
Report of:  CHIEF PLANNING OFFICER        Derek McKenzie 
 
Report to: PLANNING COMMITTEE 
 

Date of Meeting: 15th March 2023 

Subject:  DC/2021/00015 
 Land To The South Of Deyes Lane Maghull L31 6DJ       
Proposal: Erection of 53 dwellinghouses, 4 two storey blocks of 4 apartments and 1 three 

storey block of 6 apartments including new access, car parking, landscaping and 
associated site works following the demolition of the existing buildings. 

 
Applicant: Mr Anthony Blackwell 
  Redrow Homes Limited and    
  Parkhaven Trust 
 

Agent: Mr Chris Garratt 
 Eden Planning  

Ward:  Sudell Ward Type: Full application - major  
 
Reason for Committee Determination:  This is a major application with 5 or more 
representations on planning grounds and the application has been ‘called in’ by Councillor 
Mckinley 
 
 

 

Summary 
 
This is a full application seeking planning permission to build a total of 75 homes on land currently 
occupied by two care homes. 
 
The main issues to consider include the principle of the development, its design and impacts on 
the character of the area, living conditions, highway safety, ecology, trees and flood risk. Matters 
relating to affordable housing, housing mix and planning obligations are also relevant. 
 
The report concludes that the proposal complies with adopted Development Plan policy and, in 
the absence of any other material considerations, the application is recommended for approval 
subject to conditions and a Section 106 legal agreement.  
 

Recommendation:  Approve with conditions subject to the completion 
of a Section 106 legal agreement. 
   
Case Officer Diane Humphreys 

 
 

Email planning.department@sefton.gov.uk  
Telephone 0345 140 0845  
 



Application documents and plans are available at: 

http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QMGWAVNW00600 



Site Location Plan 

 



The Site 
 
The 3.2 hectares application site lies on the south side of Deyes Lane, Maghull, roughly opposite to 
Deyes High School. It contains two care homes, one of these (Kyffin Taylor House) is vacant whilst 
the other (James Page House) is operated by the Parkhaven Trust as a care home. 
 
The site is bordered on three sides by residential development of various styles whilst its southern 
edge is formed by Whinny Brook with open fields beyond. 
 
History 
  
None relevant 
 
Consultations 
 
Local Plans Manager 
No objection subject to conditions and Section 106 agreement 
 
Maghull Town Council 
Recommend refusal as departure from development plan policy in respect of the principle, 
affordable housing, accessibility and design 
 
Environmental Health Manager 
No objection subject to conditions 
 
Highways Manager 
No objection subject to conditions 
 
Flooding and Drainage Manager 
No objection subject to a condition 
 
United Utilities 
No objection subject to conditions 
 
Merseyside Environmental Advisory Service 
No objection subject to conditions and/or Section 106 agreement 
 
Tree Officer 
No objection 
 
Building Control Manager 
No objection 



Fire and Rescue Service 
No objection 
 
Police Architectural Liaison Officer 
No objection 
 

Neighbour Representations 
 
Neighbour notification letters were sent to 84 addresses on 28.01.21 and press and site notices 
were both published. Neighbours were re-notified on amended plans on 21.09.21 and 16.02.23. 
 
Objections 
 
Call-In 
 
This application has been ‘called in’ by Councillor Patrick Mckinley, a Sudell ward councillor, who 
raises the following objections: 
 

 Contrary to Local Plan and Neighbourhood Plan policy 
 Serious traffic and accessibility problems 
 Disruption to residents from construction traffic 
 Maghull cannot afford to lose any more green space 
 Maghull is taking more than its share of new housing 
 Harmful to a heritage asset 
 Harmful effect on drainage 

 
Petition 
 
A scanned copy of a petition opposing the development has been received. It has been signed by 
17 local residents and is not endorsed by a Councillor. 
 
Individual Objections 
 
Objections have been received from a total of 27 mainly local addresses. The objections raised and 
those in the petition are summarised as follows: 
 
Principle 

 Nature of the proposal is inappropriate as healthcare facility is needed 
 Conflicts with Local Plan policies including HC7, EQ3, EQ9, IN1 and NH2 and with Maghull 

Neighbourhood Plan policy on Character Areas 
 Not allocated for residential development so departure from policy 
 Out of character with surroundings 

 



Highway Safety 
 Increased traffic problems and congestion on Deyes Lane 
 Impact on child safety due to proximity to schools 

 
Living Conditions 

 Loss of light 
 Loss of privacy 
 Loss of outlook 
 Noise and disruption during construction work 
 Visual impact of layby opposite homes 
 Increased pollution 
 Increased lighting in back gardens 

 
Infrastructure 

 Lack of infrastructure and essential facilities in the area which won’t be able to cope with 
increased population 

 Flooding concerns 
 Immense construction of homes 
 What and where is the outfall? 

