for 
the same event or is as close as is practicable 
- Include details of the site investigation to support drainage proposals 
- Details of how any flood water, including depths, will be safely managed in 
exceedance routes 
- Timetable for its implementation 
- Management and maintenance plan for the lifetime of the development 
including the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the 
sustainable drainage system throughout its lifetime 

 
 
 


