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 It is recommended that the scope of further ecology surveys is agreed with the LPA 
ecologist; 

 
 Mature trees should be retained and protected within the naturalised woodland area. 

There is scope for enhancements across the wooded area where poorer quality, scrub-
clad and self-seeded vegetation could be thinned and enhanced via management to offer 
an improved woodland structure within a development layout; and 

 
 Development parameters will need to consider the future growth requirements of retained 

tree stock and incorporate the canopy shade implications to ensure adverse residential 
amenity impacts are reduced across the periphery of the development. 

 
 6.3.     With the above conclusions taken into account and with respect to landscape and visual, 

ecological and arboricultural matters, this site should therefore be considered suitable for 
residential development and release from the Green Belt. 
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7.0 Plans and Photoviewpoints 

 
 
Landscape Context Plan 
(10786/P05) 
 
Photoviewpoints 1-6  
(10786/P06) 
 
Ecology Overview Plan  
(10786/P07) 
 
Arboriculture Overview Plan 
(10786/P08) 
 
Landscape Opportunity and Constrains Plan 
(10786/P10) 
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Proposed Residential Development 
Camp Road, Garswood 
DR/17022/TN02 - 27 January 2017 

 
1. We are instructed to advise on the transport aspects of the proposal to provide a residential 

development on the site identified below, at Camp Road, Garswood: 

 

2. The site is roughly triangular in shape and has a frontage to both Camp Road and Strange 

Road.  There are potentially a choice of access locations to the site, with a long straight 

frontage to Camp Road which offers excellent visibility and the ability to provide a high standard 

of access. 

3. The site is well located in relation to existing residential and employment opportunities.  There 

are local services and facilities within a short walk of the site, including a convenience store, 

primary school and GP Surgery, all within 800m of the site. 



17022 / Proposed Residential Development, Camp Road, Garswood 
Technical Note 
 
 

 
Page 2 of 2 

4. Bus and rail services are both within 400m of the site.  There are two buses per hour provided 

by the 156 and 157 which provide direct links to St Helens town centre, Rainford, Ashton in 

Makerfield and Haydock.  Garswood rail station is on the Liverpool, Wigan, Preston route and 

provides 3 service per hour in each direction.  Connections to other train services are available 

on this route. 

5. This is a highly accessible site and there are no obstacles to the successful delivery of this site 

from a transport point of view. 
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St. Helens Borough Local Plan 2020-2035 Submission Draft – SHGBA Response, March 2019 
 

Page 15 of 56 
 

Figure 1. Comparing Oxford Economics Forecast with Office for National 
Statistics Estimates of GVA Growth (Per Cent) 

 

Source: Office for National Statistics and Oxford Economics. 

 

Figure 2. Comparing Short-Run Forecasts for the UK Economy 
 

 
Source: Office for Budget Responsibility, HM Treasury, Oxford Economics. 
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1. Piers Elias - Personal Biography 

1.1. Piers Elias has a joint honours degree in Mathematics and Economics (Loughborough, 
1981-84) and has over 21 years' experience in Local Government working for the Tees 
Valley Joint Strategy Unit and then the Tees Valley Local Enterprise Partnership (now 
Tees Valley Combined Authority) providing demographic insight and projections for 
school rolls, electors for ward reviews, household, population and labour force 
projections for Local Plans and the Tees Valley Strategic Economic Strategy. 

 
1.2. He currently works as an independent demographer providing advice and guidance on 

a range of demographic issues including projections and methodology - his website can 
be viewed here1. He has an excellent working knowledge of the POPGROUP software, 
having been a user since 2006 and worked briefly for Edge Analytics, the current 
licence holder, in 2015. 

 
1.3. During his time in Local Government he sat on Office for National Statistics (ONS) 

working groups for small area estimates, Local Authority population estimates and 
Census definitions. He was also the Local Authority lead on the Central and Local 
Information Partnership (CLIP) Population sub-group for 10 years and is well versed in 
ONS methodology. 