 
Nature 

 Loss of green space  
 Impact on wildlife 
 Impact on trees 
 Problems caused by existing trees 
 Ecological survey reports contain inaccuracies 
 Has tree survey been updated? 
 Which trees are covered by a TPO? 
 Will wildlife be accommodated/protected? 

 
Other Matters 

 Loss of view 
 Decrease in property values 
 Maintenance concerns over fencing and landscaping 
 No thought given to existing residents 
 Can residents speak directly to developers? 
 Insufficient time for residents to comment 

 
Support 
 
One letter of support has been received from a resident living outside the local area. 

 



Policy Context 
 
The application site lies within an area designated as an Education and Care Institution in the 
Sefton Local Plan which was adopted by the Council in April 2017.   
                                                                                                                     
The Maghull Neighbourhood Plan was ‘made’ (i.e. adopted) on 24th January 2019 and carries full 
weight in decision making.                                                
                                                                                  

Assessment of the Proposal 
 
The main issues to consider include the principle of the development, its design and impacts on 
the character of the area, living conditions, highway safety, ecology, trees and flood risk. Matters 
relating to affordable housing, housing mix and planning obligations are also relevant. 
 
Principle 
 
Planning law requires that planning applications are determined in accordance with the 
Development Plan unless material considerations indicate otherwise. The development plan for 
the application site comprises the Sefton Local Plan and the Maghull Neighbourhood Plan. 
 
Local Plan 
 
The application site is designated as a care institution in the Sefton Local Plan and policy HC7 
‘Education and Care Homes’ is relevant to the assessment of the proposal. 
 
Part 3 of the policy relates to sites formerly in use as schools, colleges and care institutions and 
states that: 
 
Development for an alternative use which is compatible with the surrounding area is acceptable in 
principle, where appropriate evidence is provided that the institution and its ancillary facilities are 
surplus to recreational requirements.  
 
The site is occupied by two care homes. One of these, Kyffin Taylor House, ceased operating in 
November 2019 when Parkhaven Trust opened a replacement facility, The Beeches, at its Liverpool 
Road South site. The other care home, James Page House, is still operating although the applicant 
has stated that a further care facility to be built at the Liverpool Road South site will accommodate 
its residents and staff. Planning permission was granted in February 2022 for the replacement care 
home facility. 
 
Part 3 of policy HC7 does not strictly apply because part of the site is in a current use as a care 
home. The applicant has provided a phasing plan showing that James Page House and its garden 
amenity area are within phase 2 of the development proposals and will be vacated within 18 
months of the site being acquired. The phasing plan shows a suitable level of garden amenity 



space will be retained alongside the operational care home. However, until the care home is 
closed, it cannot be concluded that the open/recreational space is surplus to requirements. A 
condition is recommended to ensure the development takes place in accordance with the phasing 
plan to protect the recreational space on the site until such time that the remaining care home is 
closed/demolished. This will ensure compliance with policy HC7. 
 
The proposal for residential use is generally compatible with the surrounding area thereby 
satisfying that test in part 3 of policy HC7. 
 
As the proposal is for residential development outside of a designated primarily residential area, 
Local Plan policy HC3 ‘Residential Development and Primarily Residential Areas’ is applicable and 
sets out in part 3 that: 
  
Residential development will be permitted in other areas except where: 
a. the land is required for the purpose for which it is designated, 
b. the development would conflict with the allocated or designated land use, 
c. it would result in an unacceptable residential environment, or 
d. it would be inconsistent with other policies in the Plan. 
  
In respect of point a, the land is not required for an education or care home use and for point b, 
the residential development would not conflict with this designation. Matters relating to points c 
and d will be discussed elsewhere within this report. 
 
Neighbourhood Plan 
 
The Maghull Neighbourhood Plan policy MAG4 ‘Residential Character Areas’ places the application 
site in the Hall Lane character area. The proposal should respond to the character of that area. 
 
Policy MAG 4 says: 
 
5.5.3 This is one of the oldest parts of Maghull with a mixture of established and imposing Victorian 
buildings. The building materials used are also a mixture which is dependent on the age of the 
building but include red and sandstone coloured bricks, stone, tiles and slate. The roads are narrow 
and tree lined with the boundary treatments being mostly high sandstone walls.  
 
