
 

 
gva.co.uk 

Report 

 

Report 

GVA 
Norfolk House 
7 Norfolk Street 
Manchester 
M2 1DW 
 

 
 
 
 
 

Planning Statement 

Former Greenhill Nursery, Nursery Lane, Liverpool 
Morris Homes North Ltd 

July 2014 

 

A Bilfinger Real Estate 
company 



Morris Homes North Ltd Planning Statement: Former Greenhill Nursery, Liverpool 

 
 

 

CONTENTS 

 

1.  Introduction ..................................................................................................................... 1 

2.  Planning Policy Context ................................................................................................ 2 

3.  The Site and Surrounding Area ..................................................................................... 5 

4.  The Site is Suitable for Residential Development ........................................................ 7 

5.  The Presumption in Favour of Sustainable Development Applies .......................... 11 

6.  The Redevelopment is Sustainable ............................................................................ 14 

7.  Conclusion .................................................................................................................... 20 

 

 

APPENDICES 

 

Appendix 1 Site Development Brief 

Appendix 2 LCC Pre-application Response 

Appendix 3 SHLAA Assessment of the Site 

 

 



Morris Homes North Ltd Planning Statement: Former Greenhill Nursery, Liverpool 

 
 

 

July 2014  I  gva.co.uk  1 

1. Introduction 

1.1 This Planning Statement is prepared by GVA on behalf of Morris Homes North Ltd (“the 

applicant”). It aims to assist Liverpool City Council (LCC) in its consideration and 

determination of the accompanying full planning application for the residential 

development of land at the former Greenhill Nursery, Greenhill Road, Liverpool (“the 

site”). 

The Planning Application 

1.2 This Statement accompanies a full planning application which seeks detailed 

planning permission for the development of the site to provide 83 dwellings (Use Class 

C3), including associated infrastructure and landscaping (“the application 

proposals”).  

1.3 The accompanying Design & Access Statement (DAS) provides a detailed description 

and assessment of the proposed development. This Statement reviews the 

application proposals against the key planning policy tests. 

Background 

1.4 The site was previously under the ownership of LCC and a private vendor. A 

Development Brief1 was prepared to market the redevelopment opportunity 

provided by the site (see Appendix 1) and the applicant subsequently secured 

control of it in 2013. The applicant subsequently entered into pre-application 

discussions with LCC regarding the redevelopment of the site and a formal pre-

application response was provided in January 2014 (see Appendix 2). This Statement 

draws upon the advice and feedback provided in that response where relevant, but, 

at the outset we highlight that the response confirmed that “…the principle of a 

residential development in this location is acceptable…”. 

1.5 There is no planning history of relevance to the current application proposals. 

                                                            
1 Residential Development Opportunity – Development Brief: Former Greenhill Nursery, 2020 
Liverpool 
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2. Planning Policy Context 

2.1 This Section identifies the key planning policies against which this application should 

be determined. 

National Planning Policy Framework 

2.2 The National Planning Policy Framework (NPPF) (March, 2012) states that the 

achievement of sustainable development should be at the heart of decision-taking. 

Sustainable Development 

2.3 The NPPF emphasises that there should be a presumption in favour of sustainable 

development.  In respect of the determination of planning applications this means: 

 Approving development proposals that accord with the Development Plan 

without delay; and 

 Where the Development Plan is absent, silent or relevant policies are out-of-date, 

granting permission unless: 

o Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this Framework 

taken as a whole; or 

o Specific policies in this Framework indicate development should be restricted.” 

2.4 Local Plans should have a presumption in favour of sustainable development ‘so that 

it is clear that development which is sustainable can be approved without delay’ 

(paragraph 15). A Local Plan without this provision is considered to be out-of-date. 

Up-to-Date Plan 

2.5 Paragraph 215 sets out the weight that can be given to policies in pre-existing plans;  

2.6 “… due weight should be given to relevant policies in existing plans according to their 

degree of consistency with this framework (the closer the policies in theplan to the 

policies in the Framework, the greater the weight that may be given).” 
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2.7 It follows that where policies do not accord with the NPPF that they can be given no 

weight in decision-taking. 