 
1.4. He is a strong supporter of the Census and was the Local Authority representative for 

the Independent Working Group on the future of the Census2 and also represented 
Local Government at a Public Administration Select Committee (PASC)3 and at a 
Parliamentary Office Science & Technology (POST) seminar4; this lobbying helped in 
securing funding for a 2021 Census. He sat on the Census Advisory Group as a Local 
Authority representative for six years.  

 
1.5. He is currently President of the British Society for Population Studies and has recently 

been re-appointed to the CLIP Population sub-group, acting as an independent 
advisor. He also acts as non academic grants assessor for the Economic and Social 
Research Council. 

 
Contents 
 

2. Introduction and Background to the Report 

2.1. This report is written on behalf of the St. Helens Green Belt Association (SHGBA). It 
constitutes a response to the St. Helens Local Plan Submission Draft and the update of 
the St. Helens Strategic Housing Market Assessments (SHMA) by GL Hearn both 
released in January, 2019. The report considers the demographic factors that have 
gone into calculation of housing need with a view to assessing the integrity of the 
inputs and the plausibility and consistency of the outputs from a demographic view-
point. Recommendations and an executive summary are given in Chapter 3.  

 
2.2. The recent change to calculating the starting point for assessing housing need is now a 

simple formula exercise. This may be more transparent than the old methodology but 
it removes the link between trends in migration, households and jobs that ensures a 
consistency across projections that make the planning process achievable and 
realistic. 
 

2.3. The first part of the report (Chapters 4 to 8) looks at the demographic trends that 
would normally feed into the Objectively Assessed Housing Need (OAHN) and the 

                                                           
1 www.demographicsupport.co.uk  
2 independent-working-group 
3 http://www.parliament.uk/business/committees/committees-a-z/commons-select/public-administration-select-
committee/news/future-of-the-census-1/  
4 https://www.parliament.uk/documents/post/The%20future%20of%20the%20Census%2025%20Nov13,%20POST%20flyer.pdf 
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recent changes to assessing the starting point for housing need from the Ministry for 
Housing, Communities and Local Government (MHCLG).  It considers how the latest 
estimates and projections, from both the Office for National Statistics (ONS) and the 
MHCLG, have impacted on the projections in the SHMA update (published January, 
2019) in terms of OAHN. These are currently based on 2016 population projections, 
with 2017 Mid Year Estimates (MYEs) taken into account, but crucially, using the HRRs 
from the 2014 based MHCLG Household projections, rather than the more recent 2016 
based ONS produced household projections in accordance with new MHCLG guidance. 

 
2.4. The second part of the report (Chapters 9 & 10) looks at how the housing completions 

and the jobs led projections tie in with the housing targets and population change. 
The jobs led projections were provided by Oxford Economics (OE). 

 
2.5. The report will also look at the migration changes up to and including data to Mid 2017 

for moves between St. Helens and the rest of the UK (internal migration) as well as 
moves with the rest of the world (international migration). 

 
2.6. There are early signs of changes to international migration patterns as a consequence 

of the Brexit vote; data released by ONS on Long Term International Migration (LTIM) 
on 29th Nov 2018 shows a slow-down in net migration of EU nationals offset by an 
increase in non-EU nationals 5. 

 
2.7. St. Helens has no university of its own and so the impact of students on migration, 

both domestic and international, and housing can be discounted. 
 
Contents 

  

                                                           
5 
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/internationalmigration/datasets/migr
ationstatisticsquarterlyreportprovisionallongterminternationalmigrationltimestimates/current/provisionalestimatesoflongterminte
rnationalmigrationyejune2018.xls 
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3. Recommendations & Executive Summary (Ch.nn refers to the Chapter & Point) 
Recommendations 
3.1. St. Helens housing need should be 360 dwellings per annum. 

Ch4.5: Prior to the change in MHCLG housing need assessment calculations, the 
starting point for St. Helens housing need would have been 360 dwellings per annum; 
using the latest projections provides an fully objective and nationally consistent 
starting point. 
 