The applicant has provided an addendum to their Planning Statement pointing out that the new 
development’s design has been informed by its immediate surroundings and the framework of the 
existing trees and hedgerow will be retained with the new housing set back into the site.  
 
The design of the new housing, including the use of materials, is considered to be in character with 
the surrounding area. 
 
 



Conclusion on Principle 
 
For the reasons set out above, the proposal is considered acceptable in principle subject to the 
matters addressed below. 
 
Design and Character 
 
The proposal involves a residential development of 75 homes comprising 53 two storey houses, 
most of these are detached but some are in semi-detached and terraced blocks. There are also 4 
blocks of two storey apartments (16 apartments in total) spread across the site and one block of 
three storey apartments (6 apartments) located in the south-west portion of the site. The homes 
will be built in a mix of red or buff brick with brick and render detailing and grey or red roof tiles. 
 
The mix of house types and the use of materials adds interest to the scheme and relates positively 
to the character and form of its surroundings thereby complying with Local Plan policy EQ2 
‘Design’ and Neighbourhood Plan policy MAG4 ‘Residential Character Areas’. The applicant’s 
Design and Access Statement refers to this relationship advising that lower density housing located 
close to the Deyes Lane frontage reflects the dominant built form in the immediate area with 
higher density and greater mixing of house types within the development to add interest. 
 
Much of the site’s character is formed by the trees and hedges which provide a natural setting to 
the proposed development with the new houses set back from the Deyes Lane frontage. 
 
Local Plan policy HC3 part 4 states that new residential development must achieve a minimum 
density of 30 dwellings per hectare of the net developable area unless there are site specific 
constraints or character issues. The current proposal achieves a net density of approximately 31 
dwellings per hectare thereby complying with the policy. 
 
Living Conditions 
 
The impact of the proposal on the living conditions of residents surrounding the site and those 
who will occupy the site in the future need to be assessed against Local Plan policies HC3 part 3, 
EQ2 ‘Design’ and the ‘New Housing’ and ‘Flats and Houses in Multiple Occupation’ Supplementary 
Planning Documents (SPDs). 
 
Existing Residents Surrounding the Site 
 
There are residential properties bordering the site to the north, east and west. Distances between 
these properties and the proposed dwellings are in accordance with the ‘New Housing’ SPD and 
therefore sufficient to prevent harmful impacts on existing residents’ living conditions through 
overlooking, overshadowing or loss of outlook. 
 



A condition is recommended in accordance with advice from the Environmental Health Manager to 
secure a Construction Environmental Management Plan (CEMP). This will control matters such as 
noise, dust and vibration during the demolition and construction phases. A condition requiring a 
scheme of noise control for any plant to be installed on the site is also recommended to minimise 
noise impacts from the development. 
 
Future Occupiers of the Site 
 
The application has been assessed against the guidance contained in the ‘New Housing’ and ‘Flats 
and Houses in Multiple Occupation’ SPDs in respect of flat sizes and outdoor amenity space for all 
new homes. The layout provides one and two bedroom flats which satisfy the minimum floor area, 
level of outlook and outdoor amenity space guidelines set out in the ‘Flats and Houses in Multiple 
Occupation’ SPD. The new homes all have gardens in accordance with the minimum standards set 
out in the ‘New Housing’ SPD. In addition, interface distances between the new homes are met in 
line with the SPD guidance. 
 
Highway Safety 
 
A Transport Assessment (TA) and a supporting technical note (TN) have been submitted. These 
have considered the likely impact of the development on the existing highway network and the 
accessibility of the site for sustainable modes of transport. They have taken account of all 
consented developments in the area as well as nearby sites allocated for development in the Local 
Plan. The application has been reviewed by the Highways Manager who raises no objections 
subject to conditions. 
 
The submitted documents demonstrate that the amount of traffic generated by the proposal is not 
expected to have a severe impact on the local highway network and all the reviewed nearby 
junctions would operate within capacity during the peak periods. 
 
Whilst there have been some incidents classified as ‘slight’ recorded in the area these do not 
indicate a particular highway safety issue in the area that would be exacerbated by the proposed 
development. 
 
In terms of accessibility, the site is in a good location within walking distance of the district centre 
and other local facilities and the area is well served by the bus network. There are cycle routes 
within the area including the Leeds and Liverpool canal towpath.  
 
Vehicular and pedestrian access to the site is to be taken from Deyes Lane in approximately the 
same location as the existing access driveway to form a priority junction. All roads within the site 
will be 5.5 metres wide with 2 metre wide footways. The submitted reports demonstrate that cars, 
delivery vehicles and refuse vehicles can manoeuvre within the site. 
 