Five Year Housing Land Supply 

2.8 Paragraph 47 of the NPPF states that local planning authorities (LPA) are required to 

boost significantly the supply of housing. In order to achieve this LPAs must: 

 Use their evidence base to ensure that their Local Plan meets the full, objectively 

assessed needs for market and affordable housing in the housing market area, as 

far as is consistent with the policies set out in this Framework, including identifying 

key sites which are critical to the delivery of the housing strategy over the plan 

period; 

  Identify and update annually a supply of specific deliverable sites sufficient to 

provide five years’ worth of housing against their housing requirements with an 

additional buffer of 5% (moved forward from later in the plan period) to ensure 

choice and competition in the market for land. Where there has been a record of 

persistent under delivery of housing, local planning authorities should increase the 

buffer to 20% (moved forward from later in the plan period) to provide a realistic 

prospect of achieving the planned supply and to ensure choice and competition 

in the market for land. 

2.9 Paragraph 49 states:  

“Housing applications should be considered in the context of the presumption in 

favour of sustainable development. Relevant policies for the supply of housing should 

not be considered up-to-date if the local planning authority cannot demonstrate a 

five-year supply of deliverable housing sites.” 

Planning Practice Guidance 

2.10 On 6th March 2014 the Government published the Planning Practice Guidance (PPG) 

in its final form and it is a material consideration in the determinaton of planing 

applications. It replaces numerous other guidance documents which have now been 

withdrawn. The PPG provides a wide range of guidance about all aspects of the 

planning system which is a material consideration in the determination of planning 

applications. It is not proposed to attempt to summarise the content of the PPG here; 
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however, key elements of it will be referred to throughout this Statement where 

relevant. 

Local Planning Policy 

Unitary Development Plan 

2.11 The saved polices of the Unitary Development Plan (UDP; November 2002) comprise 

the Development Plan for the City. Irrespective of our view regarding the weight 

which should be provided to specific policies of the UDP, the purpose of the table 

below is to identify those polices which may be of relevance to the determination of 

the accompanying planning application. 

Policy Reference Description 

HD18 General Design Requirements 

H4 Primarily Residential Areas 

H5 New Residential Development 

OE14 Open Space in New Developments 

Table 2.1: Saved policies of the UDP 

2.12 The above policies will be referred to where relevant throughout this Statement. 

The Emerging Local Plan 

2.13 LCC was previously preparing a new Core Strategy (CS) to replace the UDP. This 

reached the ‘submission draft’ stage2 in 2012. However, the preparation of the CS has 

now been abandoned in favour of the preparation of a comprehensive Local Plan 

(LP). Given that a) the emerging CS has been abandoned and b) that no 

consultation has been undertaken in respect of the LP (which remains at an early 

stage), neither the CS nor the LP can be afforded any weight in the determination of 

the accompanying application. 

                                                            
2 Submission Draft Liverpool Core Strategy, Liverpool City Council (2012) 
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3. The Site and Surrounding Area 

3.1 This Section provides a factual description of the site and its surroundings. The current 

status of the site and its suitability for redevelopment is discussed in the following 

Section. 

Site Description 

3.2 The site, which is approximately 2.66ha in size, is located to the north east of Long 

Lane Recreation Ground in Garston, Liverpool. The accompanying site location plan 

identifies the precise location and extent of the site. It is bounded: 

 To the north by Greenhill Road; 

 To the south by Nursery Lane; 

 To the east by Long Lane; and 

 To the west by an operational rail line. 

3.3 The site was previously operated as a nursery, but it has been vacant for several years 

and is now semi-derelict. The site is mainly flat, with a slight incline up to Greenhill 

Road, which comprises the main access. The site is: 

 Located within Flood Zone 1, the area which experiences the lowest risk of 

potential flooding via tidal or fluvial sources; 

 Not designated for its geological or biological importance; 

 Does not contain any nationally significant designations (such as National Park, 

Scheduled Ancient Monument); and 

 Is not designated for its landscape quality or importance. 

