
Report to: PLANNING COMMITTEE Date of Meeting: 27th March 2019

Subject: DC/2018/02199
Land Rear Of 1 To 93 Runnells Lane Crosby

Proposal: Erection of 183 dwellinghouses, vehicular access, surface water 
attenuation, public open space including play equipment, landscaping 
and ancillary infrastructure

Applicant: Barratt & David Wilson 
Homes North West

Agent: White Peak Planning 

Ward: Manor 

Summary
The proposal is for a residential development on land east of 1 to 93 Runnells Lane, and 
South of Lydiate Lane.  The development would consist of 183 new dwellings, which would 
consist of a mix of 2, 3 and 4 bed houses, two and three storey in height.   The proposals 
also include access, provision of public open space, drainage infrastructure, parking 
provision, landscaping of the site, as well as all other necessary infrastructure and 
associated works.

The site is allocated for residential development in the Sefton Local Plan. The issues for 
consideration include the principle of development, highways impacts, design and density, 
potential impact on living conditions of neighbours and future occupiers, flooding and 
drainage, levels, open space provision, affordable housing and housing mix, ecological 
issues, trees and landscaping, air quality, noise, contaminated land, heritage, housing land 
supply, energy efficiency and mineral safeguarding and education.   The report concludes 
that, subject to conditions and the completion of a Section 106 Legal Agreement, the 
proposals are acceptable.

Recommendation: Approve with conditions subject to the 
completion of a section 106 agreement securing the following:

 Provision of affordable housing within the development;

 Provision of accessible and adaptable homes within the development; 

 Provision and management of on-site public open space within the development;

 Payment of off-site public open space contribution;



 Provision and management of on-site sustainable urban drainage (SUDs);

 Education contribution of £2,129.15 per dwelling (index linked for future years);

 A 50% financial contribution to the delivery of the roundabout serving the access to 
the site off Lydiate Lane, granted planning permission under DC/2018/02178, to be 
paid within 30 days of any written approach by the Council following the contract 
being let for the delivery of the roundabout

 A financial contribution of £10,000 to the development of an outline Major Scheme 
for improvement to the Buckley Hill Lane Corridor.

Case Officer Mr Rob Cooper

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

mailto:planning.department@sefton.gov.uk


Site Location Plan



The Site
The application site is located to the south east of Runnell’s Lane on the edge of Thornton, 
to the north east of Crosby. The site is bounded by to the north west by the existing 
residential properties of 1 to 93 Runnells Lane, to the north east by Lydiate Lane, former 
Rushton’s Nurseries garden centre to the south west, and open fields to the south east.

History
Planning permission DC/2018/02178 granted in January 2019 for the formation of a 
vehicular and pedestrian access including a mini roundabout, raised table and ancillary 
infrastructure works.

Consultations
Local Plans Team

No objections, acceptable in principle, requirements for affordable housing, accessible and 
adaptable homes, education contributions, and securing onsite public open space and off 
site contribution to be secured by S106. 

Highways Manager

No objections subject to conditions.

Environmental Health (Air Quality)

No objection, conditions recommended in relation to electric vehicle charging, and dust 
control during construction. 

Environmental Health (Noise)

No objection, conditions recommended in relation to boundary treatments, acoustic glazing 
and ventilation.

Flooding and Drainage Manager

No objection, the submitted flood risk assessment and sustainable surface water 
management strategy is considered to be acceptable.  Conditions and S106 recommended 
securing its implementation, management and maintenance.
 
United Utilities

No objection, conditions recommended in relation to drainage. 



Merseyside Environmental Advisory Service

No objections subject to conditions in relation to ecological mitigation measures, 
construction environmental management plan and measures to mitigate recreational 
pressure, no tree and vegetation clearance during bird nesting season, suitable planting to 
include native species and plants that encourage red squirrels and discourage grey 
squirrels, bird nesting boxes, a scheme of investigation for archaeological work, and 
provision of a site waste management plan. 

Building Control

No comments received

Fire and Rescue Service

No objections, informative recommended for fire appliances, water supply and use of fire 
hydrants.  

Contaminated Land Officer

No objections, recommend standard conditions and informative in relation to land 
remediation.

Housing Standards Manager

No objection.  If the buildings are designed and constructed fully in accordance with 
current Building Regulations then we are unlikely to have any concerns.  

Police Architectural Liaison Officer

No comments received

Merseytravel

No comments received

Parish Council of Sefton and Lunt Villages

On Tuesday 14th August 2018 the Parish Council of Sefton and Lunt Villages met with 
representatives of Barrett David Wilson Homes at the Punch Bowl in Sefton Village to 
discuss the aforesaid application.

Following the conference an Extra Ordinary Meeting was convened and standing order 7 is 
publicly recorded as follows:



7. Prior to the meeting the councillors had full and frank exchange with Barratt David 
Wilson Homes for an hour and a half. Issues raised included inter alia: infrastructure, 
schools, section 106, A5036 Port of Liverpool Access Route, health, well-being.

Resolved: This parish council unanimously opposes the development on inter alia 
the following grounds:
• Lack of infrastructure viz: schools, public transport, destination shopping, 
surgeries etc;
• Proximity to the Port of Liverpool Access Route [on grounds of the health and well- 
being of the residents];
• Flooding risk;

The Parish Council also asserts contrary to Barrett David Wilson homes that this is 
not an appropriate site for development for the matters aforesaid.

It is to be noted that the Parish Council expressed its concern that out of courtesy they had 
not been informed of discussions between Highways England and BDWH regarding the 
realignment of the A5036 to facilitate the housing estate.

Additionally, the parish council raises its deep concern for the health of the prospective 
residents living alongside the A5036 Port of Liverpool Access Route. The health 
implications were addressed to the representatives of BDWH who were impervious to the 
concerns of the council.