All of the proposed houses will have at least 2 off-street parking spaces and the apartments will 
have at least one space per flat for residents and at least one visitor space per apartment block 
which accords with the standards contained in the ‘Sustainable Travel and Development’ 
Supplementary Planning Document (SPD). The level of proposed car parking is considered 
acceptable for the type of development in this location. 
 
A section of layby parking for four vehicles will be introduced on Deyes Lane to help accommodate 
on-street parking demand. 
 
Cycle parking will be required in accordance with the SPD as well as electric vehicle charging 
infrastructure. As a Building Regulation Initial Notice was submitted to the Council prior to 15 June 
2022 the need for electric vehicle charging points is a planning consideration rather than a 
requirement under the Building Regulations. 
 
A Construction Traffic Management Plan will be required by condition due to the size and location 
of the development and this can form part of the Construction Environmental Management Plan. 
Other recommended conditions relate to car and cycle parking provision, pedestrian visibility 
splays and access details. Matters including off-site highway works, visibility splays to all junctions 
within the site and a travel plan can be secured within a Section 106 legal agreement as outlined 
under the ‘Planning Obligations’ heading below. 
 
Ecology 
 
The applicant has submitted various ecological reports alongside the application which have been 
reviewed by Merseyside Environmental Advisory Service (MEAS). 
 
The development is adjacent to the Whinny Brook local wildlife site and MEAS recommends a 
condition to secure reasonable avoidance measures for water vole and otter and pollution 
prevention measures for the watercourse and bank habitats during the demolition and 
construction phase. These measures can be included in a Construction Environmental 
Management Plan. Further conditions are recommended by MEAS to protect potential bat and 
breeding bird habitats as well as badger and hedgehog. 
 
MEAS states that the proposal will lead to increased visits to the Sefton Coast which is designated 
as sites of ecological importance. Due to potential impacts on these sites, the proposal requires 
Habitats Regulations Assessment for likely significant effects. MEAS has undertaken an assessment 
which concludes that, without mitigation measures, there will be ‘likely significant effects’ on the 
designated sites. In accordance with Regulation 63 (Habitats Regulations 2017) MEAS has prepared 
an Appropriate Assessment report which concludes there will be no adverse effect on site integrity 
provided mitigation measures are secured. These take the form of a condition to secure an 
information leaflet for new residents and a commuted sum payment to manage recreational 
pressure secured by a Section 106 legal agreement.  
 



Although MEAS carried out the Appropriate Assessment in February 2022, they have confirmed 
that their previous comments, including the Habitats Regulations Assessment, remain valid. 
Natural England were consulted on the outcome of the Appropriate Assessment and stated they 
had ‘no comments’ to make. The Appropriate Assessment forms Appendix 1 to this committee 
report and Natural England’s comments form Appendix 2. 
 
In accordance with Local Plan policy NH2 ‘Nature’ and the need to manage recreational pressure 
on the Sefton Coast the Council has produced an information note which sets out that developers 
can opt into a scheme to simplify and expedite the process through payment of a financial 
contribution. The opt in approach would require a contribution of £73 per home, at 2023/24 prices 
as the site in the ‘outer zone’, away from the Coast, giving a total of £5475.  
 
Trees and Landscaping 
 
The majority of the tree cover on the site is located around its perimeter with a number of smaller 
ornamental trees located within the site. Trees in the site’s north-west corner are covered by a 
Tree Preservation Order and the applicant has submitted various tree reports and plans to support 
the proposals. The reports show that the development will require the loss of 38 individual trees, 9 
groups and 5 hedges. This loss is largely focussed on the internal trees with a small number located 
on the perimeter. 
 
The application has been reviewed by the Council’s Tree Officer who advises that the proposed 
loss will not have a significant impact on the visual amenity of the surrounding area and raises no 
objections. The latest Arboricultural Impact Assessment and Method Statement addresses 
previous comments made by the Tree Officer and proposes the removal of 6 Horse Chestnut due 
to poor condition from bleeding canker. Whilst these trees are subject to a Tree Preservation 
Order, due to the condition of the trees they can be exempt and removed. The mitigation for the 
loss of the trees is shown clearly on the submitted landscape plan, it involves the planting of 65 
new trees throughout the site and is acceptable. 
 
The application is accompanied by an appropriate landscaping scheme for the site which includes 
tree, hedge and shrub planting as well as grassed and wildflower areas. 
 