Surrounding Context 

3.4 The site is located approximately 7 miles to the south east of Liverpool City Centre and 

less than 1km from the Liverpool South Parkway Transport Hub. 

3.5 Residential development surrounds the site on three sides (north, west and south), 

whilst the Long Lane Recreational Ground is located on the fourth side (east). The 
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surrounding area is therefore primarily residential in nature. It consists of pre-

dominantly ex-Council Houses which are currently either in private ownership or 

managed by Registered Social Landlords (RSLs). 
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4. The Site is Suitable for Residential Development 

4.1  This Section discusses the suitability of the site for residential development. 

Site Regeneration 

4.2 The site was previously operated as a nursery and garden centre, but has been 

vacant for several years. The site still displays extensive evidence of its previous use, 

including numerous empty glass houses and ancillary buildings, as well as various 

concrete hardstandings and other urbanising features. Glass houses which were 

previously located at the north west of the site have been demolished. The site is 

currently in a state of disrepair and many parts of it are overgrown. 
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4.3 In accordance with the definition of ‘previously developed land’ (PDL) at Annex 2 of 

the NPPF, it is considered that the entire site is comprised of brownfield land. It is 

occupied by derelict permanent structures and fixed surface infrastructure, such as 

hardstandings, roads and other urbanising features; other land around the periphery 

of the site is located within the overall curtilage. 

4.4 Given its previous use and its status as brownfield land, the site is demonstrably 

suitable for redevelopment. Indeed, it offers an excellent opportunity to remediate 

and redevelop a derelict and hazardous eyesore. One of the Core Planning Principles 

of the NPPF (paragraph 17) is to encourage the effective re-use of sites such as this 

one. The redevelopment proposals are therefore in accordance with the aspirations 

of the NPPF. 

Suitability for Residential Re-Development 

UDP Policy 

4.5 The site and its surroundings are designated as a “Primarily Residential Area” by saved 

Policy H4 of the UDP. H4 states that, within this area, planning applications for 

residential development will be permitted provided that they satisfy other relevant 

policies. The UDP therefore establishes the principle of development – and indeed of 
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residential development – at the site. This is confirmed by LCC’s pre-application 

advice (see paragraph 1.4 above) to the applicant. 

SHLAA Assessment 

4.6 LCC’s most recent Strategic Housing Land Availability Assessment (SHLAA) was 

published in August 20133. The SHLAA undertook an assessment of the site (SHLAA 

reference 304; see Appendix 3) which identified that it is suitable for residential 

development in principle. Indeed, the SHLAA concluded that the site is developable 

in years 6 to 10 and that: 

 It provides a suitable location for development now; and 

 It is considered achievable with a reasonable prospect of housing being 

delivered within 5 years. 

4.7 The SHLAA identified that the site is developable rather than deliverable on the basis 

that it “faces availability constraints”. The acquisition of the site by the applicant and 

the submission of the accompanying planning application clearly demonstrate that 

the site is now available. As such, it is our view that the site should be considered 

deliverable within years 0 to 5. 

Site Accessibility 

4.8 Long Lane, which is immediately adjacent to the western boundary of the site, is well 

served by bus routes which provide direct and regular access to destinations 

including Liverpool City Centre, the Allerton Road retail area, the North Mersey Retail 

Park and Liverpool John Lennon Airport. The site’s location within the local road 

network also provides easy access to the national strategic road network. The site is 

also within walking distance of the Liverpool South Parkway Transport Hub, which is 

approximately 700m to the south-east of the site; this provides rail services to Liverpool 

City Centre and destinations throughout the UK. 