The council also takes issue with the only egress for this housing estate being a shared 
roundabout with the housing estate to the north of Lydiate Lane which will ultimately be in 
close proximity to the overpass spanning the A5036 Port of Liverpool Access Route.
In conclusion, the Parish Council of Sefton and Lunt Villages unanimously opposes the 
said development within the civil parish as per the convention of August 14th 2018 and 
wishes the planning committee to be alive to its concerns.

Natural England

No objections to the proposals providing the agreed mitigation can be secured.

Cadent Gas

No comments received



Neighbour Representations
Letters were sent to surrounding residents, and site notices displayed in a number of 
locations around the site as well as a press notice being published in the local paper. 
Additional letters were sent to residents following amendments to the layout of the 
proposed scheme.

In response to the consultations, representations have been received from 16 individual 
local residents raising concerns in relation to loss of greenbelt, flooding and drainage 
issues, increased traffic congestion in the local area, increased air pollution and noise from 
traffic, loss of wildlife habitat, increased pressure on local Doctors surgeries, schools and 
emergency services.  

A petition has been received from 96 Sefton residents, and has been endorsed by Cllr 
Steve McGinnity.  The Petition is based on the issues of protecting the open aspect to the 
rear of properties on Runnells Lane, flooding, loss of green space, over intensification of 
housing, loss of privacy, gable ends on buildings adjacent to rear gardens causing loss of 
outlook and natural light, additional traffic generation, car parking behind people’s rear 
fences, noise and fumes from cars, loss of wildlife habitat. 

A second petition is also online at Change.org entitled ‘Stop Plans for Building on Land 
rear of 1-93 Runnells Lane’.  At the time of writing this report it had 191 online signatures.  
The reasons for this petition are flood risk, already a lot of housing planned for the area, 
new road through Rimrose Valley would cause health problems, increased traffic, loss of 
wildlife, loss of privacy and light, noise and car fumes. 

Three representations have also been sent in support of the application on the basis of the 
need for these homes in the area. 

Policy Context
The application site is situated in an area allocated for housing in the Sefton Local Plan 
which was adopted by the Council in April 2017.  

Assessment of the Proposal
Principle

The application site is allocated for residential development as identified by site reference 
number MN2.27 in policy MN2 of the Sefton Local Plan which was adopted in April 2017. 
As such, the principle of residential development on this site is acceptable.



Highways

The application proposes vehicle access off a new roundabout on Lydiate Lane.  The 
principle of access off this roundabout has already been established, and the principle of 
this is a site specific requirement in the Local Plan, which was supported and established 
at the examination in public of the Local Plan by the Planning Inspector following the 
examination of the Local Plan.   

Furthermore the roundabout has already been subject to a separate planning permission 
(DC/2017/02178).   For the above reasons the proposed vehicle access arrangements are 
considered to be acceptable in principle. 

Residents have raised concerns in relation to the additional traffic, further congestion on 
the surrounding highway network and highway safety concerns.  The highways impacts for 
the proposed development and the associated off-site works are a significant consideration 
for the application.

The application was supported by a Transport Assessment (TA). The TA provides a 
detailed forecast and analysis of the amount of traffic that will be generated by this 
proposal and how this will impact on the local highway network.  The TA looked in detail at 
the forecast impact on the local highway network of the proposed development for the 
application year (2018), the opening year 2020 and the future year 2023.  The assessment 
takes into account the trip generation for the properties proposed as part of this application 
and the other 573 dwellings identified in the Local Plan sites for the Thornton area.

The assessment concluded that the level of traffic generation from the development would 
not have a severe impact on the highway network as envisaged by Policy EQ2 of the Local 
Plan and the provisions of Paragraph 109 of the National Planning Policy Framework 
(NPPF).

As part of assessing the impact of the development on the network a series of junctions 
were assessed in detail, these include:

• Site Access / Lydiate Lane (mini roundabout);
• Ince Road / A565 Park View / Green Lane / A565 Quarry Road;
• Lydiate Lane / Runnels Lane;
• Lydiate Lane / Buckley Hill Road North / Northern Perimeter Road / Buckley Hill 

Road;

The layout of the access roads, footways and shared surface/private driveways areas 
within the development site are considered to be acceptable.  The proposed site plan 
shows the provision of footways and paths throughout the site which includes a new 
footpath and cycle way along the south eastern part of the site, the route forms part of a 
wider footway/cycleway network which is a site specific requirement in Appendix 1 of the 
Local Plan. 



Tracking drawings have been supplied to demonstrate that refuse, servicing and delivery 
vehicles can safely manoeuvre within the site by using the proposed turning head facilities.  
The general access throughout the scheme is considered to be acceptable.

A Minimal Accessible Standards Assessment (MASA) has been completed and submitted 
as part of the Transport Assessment’s review of the accessibility of the site. It identifies 
that the site is accessible to other modes of transport and that there are no significant 
barriers.

All of the dwellings will have the benefit of off-street parking facilities and will be at a level 
that is considered acceptable in this location. The dwelling houses will have a minimum of 
2 spaces per property for 2 and 3 bed properties, and 3 spaces for 4 bed properties.

The assessment showed that all the junctions modelled are expected to still operate within 
theoretical capacity in the 2023 development scenario. However, along with the additional 
of traffic from other Local Plan sites, the proposed development will contribute to the 
forecasted increase in traffic at the junction of Lydiate Lane/Buckley Hill Road 
North/Northern Perimeter Road/Buckley Hill Road junction.

Sefton Council has previously identified the need to improve access and priorities between 
Gorsey Lane/Edge Lane and Brooms Cross Road, known as the Buckley Hill Lane 
Corridor, in order to alleviate traffic through Thornton and that generated from new 
development proposals, particularly taking in regard the Local Plan sites. 