Flood Risk 
 
The application is accompanied by a Flood Risk Assessment and Drainage Strategy which has been 
reviewed by the Flooding and Drainage Manager and by United Utilities. The majority of the site is 
located within Flood Zone 1, where there is a low risk of flooding, with a narrow corridor along the 
southern boundary adjacent to Whinny Brook being in a higher risk category. The plans show a 
sustainable drainage (SuDS) pond in the south-west corner of the site. Consultees raise no 
objections subject to conditions requiring the development to be carried out in accordance with 
the submitted sustainable drainage strategy. The proposal complies with Local Plan policy EQ8 
‘Flood risk and Surface Water’. 
 



Affordable Housing 
 
Local Plan Policy HC1 ‘Affordable and Special Needs Housing’, updated by the Cabinet Member 
report dated 20 November 2019, sets out the affordable housing requirement for the site. In the 
Maghull area, 30% of the housing, measured by units, is expected to be affordable of which 67% is 
to be affordable or social rented and 33% affordable home ownership housing. 
  
The scheme is for 75 homes and should provide 23 affordable homes. The applicant has recently 
submitted a Vacant Building Credit (VBC) statement (explained below) to justify a decrease of 3 
units and is proposing to provide 20 affordable units.  The VBC statement has been reviewed and 
demonstrates that Kyffin Taylor House satisfies the three year vacancy requirement. It also 
provides detailed floor area calculations to demonstrate that the affordable housing requirement 
can be reduced by 3 units due to eligible vacant building credit on this site. 
 
This accords with part 5 of policy HC1 which states: 
 
Proposals that involve the re-use of a vacant building or where it is demolished and replaced by a 
new building, will receive a financial credit equivalent to the existing gross floorspace (of relevant 
vacant buildings) when calculating any affordable housing contributions. 
 
The submitted Affordable Housing Layout shows that 13 of the affordable homes (65%) are for 
affordable rent and 7 (35%) are affordable home ownership properties. This is acceptable and in 
line with the policy. In line with government guidance, at least 25% of the affordable homes should 
be in the First Homes tenure, a type of affordable home ownership property. Therefore, of the 7 
affordable home ownership properties, 5 should be made available as First Homes. 
 
For the above reasons, the provision of 20 affordable homes is acceptable and complies with Local 
Plan policy HC1. Full details of the affordable housing can be secured by a Section 106 legal 
agreement. 
 
Housing Mix 
 
Local Plan policy HC2 ‘Housing Type, Mix and Choice’ requires that the site provides a mix of house 
types which applies to market dwellings only. 
  
The policy requires a minimum of 25% of the 55 market dwellings to be one or two bedroom 
properties and 40% minimum to be 3 bedroom properties. The proposals show that 14 units 
(25.5%) will have 1 or 2 bedrooms and 22 units (40%) will have 3 bedrooms. The scheme therefore 
complies with this part of the policy. 
  
Policy HC2 also requires a minimum of 20% of market units to meet Building Regulations M4(2) 
‘accessible and adaptable dwellings’. Twelve of the 55 market dwellings (21.8%) meet these 
standards. 
 



The layout therefore complies with Local Plan policy HC2. 
 
Planning Obligations 
 
A Section 106 legal agreement can secure the on-site affordable housing units as well as 
management of the on-site public open space. It can also secure a Travel Plan and require the 
developer to enter into a Section 278 Highway Agreement with the Council to deliver off-site 
highway works and visibility splays to all junctions within the development site.  
 
In terms of financial contributions, the site requires an education contribution to meet the needs 
of providing capacity in local schools for the new development. This is in line with Local Plan policy 
IN1 ‘Infrastructure and Developer Contributions’ and the ‘Contributions towards education 
provision – a guide for developers (2017)’ Information Note. A financial contribution is needed for 
each of the 75 homes of more than one bedroom, 67 in total. The 2023/24 rate is £2,595 per 
dwelling giving a total requirement of £173,865 which can be secured via the Section 106 legal 
agreement. 
  
The financial contribution of £5,475 to mitigate recreational pressure on the Sefton Coast, set out 
under the ‘Ecology’ heading above, can also be secured in the Section 106 agreement. 
 
The Section 106 legal agreement will be subject to a monitoring fee equivalent to 15% of the 
application fee. For this application the monitoring fee will be £4,008.45. 
 
Other Issues 
 
The scheme will be required to deliver full fibre optic broadband for all of the dwellings and this 
can be secured by condition. 
 
Merseyside Environmental Advisory Service (MEAS) has recommended conditions to secure 
suitable treatment of invasive plant species on the site and a programme of archaeological work 
due to the potential for archaeological remains to be present from the medieval period. A waste 
audit is also recommended due to the scale and nature of the proposal. 
 