4.9 The site is also located within an established residential area and is therefore within 

walking distance of a range of local services and facilities, including: 

 Garston Lifestyles Centre – 300m 

                                                            
3 Liverpool SHLAA Update 2012: Final Report, LCC (August 2013) 
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 Gilmore Infant School – 450m 

 Lloyd’s Pharmacy – 700m 

 Park’s Veterinary Surgery – 700m 

 Tesco Express – 1,200m 

4.10 It is therefore considered that the site is in a demonstrably sustainable location which 

is accessible via several modes of transport, including sustainable transport. 
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5. The Presumption in Favour of Sustainable 

Development Applies 

5.1 Paragraph 14 of the NPPF sets out that the Presumption in Favour of Sustainable 

Development, which is the key policy at the heart of the NPPF, applies in the 

determination of planning applications where: 

5.2 “…the development plan is absent, silent, or relevant policies are out-of-date…” 

5.3 The Presumption in Favour of Sustainable Development applies to the determination 

of the current planning application because of two distinct reasons: 

 The status of the Development Plan; and 

 The 5-year housing land supply situation. 

5.4 Both of these issues and their implications for the determination of the planning 

application are discussed below. 

Status of the Development Plan 

5.5 The UDP was adopted over a decade ago in November 2002. Its policies in respect of 

housing supply were intended to facilitate the delivery of new homes between 1985 

and 2001. It is therefore clear that the plan period, at least in respect of housing 

supply, ended many years ago and that the UDP is therefore time-expired. The NPPF 

makes clear that local Development Plan policies can only be afforded full weight if, 

among other things, they have been prepared in accordance with the Planning and 

Compulsory Purchase Act 2004. This is clearly not the case with the UDP. 

5.6 The result is that that housing supply policies of the UDP are demonstrably out-of-date 

and the Presumption in Favour of Sustainable Development is engaged. 

The 5-Year Housing Land Supply Situation 

5.7 The NPPF states at paragraph 49 that: 
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“Housing applications should be considered in the context of the presumption in 

favour of sustainable development. Relevant policies for the supply of housing should 

not be considered up-to-date if the local planning authority cannot demonstrate a 

five-year supply of deliverable housing sites.” 

5.8 Mindful that the North West RSS has been revoked and that there is no up-to-date 

development plan which aims to deliver new homes for the current period, there is no 

up-to-date housing requirement for the City. In such circumstances, recent legal 

decisions have established a precedent that the correct way to establish the 5-year 

housing land supply position is to compare the deliverable housing land supply 

against an assessment of full, objectively assessed needs. In this regard, the recent 

submission draft CS identified a need to deliver 10,695 dwellings over the 5-year 

period. Whilst the CS itself can be given no weight (see paragraph 2.13 earlier), the 

evidence which underpinned the housing requirement remains of relevance. 

5.9 It is GVA’s view that, in line with paragraph 47 of the NPPF, a 20% buffer must be 

applied to the 5-year requirement to account for persistent under-delivery. This view is 

reached mindful that LCC’s most recent Annual Monitoring Report (AMR) sets out that 

between 2003/04 and 2011/12: 

 A total of 12,252 dwellings (net) were delivered against a requirement for 17,750 

dwellings (net), equating to a cumulative shortfall of 5,298 dwellings (net); and 

 The number of housing completions only exceeded the requirement in two of the 

nine years. 

5.10 In addition, numerous appeal decisions and high court decisions have concluded 

that past undersupply should also be added to the 5-year requirement, such that 

needs which have been unmet in previous years are met as soon as possible in future 

years. The 5-year requirement for the City is therefore 18,132 dwellings when both a 

20% buffer and past undersupply are accounted for (10,695 + 20% + 5,298 shortfall). 

5.11 LCC’s most recent SHLAA3 identified a deliverable housing land supply of 11,989 

dwellings, including a substantial windfall allowance4. When compared to the above 

requirement, this supply is equivalent to just 3.31 years supply. It is therefore our view 

that LCC does not have a 5-year housing land supply.  
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Implications for the Determination of the Application 

5.12 The accompanying application must be determined in accordance with the 

Presumption in Favour of Sustainable Development. This means that planning 

permission must be granted unless: 

 Doing so would result in significant and demonstrable adverse impacts; and 

 The adverse impacts will outweigh the benefits of the application proposals. 