There is currently a commitment to prepare and test options for a major scheme for 
improvements along this corridor, which includes the Lydiate Lane/Buckley Hill Road 
North/Northern Perimeter Road/Buckley Hill Road junction.

In order to mitigate the impact of the proposed development on this junction the applicant 
would be required to contribute towards the development of the scheme of improvements 
along this corridor by way of a financial contribution. This developer contribution of £20k 
will be split between the developer of this site and the developer of site MN2.26 to the 
north of Lydiate Lane. These contributions should be secured via a S106 legal agreement.

It is proposed that vehicular and pedestrian access to the development will be from Lydiate 
Lane via a new four armed mini roundabout junction, which will also provide access to 
Local Plan site MN2.26 located to the north of Lydiate Lane. This proposed mini 
roundabout junction is the subject of a separate planning permission DC/2018/02178.

The Highways Manager has reviewed accident records for a 5 year time period which 
shows that there have been 4 collisions on Lydiate Lane between Water Lane and Buckley 
Hill Lane involving 2 serious injuries during that period. However, there is no record of 
significant collision clusters on Lydiate Lane close to the site.  

A S106 agreement will secure a 50% financial contribution to the delivery of the 
roundabout granted planning permission under DC/2018/02178.   Planning permission 



DC/2018/02178 also has a planning condition detailing a scheme of highway 
improvements associated with the roundabout including 2m wide footways connecting with 
existing and proposed footways, the introduction of a speed table on Lydiate Lane to the 
east of the roundabout, a Traffic Regulation Order to reduce vehicle speeds to 30 mph 
along this section of Lydiate Lane, appropriate signage and lineage, and suitable visibility 
splays.

Other conditions on this development relate to the need for a full travel plan, street lighting, 
20 mph speed limits within the site, electric vehicle charging and the need for a 
construction environmental management plan, which also incorporates consideration of a 
range of other environmental matters to be addressed during the construction period.  
Subject to these detailed and comprehensive measures, there are no highway related 
objections to the proposed development which complies with Local Plan policies EQ2 and 
EQ3 and adopted Council guidance on Sustainable Travel and Development.

Design and Appearance

The proposed development consists of a mixture of two and three storey, detached, semi-
detached and mews type housing. Car parking has been provided with a mix of frontage 
and parking to the sides of properties allowing for a good amount of landscaping along 
street frontages. A number of properties would benefit from detached garages.

The materials to be used in the proposed development would be a mixture of 
predominantly red brick, with grey coloured roof tiles. A number of the homes will be 
rendered to various elevations, providing a degree of contrast. The external finishes are 
considered to be acceptable. 

The boundary treatments within the proposal would consist of a mix of fences and walls, 
utilising a mixture of timber, brick and metal railings. These are considered appropriate, 
and the details and their implementation can be satisfactorily secured by condition.

The proposed design and appearance of the housing is considered to be acceptable and 
comply with Policy EQ2 of the Sefton Local Plan.

Density

Policy HC3 Part 4 of the Sefton Local Plan (‘Residential Development and Development in 
Residential Areas’) states that new residential development should achieve a minimum 
density of 30 dwellings per hectare.  This application site is 5.35 hectares in size, and the 
proposed development is for 183 homes.  Therefore the proposed density of the 
application site is 34 dwellings per hectare 

The indicative capacity in the Sefton Local Plan for site is 137 homes, which would result in 
a lower density of 25 dwellings per hectare. This was estimated knowing that the site was 
likely to require substantial infrastructure, without the level of information now available.  



The application provides substantially more detail demonstrating that a higher density can 
now be achieved. 

Living Conditions of Future Residents 

Policy HC3 ‘Residential Development’ and the Council’s supplementary guidance on ‘New 
Housing’ sets out what is expected in terms of privacy, outlook and the provision of private 
garden space.

The guidance recommends minimum distances of 21 metres between habitable room 
windows in properties that face each other. Habitable rooms are rooms in which people 
spend long periods, such as living rooms, dining rooms, kitchens, bedrooms etc. There 
should also be a minimum distance of 12 metres between windows of a habitable room 
that face a blank façade or windows of a non-habitable room (e.g. bathroom, kitchen, utility 
room). In the main the proposal ensures that all dwellings meet these distances with the 
exceptions at plots 72 to 74 where the properties face dwellings opposite at approximately 
18m away. However, these are across proposed new public highway and frontage parking; 
given the public nature of the space in between, the reduction in distance is considered 
acceptable.    

The guidance also recommends gardens for 1 and 2 bed dwellings to measure a minimum 
of 50sqm, and 60sqm for 3+ bed dwellings. Every plot within the proposed development 
meets the relevant garden space standards, with some of the plots on the larger dwellings 
exceeding these.

With regards to boundary treatments the rear gardens of dwellings would be enclosed with 
1.8m high close boarded timber fences which will ensure the privacy of future residents is 
maintained.  

Living Conditions of Existing Residents 

The nearest existing residential properties run along the north western boundary of the site 
along Runnells Lane, numbers 1 to 96 backing onto the application site.  Residents have 
raised concerns in relation to properties being building to the rear of garden, causing loss 
of outlook, light and privacy, in particular those units which have gables along rear gardens 
(notably plots 20, 21, 28, 29, 37 and 38). 

The layout of the proposed housing exceeds the minimum distances of 21m between 
habitable room windows and 12m between habitable rooms on blank gable, as 
recommended in the Council’s guidance.  Given the distances with the nearest existing 
properties, the proposed development would not result in an unacceptable level of 
overshadowing or overlooking of existing residents.