The site lies within a Minerals Safeguarding Area and an assessment has been submitted as 
required by Local Plan policy NH8 ‘Minerals’. The assessment has been reviewed by MEAS and it is 
accepted that sand extraction is unlikely to be economically feasible thereby complying with policy 
NH8. 
 
Some of the concerns raised by local residents, such as property values and maintenance issues, 
are not material planning considerations. Objections raised on planning grounds have been 
addressed elsewhere in this report. With regards to concerns raised by some residents that they 
have not been given long enough to comment, neighbour notification and publicity of this 
application has taken place in accordance with relevant legislation and the Council’s adopted 
Statement of Community Involvement. 



 
Equality Act Consideration  
 
Section 149(1) of the Equality Act 2010 establishes a duty for the Council as a public authority to 
have due regard to three identified needs in exercising its functions. These needs are to:  

▪ Eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by 
or under the Equality Act 2010;  

▪ Advance equality of opportunity between people who share a relevant protected characteristic 
(age, disability, race, gender reassignment, marriage and civil partnership, pregnancy and 
maternity, religion and belief, sex and sexual orientation) and people who do not share it;  

▪ Foster good relations between people who share a relevant protected characteristic and those 
who do not share it.  
 
The decision to approve this scheme would comply with the requirements of the Equality Act 
2010, that no one with a protected characteristic will be unduly disadvantaged by this 
development. 
 
Conclusion and Planning Balance 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 
applications be determined in accordance with the Development Plan, unless material 
considerations indicate otherwise. 
 
The development plan for Sefton comprises the Sefton Local Plan, Neighbourhood Plans and the 
Minerals and Waste Local Plan. 
 
Whist the proposal does not fully comply with Local Plan policy HC7 at present, it is capable of 
complying provided the works take place in accordance with the phasing plan which can be 
controlled by condition. The scheme’s design is in character with the local area and residents’ 
living conditions are protected both within the site and in the surrounding area. Consultees have 
not raised objections in respect of issues relating to highway safety, ecology, trees and flood risk 
and policies relating to affordable housing and housing mix are satisfied. 
 
Overall, the proposal complies with adopted Development Plan policy and, in the absence of any 
other material considerations, the application is recommended for approval subject to conditions 
and a Section 106 legal agreement.  
 
  



Recommendation - Approve with conditions subject to the completion 
of a Section 106 legal agreement. 
 
Time Limit for Commencement 
 

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

 
Reason:  In order that the development is commenced in a timely manner, as set out in 
Section 91 of the Town and Country Planning Act 1990 (as amended). 

 
Approved Plans 
 

2) The development shall be carried out in accordance with the following approved plans and 
documents: 
 
Drawing No. DL-LP-01   Location Plan 
Drawing No. DL-PP-002 rev A  Phasing Plan 
Drawing No. DSL-001 rev E   Detailed Site Layout 
Drawing No. M4(2)-001   M4(2) Compliant Layout 
Drawing No. AHL-001 rev G   Affordable Homes Layout 
Drawing No. BTL-001 rev E   Boundary Treatment Layout 
Drawing No. ML-001 rev E   Materials Layout 
Drawing No. WML-001 rev E   Waste Management Layout 
Drawing No. 110-1 rev C   Levels Plan 
Drawing No. 6239.02 rev F   Landscape Proposals Sheet 1 of 2 
Drawing No. 6239.03 rev F   Landscape Proposals Sheet 2 of 2 
Drawing No. 6239.04 rev C   Tree Protection Plan 
Drawing No. 6239.05 rev C   Landscape Proposals  
Drawing No. EF_BU4_M.1   Buxton (Four Block) Floor Plans and Elevations 
Drawing No. EF_BUX_SM.1  Buxton Semi Floor Plans and Elevations 
Drawing No. EF_BECH_DM.1.0  The Beech Floor Plans and Elevations 
Drawing No. EF_AS6.M.1   Stour/Avon (Six Block) Floor Plans and Elevations 
Drawing No. EF_OXFOQ_DM.4  Oxford Lifestyle Floor Plans and Elevations 
Drawing No. EF_MARO_DM.3  Marlow Floor Plans and Elevations 
Drawing No. EF_LEDH_DM.1 rev A  Ledsham Floor Plans 
Drawing No. EF_LEDH_DM.1   Ledsham Elevations 
Drawing No. EF_LEAMQ_DM.2rev A  Leamington Lifestyle Floor Plans and Elevations 
Drawing No. EF_ HENL_DM.6 rev A  Henley Floor Plans and Elevations 
Drawing No. EF_HARR_DM.8 rev B  Harrogate Floor Plans and Elevations 
Drawing No. EF_AMBY_DM.8 rev A  Amberley Floor Plans and Elevations 
Drawing No. EF_WARW_DM.6 rev A Warwick Floor Plans and Elevations 