5.13 Following the conclusions of the previous Sections that the site is in need of 

remediation and is a suitable and sustainable location for residential development, 

the following Section of this Statement is concerned with the following question – is 

the proposed redevelopment sustainable? 

                                                                                                                                                                                          
4 The applicant reserves the right to provide further comments in respect of the deliverable 
housing land supply. 
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6. The Redevelopment is Sustainable 

6.1 This Section highlights that the redevelopment of the site will help to meet a shortfall in 

the housing land supply and will deliver affordable homes for those in need. Both of 

these issues are material considerations of significant weight in the determination of 

the grant of planning permission. 

Social Sustainability  

Meeting Housing Needs 

6.2 Mindful of the above conclusion that there is a shortfall of deliverable housing land, 

the application proposals will provide much needed new homes and will help to 

reduce the substantial housing land shortfall. Moreover, data from the 2011 Census 

showed that there is a low rate of home ownership in Liverpool; only 46.94% of 

households own a home in the City, compared to 64.51% across the North West and 

63.34% across England. The delivery of new homes is therefore a material 

consideration of significant weight in favour of the grant of planning permission. 

6.3 The application also includes 16 smaller homes which will be sold at lower cost than 

the majority of the dwellings on site. These will therefore help to increase the rate of 

homes ownership amongst lower income households in the City. 

Economically Sustainability 

6.4 The NPPF states that there are three elements to sustainability -  social, economic and 

environmental. Moreover, the NPPF requires LPAs to respond positively to opportunities 

for economic growth and, at paragraph 19, states that: 

“The Government is committed to ensuring that the planning system does everything 

it can to support sustainable economic growth. Planning should operate to 

encourage and not act as an impedient to sustainable growth. Therefore significant 

weight should be placed on the need to support economic growth…” 
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6.5 In addition to the above, the Localism Act 2011 establishes that local finance 

considerations are a material consideration in the determination of planning 

applications. 

6.6 An assessment of the economic benefits of the residential re-development proposals 

has been undertaken and is set out in detail in the accompanying Economic 

Statement. In summary, these benefits include: 

 A total capital investment associated with the construction of the new dwellings 

of approximately £6.15m; 

 159 new full time local jobs during the construction period; 

 Between £868,000 per annum of additional spending power; 

 £790,000 in New Homes Bonus payments to NTC. 

 £143,000 in additional annual Council tax payments. 

6.7 The development will therefore deliver numerous economic benefits, providing a 

boost to the local economy and new employment opportunities. These economic 

benefits add significant weight in favour of the planning application and it is clear 

that the application proposals are sustainable in economic terms. 

Environmental Sustainability 

6.8 A range of specialist technical assessments regarding the site and the proposed 

residential development accompany the planning application. A summary of their 

conclusions regarding the impact of the proposals is provided in this Section. 

6.9 The design of the proposed redevelopment and its accordance with relevant 

Development Plan policies (such as HD18 ‘General Design Requirements’ and H5 

‘New Residential Developments’) is considered within the accompanying Design and 

Access Statement. 

Landscape and Trees 

6.10 The site is not subject to any statutory or local landscape designations and is not 

therefore recognised as having a significant landscape quality. Moreover, given that 

the site comprises existing buildings, hardstandings, roads and other urbanising 
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features which have established an existing development “footprint”, the proposed 

re-development does not give rise to any issues associated with the merging of 

settlements or the encroachment of residential development into the countryside. 

6.11 The applicant acknowledges that some trees will be removed as part of the 

remediation and redevelopment of the site. However, almost all of the trees to be 

removed are category C or lower and are therefore not of significant retention value, 

with the exception of three category A trees and a group of category B 

trees/shrubbery at the north of the site. In almost all cases, the removal of these trees 

is an unavoidable consequence of the redevelopment of the site, and the majority of 

the higher value trees and shrubs will be retained. 