The impact from construction activities will be mitigated through a Construction 
Environmental Management Plan and this will be secured by condition.  This will 
incorporate specific measures in relation to construction traffic, wheel washing and dust 



suppression, hours of working and deliveries, access routes to and from the site, areas of 
material storage, how construction vehicles enter and leave the site, and parking facilities 
within the site for construction staff.

Flood Risk and Drainage

The site lies within Flood Zone 1. This is defined by Planning Practice Guidance as having 
a low probability of flooding. However, due to the scale of development, the risks of 
potential flooding on-site and/or elsewhere from surface water run-off needs to be 
considered to ensure it is managed effectively.

A flood risk assessment and drainage strategy have been submitted with the application.  
The strategy provides for a system of swales/ drainage channels and a basin to attenuate 
the surface water on the site to a satisfactory level, before it would leave the site 
connecting into the existing surface water system. 

Local Plan Policy EQ8 (part 7a) sets out that for greenfield sites, surface water run-off 
rates and volumes should not exceed the current run-off rates following development.

Both the site and Runnells Lane have flooded on numerous occasions. Eight separate 
incidents of flooding were recorded between 2000 and 2012. It is understood flooding is 
primarily caused by:

- Runoff from the agricultural/playing field land, and
- A lack of capacity within the surface water drainage network serving the built-up area to 
convey the runoff to Hunt’s Brook.

As part of the proposed development a new drainage system will be provided to capture 
the runoff from the agricultural/playing fields and divert it away from the built up area to 
Harrison’s Brook.  

This proposal will significantly reduce surface water flows within the existing drainage 
network and greatly reduce surface water flood risk in the area.

The Lead Local Flood Authority has been consulted and has no objections.  A condition is 
recommended for a validation report requiring confirmation that the drainage scheme has 
been implemented as proposed and functions as proposed.  The Council will not be 
expected to take any role in the long term management and maintenance of this asset 
which is to be secured through a S106 legal agreement.

Taking into account all of the above matters, it is considered the likelihood of flooding has 
been adequately addressed, conditions are recommended to secure the mitigation 
measures identified above, the proposals are compliant with Policy EQ8 ‘Flooding and 
Drainage’ of the Sefton Local Plan.



Site Levels

The applicant has provided details of existing and proposed site levels. The submitted 
topographical survey shows that existing site levels vary starting in the western part of the 
site at 18.2m Above Ordnance Datum (AOD - i.e. mean sea level), dropping to 17.5m AOD 
in the middle of the site before rising again in the north part to 18.5m AOD.   The lowest 
part of the site is in an area to rear of 69 to 75 Runnells Lane at 17.1m AOD.   

Slight level increases may be required along the north western part of the site, to the rear 
of existing residents along Runnells Lane, but the submitted cross sections show that the 
resultant site levels would be similar to that within the adjacent existing residential 
properties. Conditions are recommended to verify finished floor levels and site levels of the 
new homes.

Public Open Space Provision 

The provision of public open space in new housing developments is controlled by Policy 
EQ9 of the Local Plan which states that at least 40sqm of open space must be provided 
per new-build home in proposals for more than 150 units.  On the basis of 183 new 
dwellings being provided this equates to a requirement of 7,320 sq.m of public open space 
provision.

The Open Space Supplementary Planning Document (SPD) sets out that the scheme 
should include formal children’s play equipment on site.  The plans show the siting of 5 
pieces of play equipment. Whilst this complies with the guidance in terms of numbers, the 
type of equipment would be trim trail and outdoor gym type of equipment.

The applicants have indicated they would be providing some 5,640  sq.m of useable 
publicly available open space on site, leaving a shortfall of 1,680 sq.m.  A financial 
contribution of £88,788 is therefore required in lieu of the onsite provision which would be 
secured through a Section 106 Legal Agreement.  

It is proposed that the payment in lieu of onsite provision would be used to improve the 
existing public open spaces within 2 km of the site.  Taking the above into account, the 
proposal is considered to comply with policy EQ9 and the Open Space SPD.

Affordable Housing

In accordance with Policy HC1 of the Sefton Local Plan, 30% of the scheme (measured by 
bed spaces) must be provided as affordable housing.  80% of the affordable housing 
should be social / affordable rented with the remaining 20% as intermediate housing.

The application proposes 51 affordable houses as part of the proposed development.  This 
constitutes 30% affordable housing by bed spaces and so slightly exceeds the Policy 
requirement.



The applicant has confirmed that 77.5% of the affordable housing provision would consist 
of social rented/affordable rented, and the remaining 22.5% would be intermediate 
affordable homes, which will be secured in the subsequent Section 106 Legal Agreement.  
It is acknowledged that this falls slightly short of the policy requirement, however it is 
considered that the benefits of the scheme as a whole providing new housing and meeting 
the 30% affordable housing requirement outweigh this minor diversion of policy.  

There is an even dispersal of affordable homes across the site, meeting the Council’s 
policy for ‘pepperpotting’ of affordable homes (i.e. homes spread across the site and not 
clustered).

There are also various house types which would be both affordable and market dwellings. 
This complies with the policy requirement to ensure properties are ‘tenure blind’ (i.e. there 
is no external difference between affordable and market dwellings).

Housing Mix

Policy HC2 of the Local Plan requires housing schemes of 25 homes to provide a mix of 
house types in terms of number of bedrooms. The requirement applies to market homes 
only, and sets a minimum of 25% of market homes to be 1 or 2 bedroom and a minimum of 
40% to be 3 bedroom. The intended purpose is to secure a wide mix of housing types for 
sale to meet the needs of local people.

The following table sets out the number of market homes proposed and the number and 
percentage (to nearest whole number) for different house types.