The Alton Elevations (Rev A) and Floor plans  



Drawing No. EF_GAR_SGS2   Single Garage 
Drawing No. 001    Conservatory 3 x 3.4m 
Drawing No. 002    Conservatory 4 x 4.4m 
Report No. MG/6239/AIA&AMS/rev C/FEB23  
Arboricultural Impact Assessment and Method Statement (Revision C) 
Report No. 20039_FRA rev 01 Flood Risk Assessment and Drainage Strategy 
Pro-Forma 1    Sustainable Drainage System: Planning Permission 

 
 Reason: For the avoidance of doubt. 
 
Before the Development is Commenced 
 

3) No development shall commence, including any works of demolition, until a Construction 
Environmental Management Plan has been submitted to, and approved in writing by, the 
local planning authority. The approved statement shall be adhered to throughout the 
construction period and shall include the following:  

 
- The proposed construction hours 
- Details of temporary construction access 
- The parking of vehicles of site operatives and visitors  
- The loading, unloading and storage of plant and materials  
- The location of the site compound 
- A construction traffic routeing plan 
- The times of the movement of heavy goods vehicles from the site 
- Wheel washing facilities 
- Procedures for maintaining good public relations including complaint management, 

public consultation and liaison  
- Arrangements for liaison with the Council’s Pollution Control Team  
- Measures to control the emission of dust and dirt during construction 
- Measures to control the emission of noise during construction 
- A scheme of piling methodology which provides justification for the methods chosen 

and details proposed noise and vibration suppression methods. 
- Details of external lighting to be used during construction 
- Reasonable avoidance measures to protect water vole, otter, badger and hedgehog and 

their habitats 
- Pollution prevention measures for watercourse and bank habitats during construction 
- A method statement for tree felling in relation to bats 
- A scheme for recycling/disposing of waste resulting from demolition and construction 

works. 
 
Reason: To safeguard the living conditions of neighbouring/adjacent occupiers and land 
users and to protect habitats during both the demolition and construction phase of the 
development. 

 



4) No development or site clearance shall commence until a written scheme of investigation 
for archaeological work has been submitted to and approved in writing by the local 
planning authority. Thereafter, the programme of work shall be fully carried out in 
accordance with the requirements and standards of the written scheme. 
 
Reason: The details are required prior to development or site clearance commencing to 
ensure that investigation takes place at an appropriate period during the development 
process. 
 

5) No development shall commence until a method statement showing the extent of 
Himalayan balsam, wall cotoneaster and field horsetail and a scheme for their eradication 
from the site has been submitted to and approved in writing by the local planning 
authority.  The method statement shall include: 
 
i. A plan showing the extent of the invasive species,  
ii. What methods of eradication will be used to prevent the plant spreading further, 

including demarcation,  
iii. What methods of control will be used including details of post-control monitoring, 

and 
iv. What methods will be used to dispose of the plants after treatment/removal. 
 
The scheme shall be carried out in accordance with the approved details. 
 
Reason: The details are required prior to commencement to ensure that Himalayan Balsam, 
wall cotoneaster and field horsetail are eradicated from the development site and to 
prevent the spread of the plant through development works. 

 
During Building Works 
 

6) No tree, shrub or hedgerow felling, or any vegetation management and/or cutting 
operations shall take place during the period 1st March to 31st August inclusive unless 
checked first by an appropriately experienced ecologist to ensure no breeding birds are 
present. 
 
Reason: To protect birds during their breeding season. 
 

7) Prior to the erection of any lighting on the site a light mitigation strategy, including 
measures to reduce light spillage onto foraging habitats for bats, shall be submitted to and 
approved in writing by the local planning authority. The approved mitigation strategy shall 
be implemented prior to the erection of any lighting on the site and thereafter retained in 
perpetuity. 
 
Reason: To safeguard conservation of species/habitats. 

 



Before the Development is Occupied 
 

8) No dwelling shall be occupied until space has been laid out within the curtilage of that 
dwelling for car(s) to be parked and that space shall thereafter be kept available for the 
parking of vehicles in perpetuity. 
 
Reason: To ensure that enough car parking is provided for the development and to ensure 
the safety of highway users. 
 

9) No dwelling shall be occupied until facilities for the secure storage of cycles have been 
provided for that dwelling in accordance with details to be submitted to and approved in 
writing by the local planning authority and they shall be retained in perpetuity thereafter. 
 