6.12 Moreover, a landscaping scheme will be delivered alongside the proposed re-

development. This comprises new areas of shrub and tree planting (see the 

accomapny DAS for further discussion). In particular, new shrubs and trees will be 

planted within and adjacent to the site. This will help to reduce its visual impact upon 

the surrounding landscape and offset the harm resulting from the removal of some 

existing trees. The landscaping strategy as a whole will deliver significant 

environmental improvements at the site, creating new areas of habitat and 

increasing biodiversity. 

Open Space 

6.13 The site is immediately opposite the Long Lane Recreation Ground, to the west of the 

site. As such, it is considered that future occupants at the site will enjoy a high degree 

of access to a substantial area of open space, which offers leisure and recreation 

opportunities in very close proximity to the new homes. 

6.14 Notwithstanding, it is acknowledged that saved Policy OE14 requires the provision of 

new open space alongside new homes. In the event that such provision is necessary 

(mindful of the close proximity of the recreation ground), such provision can be dealt 

with via an off-site contribution and will be discussed with LCC prior to the 

determination of the application. 

Ecology 

6.15 An Extended Phase 1 Habitat Survey of the site has been undertaken and is submitted 

alongside the planning application. Mindful that the site comprises brownfield land, 
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the Survey has identified that the majority of habitats at the site are not of high 

ecological value. Some small areas including scrub and semi-improved grassland are 

present at the site, but these are not considered to be an obstacle to development. 

There are no statutory ecological designations at the site. 

6.16 No protected species were identified within the application site. It is therefore 

considered that the proposed re-development will not have a significant adverse 

impact upon the biodiversity of the site or the surrounding area.  

Noise 

6.17 Paragraph 109 of the NPPF sets out that, among other things, the planning system 

should new development should prevent new development from contributing to – or 

experiencing – unacceptable levels of noise pollution. An Acoustic Survey has been 

undertaken by Peninsular Acoustics. There is a need for mitigation for some of the new 

homes at the site due to the location of the rail line. However, the Acoustic Survey 

concludes that: 

 Good levels of noise can be achieved in all ground floor living rooms using 

‘standard’ thermal double glazing in windows; and 

 The installation of acoustic glazing in the bedrooms of plots which experience 

external noise in excess of 45dBA. 

6.18 It is therefore considered that the new homes at the site will not experience a harmful 

level of noise pollution. 

Transport 

6.19 The NPPF states at paragraph 32 that: 

“Development should only be prevented or refused on transport grounds where the 

residual cumulative impacts of development are severe.” (emphasis added) 

6.20 A Transport Assessment (TA) of the proposed development has been undertaken. This 

sets out the findings of traffic surveys undertaken of the local highway network and 

assessment of the impact of the proposed re-development. It concludes that, inter 

alia: 
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 The site has a good level of accessibility by non-car modes of transport. 

Pedestrian and cycle infrastructure in the area is good, and the site is located 

within walking distance of various local facilities, employment opportunities and 

schools. There are also bus stops and a well-connected railway station within easy 

walking distance; 

 The site will be accessed via a new priority junction provided on Greenhill Road; 

and 

 The proposed redevelopment will generate 31 and 35 two-way vehicle 

movements during the AM and PM peaks respectively. This equates to just over 

one vehicle movement every two minutes, on average, during the peak hours. 

The impact of this on local highway network will be minimal and it is forecast that 

relevant junctions will operate well within operational capacity. 

6.21 It is therefore considered that the proposed redevelopmetn is acceptable in terms of 

its accessibility, means of access and impact on the local highway network. 

Flood Risk and Drainage 

6.22 The Environment Agency Flood Map shows that the site is located entirely within Flood 

Zone 1. It therefore has the lowest probability of flooding and is considered 

appropriate for residential development. In addition, there is no risk of flooding from 

other sources such as sewers, groundwater, land or other artificial sources. 