House Types (No. of
bedrooms)

Number of units (%) Policy Requirement

1 or 2 bedrooms 33 (25) Minimum of 25%
3 bedrooms 66 (50) Minimum of 40%
4+ bedrooms 33 (25)
TOTAL 183

The information provided by the developer demonstrates that they are complying with 
policy HC2.

Policy HC2 also requires that a minimum of 20% of the market dwellings comply with part 
M4 (2) of the Building Regulations which sets a high standard for accessibility and makes 
the accommodation more flexible and adaptable to meet the needs of a wider range of 
people through the different stages of life.  The plans provide 27 which would slightly 
exceed 20% and comply with the policy. 

Ecology and Habitats

The application site consists of previously undeveloped open fields bounded to the 
northwest by private residential development, to the south west by a plant nursey, and 



agricultural fields to the east and south east. The north eastern boundary of the site runs 
along Lydiate Lane. 

The development site is located approximately 3.7km inland from the coast, and in close 
proximity to the Mersey Estuary, the Ribble and Alt Estuaries, and the Dee Estuary which 
are European designated Special Protection Areas, and internationally protected 
(RAMSAR sites).  Sefton Coast is also designated as and Special Area of Conservation 
(SAC) and a Site of Special Scientific Interest (SSSI).

The application has been submitted with ecological surveys and a Habitats Regulations 
Assessment has been carried out.  Proposals have been put forward by the applicant in 
the form of an information leaflet and onsite mitigation measure specifically to address 
recreational pressure. They also propose the erection of an acoustic fence along the south 
/ eastern boundary of the site prior to construction works being carried out between 
September and March in any year, this is to prevent the disturbance any non-breeding 
birds (such as Pink Footed Geese) that may use the fields to the south east

An Appropriate Assessment is therefore required in accordance with Regulation 63 of the 
Habitats Regulations (2017).  The Appropriate Assessment has been completed which 
concludes that, with mitigation/preventative measures secured through the appropriate 
planning mechanisms, there will be no adverse effect upon the integrity of European sites

Merseyside Environmental Advisory Service have been consulted, they have no objections 
subject to conditions in relation to the onsite mitigation measures, and a construction 
environmental management plan.  The proposal is therefore considered to comply with 
policy NH2 of the Sefton Local Plan.

Trees and Landscaping

Local Plan Policy EQ9 ‘Provision of Public Open Space, Strategic Paths and Trees’ is 
relevant when considering the trees and landscaping requirements.  The application site 
includes areas of public open space along the south eastern part of the site, forming a 
linear open space with a footpath running through its centre. A plan identifying the general 
landscape strategy of these areas alongside general proposals to establish a usable space 
has been submitted in support of the application. This open space will provide planting to 
soften the urban edge and provide a suitable transition to the open fields to the south east 
of the site.

The site specific criteria in Appendix 1 of the Local Plan requires the development to 
incorporate a pedestrian and cycle route through the site to connect through to site 
allocations MN2.24 (Land at Southport Old Road), MN2.25 (Land at Holgate, Thornton) 
and MN2.26 Land at Lydiate Lane), and the path north of Thornton Cemetery and an 
accessible route to Runnells Lane Park.  The scheme provides this along the south 
eastern part of the site linking the new residential area with the sites to the north. The 
proposal is consistent with the site specific requirements in Appendix 1.  



Approximately 100m of scrub and bramble is to be cleared from the site frontage on 
Lydiate Lane, to facilitate the vehicle access and visibility splays, and create a new 
landscaped frontage to the site.  Further existing tree and scrub would need to be removed 
from adjacent to the north western boundary, including the small allotment area, and a 
small group in the south eastern corner of the site.  The above removal is considered 
necessary to facilitate the access and internal site layout of the site, the provision of onsite 
open space will provide plenty of opportunities for compensatory planting, including the 
potential for new hedgerow planting along the site frontage and along site boundaries.

Conditions are recommended for the approval of detail of planting and all other hard and 
soft landscaping features.  The long term management and maintenance of open space 
within the site can be secured with suitable planning conditions and a Section 106 Legal 
Agreement.  Subject to these measures, the proposals are considered to comply with 
Policy EQ9.  

Air Quality 

The application has been submitted with a detailed Air Quality Assessment which 
assesses the impact emissions from traffic generated by the proposed development will 
have on local air quality. Existing air quality in the area is of a good standard and well 
within National Air Quality Standard Objectives. The development is predicted to have a 
negligible impact on air quality levels.  The Environmental Health Manager has no 
objection.   Conditions are recommended to secure the provision of electric vehicle 
charging points for each of the dwellings, and the control of dust during construction which 
can be included in the construction environmental management plan.

Noise 

A noise assessment report has been submitted with the application.  Where appropriate, 
consideration has been given to noise mitigation measures to demonstrate how future 
residents can be protected.

The assessment has been based upon the results of a detailed baseline noise survey, and 
acoustic modelling has been carried out to establish the prevailing noise levels at the 
proposed development.

An assessment of external daytime noise levels predicted within rear garden areas has 
demonstrated that acceptable levels are expected be achieved with the adoption of 
considerate layout design and the incorporation of localised acoustic screening to protect 
the gardens of the closest dwellings to Lydiate Lane, which will include a 2m high brick wall 
around the garden of plot 1.    

With the installation of appropriately specified and selected glazing and ventilation units, 
the noise levels within habitable rooms can be controlled to achieve relevant and agreed 
daytime and night-time noise levels taking account of BS 8233 and the World Health 
Organisation Guidance.



Heritage and Archaeology

There are no registered World Heritage Sites, Scheduled Ancient Monuments, Registered 
Parks and Gardens, Registered Battlefields, Conservation Areas or Listed Buildings wholly 
or partly within the Site. Therefore, the site does not contain any designated heritage 
assets for which there would be a presumption in favour of preservation in situ and against 
development.