Reason: To ensure that enough cycle parking is provided for the development in the 
interest of promoting non-car based modes of travel. 

 
10) No dwelling shall be occupied until the access road shown on drawing no. DSL-001 rev E 

has been constructed to the base course level to enable access to the dwelling(s). 
 
Reason: To ensure that acceptable access is achieved to the development and to safeguard 
other highway users at all times. 
 

11) No dwelling shall be occupied until a colour copy of the information leaflet ‘Respecting 
Nature in Sefton: A voluntary code for responsible recreation’ which sets out information 
about the Sefton Coast has been provided by the developer to the first-time occupiers of 
that dwelling. 
  
Reason: In order to comply with Habitats Regulations Assessment and protect the 
ecological interest of the area. 
 

12) No dwelling shall be occupied until a gap of 13cm by 13cm has been provided within the 
base of each length of boundary fencing serving the respective plot in order to maintain 
connectivity for hedgehog. The gap shall be maintained free of obstruction at all times. 

 
 Reason: To secure biodiversity enhancement. 

 
13) Within the first planting/seeding season following completion of the development, all 

planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out; and any trees or plants which within a period of 5 years from the completion of 
the development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species. 
 
Reason: To ensure an acceptable visual appearance to the development. 
 



14) No dwelling shall be occupied until the sustainable drainage scheme for the site has been 
completed in accordance with the approved Report No. 20039_FRA rev 01 Flood Risk 
Assessment and Drainage Strategy and Pro-Forma 1 Sustainable Drainage System: Planning 
Permission.  
 
Reason: To promote sustainable development, in order to secure proper drainage and to 
manage risk of flooding and pollution. 

 
15) A written scheme of noise control for any plant to be installed on the site shall be 

submitted to and approved in writing by the local planning authority before the plant is 
installed.  The approved scheme shall thereafter be operated and maintained in accordance 
with the approved details for as long as the use continues. 
 
Reason: To safeguard the living conditions of neighbouring/adjacent occupiers and land 
users. 

 
16) The development shall not be occupied until details of electric vehicle charging points have 

been submitted to and approved in writing by the local planning authority. 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. 
 

17) No dwelling hereby approved shall be occupied until details of full fibre broadband 
connections to all proposed dwellings within the development has been submitted to and 
approved in writing by the local planning authority. The infrastructure shall be installed 
prior to occupation and made available for use immediately on occupation of any dwelling 
in accordance with the approved details. 
 
Reason: To ensure adequate broadband infrastructure for new dwellings and to facilitate 
economic growth. 

 
18) No dwelling shall be occupied until visibility splays of 2.0 metres x 2.0 metres measured 

down each side of the driveway to that property have been provided clear of obstruction to 
visibility at or above a height of 1.0 metres above the footway level of the new 
development. Once created, these visibility splays shall be maintained clear of any 
obstruction and retained for their intended purpose at all times. 
 
Reason: To ensure adequate visibility for those entering and exiting the site and to 
safeguard other highway users at all times. 

 



Ongoing Conditions 
 

19) The development shall be implemented in accordance with the approved phasing plan. 
 
Reason: To protect the recreational space on the site until such time that the remaining 
care home is closed/demolished. 
 

20) Foul and surface water shall be drained on separate systems. 
 
Reason: To secure proper drainage. 

 
Informatives 
 
1) The applicant is advised that the proposal will require the formal allocation of addresses. 
Contact the Development and Support team on 0151 934 4195 or E-Mail snn@sefton.gov.uk to 
apply for a street name/property number. 
 
2) The applicant is advised that all works to the adopted highway must be carried out by a Council 
approved contractor at the applicant's expense. Please contact the Highways Development and 
Design Team at HDD.Enquiries@sefton.gov.uk for further information. 
 
3) There will be a requirement for the applicant to enter into a s278 Highways Act 1980 Legal 
Agreement to facilitate the works on the adopted public highway and a s38 Highways Act 1980 
Legal Agreement to have the proposed new carriageways and footways within the development 
adopted by the Council. Please contact Sefton’s Highway Development and Design team in this 
respect - email: HDD.Enquiries@sefton.gov.uk 
 
4) Traffic Regulation Orders (TROs) will be required for a 20mph speed limit on the proposed 
access roads within the development site and to introduce waiting restrictions on the new access 
road and amend and introduce waiting restrictions along Deyes Lane. 
 
 
 
 
 
 
 
 
 



Appendix 1 – Appropriate Assessment 
 



 



 

 



 
 
 



 
 

Appendix 2 – Natural England Response 
 
 
 



 



 

 