6.23 A detailed Flood Risk Assessment has been undertaken and accompanies the 

application. It confirms that the proposed redevelopment will not increase the risk of 

flooding associated with surface water run-off. This is because the surface water run-

off rates will be restricted to those experienced at present by the installation of new 

draiange infrastructure. 

Ground Conditions 

6.24 A Desk Study Report has been undertaken in respect of the ground conditions at the 

site. Mindful that the site is brownfield, these have identified that there is a 

“low/moderate” risk that some remedial action will be required at the site and that 

further investigatory work is required prior to the commencement of the proposed 

redevelopment. It is considered that the redevelopment of the site is is therefore 
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acceptable subject to the remediation of the land, which can be secured via the use 

of an appopriately worded condition in the event that planning permission is granted. 

Summary 

6.25 It is clear that the site is currently of low environmental value. The assessments 

discussed above identify that the re-development of the site will not result in any 

significant adverse environmental impacts. Whilst the re-development will result in the 

loss of some trees – albeit only a small number of which are of higher retention value – 

this is an unavoidable result of the remediation of the site. Moreover, it is considered 

that the adverse impacts are not significant mindful of the mitigation works proposed 

and given that the re-development will deliver a range of environmental 

enhancements to the site which will improve its overall environmental quality, resulting 

from the remediation of a piece of brownfield land. It is therefore clear that the 

proposed residential re-development of the site is sustianable, particularly given the 

social and economic benefits which will also be delivered. 
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7. Conclusion 

7.1 This Statement has set out the re-development proposals and assessed them against 

relevant planning policy and other material considerations. The following key 

conclusions can be made: 

 The site is entirely brownfield, in accordance with the NPPF definition, and is 

comprised largely of semi-derelict buildings, roads, concrete hardstandings and 

other urbanising features, as well as areas of scrub and grassland. The re-

development of the site will therefore achieve one of the core aims of the NPPF; 

 The site is vacant and the remaining buildings are in a state of disrepair. There is 

therefore a compelling need to remediate the site to deliver environmental 

improvements; 

 The site is suitable for residential re-development in principle. This is confirmed by 

the site’s designation within a ‘Primarily Residential Area (UDP Policy H4) and its 

assessment as “suitable” by LCC’s SHLAA. The site is sustainably located in terms 

of access to a range of services and facilities, and is accessible via sustainable 

modes of transport; 

 The application must be determined in accordance with the NPPF’s Presumption 

in Favour of Sustainable Development, which is the key determinative policy for 

the application. This is because: 

o The extant development plan is both time-expired and out-of-date; and 

o NTC is not able to demonstrate a 5-year housing land supply; 

 The proposed development is sustainable and there are no significantly adverse 

impacts which justify the refusal of the application.  

7.2 In particular, the proposed residential re-development of the site: 

 Is socially sustainable, in that it will help to address the shortfall of deliverable 

housing land and will help to meet needs for both market and affordable homes 

in the Borough; 
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 Is economically sustainable, in that it will deliver a range of economic benefits – 

including new jobs, investment and spending in the local economy – which are a 

material consideration in favour of the approval; and 

 Will not result in any significant environmental impacts. Whilst there will be some 

harm associated with the loss of trees, these impacts are: 

a) the inevitable and unavoidable result of the remediation and 

redevelopment of the site; and 

b) are not significant, particularly given that mitigation works are proposed to 

help offset the harm. 

7.3 In conclusion, the application proposals comprise sustainable development which will 

achieve one of the Government’s core aims – the remediation and re-development 

of brownfield land. The proposed residential re-development accords with relevant 

saved policies of the UDP and will help to meet the Borough’s housing needs, whilst 

delivering economic and environmental benefits. In accordance with the 

Presumption in Favour of Sustainable Development, the application should be 

approved without delay. 
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APPENDIX II 

LCC Pre-application Response 
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APPENDIX III 

SHLAA Assessment of the Site 
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