The applicant has submitted a desk based assessment of the potential heritage of the site.  
This concludes that there are potential archaeological deposits from the mid-18th Century 
associated with a former farm and house.  The Council’s archaeological advisors 
Merseyside Environmental Advisory Service (MEAS) have advised that any surviving 
archaeological deposits would be considered to be of local significance only and that 
mitigation in the form of preservation by record would be considered appropriate.  Taking 
this into account a condition is recommended to secure a scheme of investigation for 
archaeological work. Subject to this condition the proposal would comply with Sefton Local 
Plan policy NH14.

Contaminated Land

The application has been submitted with a site investigation report which recommends 
further ground investigations, and a programme of ground gas monitoring and an 
assessment for the foundation design, the results to be submitted for review.  The 
Council’s Contaminated Land Officer has been consulted and has no objections.  These 
further investigations, monitoring and the detailed design, specification and verification 
plan for the gas protection measures can be satisfactorily controlled by planning 
conditions.

Housing Land Supply

Each local authority is expected to have a 5 years’ housing land supply.  Sefton has a 4.6 
years’ supply based on the most recent assessment, dated 31st March 2018  The 
proposed development will make a contribution towards improving the Council’s supply of 
housing land.

Energy Efficient and Low Carbon Design

Policy EQ7 ‘Energy Efficient Design’ requires that major developments incorporate 
measures to reduce greenhouse gas emissions where practicable.  The applicant will be 
incorporating infrastructure for low emissions vehicles, and has agreed a planning 
condition to ensure one electric vehicle charging point is provided per dwelling and one per 
ten communal spaces, in accordance with the Council’s guidance on Travel and New 
Housing.



Minerals

The application site falls within a Mineral Safeguarding Area, and the application has been 
accompanied with a Mineral Safeguarding Assessment report, which is considered to 
satisfy the requirements of Policy NH8 of the Sefton Local Plan. The site is not viable for 
recovery of minerals and the proposed development would not sterilize potential future 
recovery.

Education

The Thornton and Crosby area has been identified in the Infrastructure Delivery Plan as an 
area requiring primary school places to support growth.  The current rate for new dwellings 
in this area is £2,129.15 per dwelling (2018/2019).  Local Plan policy IN1 (Infrastructure 
and Developer Contributions) states that developer contributions may be sought to provide 
or enhance infrastructure to support new development.  The contributions will be secured 
by a Section 106 legal agreement.  Subject to the above the scheme complies with Local 
Plan policy IN1 of the Sefton Local Plan.

Other matters

Representations have been received from residents and the Parish Council of Sefton and 
Lunt Villages, raising concerns that the proposed development would be affected by the 
Port of Liverpool Access Route.  This currently does not have planning permission or any 
status in the Sefton Local Plan, therefore no weight can be attributed to this.

Conclusion

Taking all of the above into account, the proposal is considered acceptable. The principle 
of development is established given that this site is allocated for housing development in 
the Sefton Local Plan. The proposal would provide 183 dwellings, including 51 affordable 
homes, in an area which has a shortage of affordable homes, and would also assist in 
reducing the overall deficit in the Council’s housing land supply.

The submitted Traffic Assessments demonstrate that the development would not have a 
detrimental impact on the local highway network. The submitted Flood Risk Assessment 
and drainage scheme demonstrate that the site would not impact on flood risk and the site 
can be satisfactorily drained. The proposals would not have a detrimental impact on the 
living conditions of existing or future residents. The design, layout and appearance of the 
scheme are considered to be acceptable.    The development would not cause significant 
harm to local wildlife or European protected sites.

The proposed development would not cause harm to local heritage assets, and would 
provide open space within the site. The management of the public open space would be 
controlled through a section 106 legal agreement.



Overall the proposal complies with adopted local and national planning policy. It is 
therefore recommended that the application be approved subject to conditions and the 
applicants entering into a legal agreement. 

Recommendation - Approve with conditions subject to the 
completion of a section 106 agreement securing the following:

• Provision of affordable housing within the development;

• Provision of accessible and adaptable homes within the development; 

• Provision and management of on-site public open space within the development;

• Payment of off-site public open space contribution;

• Provision and management of on-site sustainable urban drainage (SUDS);

• Education contribution of £2,129.15 per dwelling (index linked for future years);

• A 50% financial contribution to the delivery of the roundabout serving the access to 
the site off Lydiate Lane, granted planning permission under DC/2018/02178, to be 
paid within 30 days of any written approach by the Council following the contract 
being let for the delivery of the roundabout

• A financial contribution of £10,000 to the development of an outline Major Scheme 
for improvement to the Buckley Hill Lane Corridor.

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 
plans and documents listed below:

H7901:02 ‘Site Location Plan’
H7907:01 Rev AA ‘Planning Layout’
H7907:04 Rev C ‘Material Layout’
H7901:07 Rev E ‘Boundary Treatment Plan’



H7901:10 Rev C ‘Charge Points Plan’
H7901:05 Rev C ‘Refuse Layout’
H7901:SS Rev E ‘Street Scene’
H7901:06 Rev D ‘Surfacing Layout’
DB-SD13-004 ‘Boundary Wall Type 1’
DB-SD13-006 Rev A ‘Close Boarded Fence’
DB-SD13-014 ‘External Gate’
EXT WKS 17 Rev A ‘1200 Metal Railings with Bow Top’

 Mobilane ‘Green wall example construction drawing’
Submitted House Type Booklet
Ref: 16148 ‘Landscape Proposals DWH NW’
11336/P15c ‘Landscape Strategy Plan’

Reason: To ensure a satisfactory development.

3) a) Prior to the commencement of development a phasing plan of the site 
development shall be submitted to and approved in writing by the Local Planning 
Authority. 

b) Prior to commencement of development of each phase, the approved scope of 
works (in Brownfield Solutions Ltd (March 2017) Geo-Environmental Assessment 
Report Ref: LC/C2833/6760) 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.

4) Prior to commencement of development of each phase (as identified in condition 3a) 
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.

5) a) The approved remediation strategy for each phase (as identified in condition 4a) 
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.

6) 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 5.

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.



7) No development shall take place until a Construction Environmental Management 
Plan (CEMP) has been submitted to and approved in writing by the Local Planning 
Authority. The approved CEMP shall be adhered to throughout the construction 
period. The CEMP shall include phase specific details of:

 The proposed times construction works shall take place
 Details of temporary construction access 
 The parking of vehicles of site operatives and visitors
 Loading and unloading of plant and materials
 Storage of plant and materials used in constructing the development
 The location of the site compound
 Suitable wheel washing/road sweeping measures
 Appropriate measures to control the emission of dust and dirt during 

construction
 Appropriate measures to control the emission of noise during construction
 Details of all external lighting to be used during the construction
 The name and contact details of person(s) accountable for air quality and dust 

issues
 A programme for issuing information on construction activities to residents that 

border the site
 Details of the days/hours when construction activities will take place
 A construction traffic routeing plan
 A Site Waste Management Plan
 The erection of acoustic fencing along the south / eastern boundary of the site 

prior to construction works being carried out between September and March in 
any year.  

The details approved above shall be implemented throughout the period of 
construction.

Reason: In the interests of amenity, highway safety and amenity.

8) a) Prior to construction of any dwelling details of electric vehicle charging points 
(minimum one per dwelling) must be submitted to and approved in writing by the 
Local Planning Authority.

b) No dwelling shall be occupied until the electric vehicle charging point for that 
dwelling has been installed and is operational in accordance with the approved 
details.

The approved infrastructure shall be permanently retained thereafter.

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



9) Prior to construction of any dwelling a detailed scheme of street lighting on the 
proposed access road within that phase of the development must be submitted and 
approved in writing by the Local Planning Authority.  The approved scheme shall 
comply with the requirements of BS5489 and shall be implemented in full prior to the 
occupation of dwellings within that phase. 

Reason: In the interests of highway safety.

10) No part of the development shall be occupied until a Traffic Regulation Order (TRO) 
to introduce a 20 mph zone within the development has been made and a program 
for the implementation of the Order has been submitted to and approved in writing by 
the Local Planning Authority.

Reason: In the interests of highway safety.

11) Before any individual dwelling is occupied all of the necessary areas required for 
vehicle parking, turning and manoeuvring for that individual dwelling must be laid out, 
demarcated, levelled, and drained in accordance with the approved plans and 
retained thereafter for that specific use.

Reason: In the interests of highway safety.

12) a) No part of the development shall be occupied until a Full Travel Plan (Based on the 
submitted Framework Travel Plan, November 2018) has been submitted to and 
approved in writing by the Local Planning Authority.

b) The provisions of the Full Travel Plan approved under (a) above shall be 
implemented and operated in accordance with the timetable contained therein unless 
otherwise agreed in writing with the Local Planning Authority.

Reason: In the interests of ensuring sustainable choice of travel.

13) The Surface Water Drainage Strategy detailed in the submitted Flood Risk 
Assessment (Ref. 18053_FRA, December 2018), Drainage Strategy Layout Plan 
(drawing no. 18053 - SK01 E), shall be implemented and maintained for the duration 
of the development.

Reason: To ensure satisfactory drainage facilities are provided to serve the site.

14) Prior to the occupation of any dwellings a validation report demonstrating that the 
drainage scheme has been carried out in accordance with the approved Flood Risk 
Assessment (Ref. 18053_FRA, December 2018), Drainage Strategy Layout Plan 
(drawing no. 18053 - SK01 E) for that phase shall be submitted to and approved in 
writing by the Local Planning Authority.

The approved works shall be retained as such thereafter.



Reason: To ensure adequate provision is made for the management of surface water 
and sewage disposal.

15) Foul and surface water shall be drained on separate systems.

Reason: To ensure satisfactory drainage facilities are provided to serve the site.

16) No dwelling shall be constructed until full details of the existing and proposed ground 
levels (referred to as Ordnance Datum) within the site and on land and buildings 
around the site by means of spot heights and cross sections, proposed finished floor 
levels of all buildings and structures, have been submitted to and approved in writing 
by the Local Planning Authority. The development shall then be implemented in 
accordance with the approved level details.

Reason: To ensure a satisfactory development and in the interest of visual and 
residential amenity.

17) Prior to the construction of external elevations of the first 15 dwellings the finished 
levels shall be subject to a topographical survey to be submitted to and approved in 
writing by the Local Planning Authority.  The results of these surveys shall confirm 
that the Finished Floor Levels (FFL) of those plots are constructed to the levels 
agreed by condition 16 and no further construction above FFL of external elevations 
of dwellings on those plots shall take place until approval is given as required above.  
In the event that the submitted surveys fail to confirm the FFL correspond to the 
levels as approved, or are not within 100mm of those levels, a new planning 
application(s) shall be submitted for those plots to which the variation relates.

Reason: This matter is fundamental in order to safeguard the living conditions of 
nearby occupiers, to safeguard the character and appearance of the area and ensure 
satisfactory drainage.

18) Prior to the occupation of the first 15 dwellings the levels of gardens, adjacent 
highways and other public areas shall be subject to a topographical survey to be 
submitted to and approved in writing by the Local Planning Authority.  The results of 
these surveys shall confirm that the levels of those plots and adjacent areas are 
constructed to the levels approved under condition 16.  In the event that the 
submitted surveys fail to confirm the levels correspond to the levels as approved, or 
are not within 100mm of those levels, a new planning application(s) shall be 
submitted for those plots to which the variation relates.

Reason: This matter is fundamental in order to safeguard the living conditions of 
nearby occupiers, to safeguard the character and appearance of the area and ensure 
satisfactory drainage.

19) a) No part of the development shall be occupied until details of both hard and soft 



landscape works have been submitted to and approved in writing by the local 
planning authority. These details shall include: 

i) A statement setting out the design objectives and how these will be achieved; 
ii) earthworks showing existing and proposed finished levels or contours; 
iii) means of enclosure and retaining structures; 
iv) other vehicle and pedestrian access and circulation areas; 
v) hard surfacing materials; 
vi) minor artefacts and structures (e.g. furniture, play equipment, refuse or other 
storage units, signs, etc.), and 
vi) water features. 

Soft landscape works shall include planting plans; written specifications 
(including cultivation and other operations associated with plant and grass 
establishment); schedules of plants noting species, plant supply sizes and 
proposed numbers/densities where appropriate; 

vii) an implementation programme including a phasing plan of the works.

Any landscaping and/or replacement planting shall include small seed bearing 
species which encourage red squirrels and discourage grey squirrels. 

b) The hard and soft landscaping shall be implemented in accordance with the 
approved programme under (a) above.

c) Any trees or plants that within a period of five years after planting, are removed, 
die or become 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: To ensure an acceptable visual appearance to the development.

20) Prior to the occupation of the first dwelling, a Landscape and Ecology Management 
Plan (LEMP), including management responsibilities and maintenance schedules for 
all landscaped areas (other than privately owned domestic gardens), shall be 
submitted to and approved in writing by the local planning authority. The LEMP shall 
be carried out as approved and any successors to the original body responsible for its 
implementation shall be notified to the Local Planning Authority in writing within one 
month of any such change occurring.

Reason: To ensure an acceptable visual appearance to the development over a 
longer term period.

21) Prior to the occupation of the first dwelling full details of an information pack to be 
provided informing residents of the presence and importance of the designated 



nature sites, and how residents can help protect them shall be submitted to and 
approved in writing by the Local Planning Authority.  The agreed information must be 
provided on first occupation of each dwelling. 

Reason: To mitigate recreational pressure on the designated coast.  

22) The tree protection measures outlined in the approved Arboricultural Impact
Assessment (Report Number: 11336_R04c_CG_LP November 2018) shall be 
implemented in full. 

Reason: To prevent damage to trees.

23) No tree felling, scrub clearance, hedgerow removal, vegetation management and / or 
ground clearance are 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 trees, 
scrub, hedgerows and vegetation 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 are required to be submitted for approval.

Reason:  To protect birds during their breeding season.

24) No dwellings shall be occupied until a scheme for the provision of bird boxes and 
details of fencing allowing for movement of wildlife (i.e. hedgehogs), including their 
phasing and timing for their implementation has been submitted to and approved in 
writing by the Local Planning Authority and implemented in accordance with those 
details.

Reason: To secure biodiversity enhancement.

25) The development shall be carried out in accordance with the approved boundary 
treatment details in drawing nos. H7901:07 Rev E; DB-SD13-004; DB-SD13-006;
DB-SD13-014; and EXT WKS 17 A.  No dwelling shall be occupied until the approved 
boundary treatments for that property have been implemented.  

Reason: In the interests of visual amenity.

26) No development above slab shall take place until samples of materials to be used in 
the construction of the dwellings have been submitted to and approved in writing by 
the Local Planning Authority.

Reason:  To ensure an acceptable visual appearance to the development.

27) Prior to the occupation of any dwellings a scheme of acoustic glazing shall be 
submitted to and approved in writing by the Local Planning Authority.  The approved 
scheme of glazing shall be implemented in full.



Reason: In the interests of amenity of future occupiers.

28) No development shall take place until the applicant has submitted a written scheme 
of investigation for archaeological work for approval in writing by the Local Planning 
Authority. The work shall be carried out strictly in accordance with the approved 
scheme.

Reason: To ensure that archaeological remains and features are recorded prior to 
their destruction.

Informatives

Addresses
2) 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
3) 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 Development Control Team on 0151 934 4175 for further information.

Highway Agreements
4) The applicant/developer is advised that agreements under Section 38 (if necessary) 

and Section 278 of the Highways Act 1980 will be required and to contact the 
Highways Development Control Team on 0151 934 4175 in this regard.

Piling Works
5) The developer is advised to contact Sefton Council's Pollution Control Team for 

suitable guidance if piling works are proposed.

6) Lead Local Flood Authority
The applicant is also reminded that 'Any changes to an ordinary watercourse must 
seek separate consent from the Council as Lead Local Flood Authority prior to works 
being undertaken, as set out in the Flood and Water Management Act 2010. Sefton 
Council's position on consenting and enforcement is set out in its Ordinary 
Watercourse Culverting, Diverting, Enforcement and Flood Investigation Policies'.

7) Merseyside Fire And Rescue Service
Access for fire appliances should comply with the requirements of Approved
Document B5 of the Building Regulations.

Water supplies for fire-fighting purposes should be risk assessed in accordance with 
the undermentioned guidance in liaison with the water undertakers (United Utilities - 
0161 907 7351) with suitable and sufficient fire hydrants supplied. (Select relevant 
paragraph)



Housing

Housing developments with units of detached or semidetached houses of not more 
than two floors should have a water supply capable of delivering a minimum of eight 
litres per second through any single hydrant. 

*The premises should comply with Section 55 of the County of Merseyside Act 1980