3.2. St. Helens Council should aim to reduce unemployment rates. 
CH10.13: Reducing unemployment rates is a very sustainable way to improve the local 
economy without any additional infrastructure and should be a policy considered as 
part of the planning process. A 1 percentage point reduction in unemployment by 2033 
reduces the need for new dwellings by approximately 50 dwellings per annum (dpa). 
 

3.3. St. Helens Council should develop policies to reduce commuting. 
Ch10.12: Having more jobs within St. Helens for St. Helens' residents would reduce the 
numbers of new dwellings needed, as well as reduce traffic emissions and congestion. 
 

3.4. St Helens Council should aim to reduce vacancy rates. 
Ch4:11 St. Helens Council should aim to reduce vacancies for non long-term vacancies 
which should be part of local housing policy. It is a sustainable policy, as it uses 
existing housing and infrastructure, and reduces the need for developing on Greenfield 
sites. 
 

3.5. To note that annual moves within the UK must sum to ZERO. 
Ch6.8:The pattern of aspirational growth is repeated across England supported by 
Government policy - the reality is that if one Local Authority gains a resident, it has to 
be offset by a loss to another. The pool of INTERNAL (UK Residents) migrants is finite 
and across the UK, the net annual change across all Local Authorities is zero. 
 

3.6. New housing phasing is too ambitious and should be slowed down. 
Ch9.3 to Ch9.5: The phasing of new build is out of kilter with current trends and 
should be revisited. This is due to capacity issues within the house building industry. 

 
3.7. GL Hearn & Oxford Economics to re-assess their projection models to demonstrate 

consistency. 
Ch10.8: The inconsistency between jobs led projections produced using one method 
(Oxford Economics) and demographic projections for population and households using 
another (Popgroup) should be tested for consistency; the results lacks any 
demographic logic that should be robustly challenged. 
 

Key Comments 
3.8. Ch10.11: The National Audit Office (NAO) shares the concerns of 55% of organisations 

who responded against the decision to use the 2014 Sub-National Household 
Projections (SNHP) in the recently announced response to the Technical Consultation 
on updates to Planning Guidance6 (See Question 1); A recent report by the NAO 
"Planning for New Homes" highlights weaknesses in the standard method and the need 
to revise it. (See Summary Section #8 7). 
 

3.9. Ch5.4: MHCLG should be recommending the use of latest information: The UK 
Statistics Authority advises the use of the latest information; under the General 

                                                           
6 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
7 https://www.nao.org.uk/wp-content/uploads/2019/02/Planning-for-new-homes.pdf 
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Principles on guidance for information and official statistics "When making important 
decisions, the best available data should be used."8  
 

3.10. Ch5.6: MHCLG need to review their use and interpretation of projection data. On 
understanding projections, Richard Pereira, Deputy Director, ONS Centre for Ageing & 
Demography says "Therefore, household projections are not a measure of how many 
houses would need to be built to meet housing demand; they show what would 
happen if past trends in actual household formation continue."(October 2018 9). 
 

3.11. Ch5.7 MHCLG will be reviewing the Standard Method and the use of national data over 
the next 18 months (Para 3, Government Response to the Technical Consultation 
Question 1 10). This creates a period of uncertainty for planning local housing need. 
 

Summary Points 
3.12. Ch4.9: Whilst MHCLG have just announced their decision to retain the 2014 SNHPs as 

the starting point for housing need calculations 11, this goes against 55% of 
organisations stating they were not happy with that decision, and it goes against UK 
Statistics Authority (UKSA) advice, that advises the use of the "latest" information12. 
 

3.13. Ch4.12: There are no issues surrounding the use of the Fertility and Mortality rates 
from the SNPPs or the move to using the 2017 MYEs. 
 

3.14. Ch6.5: Table 6 shows that internal migration flows in both directions have increased 
since 2011/12, suggesting improved job opportunities and affordability of housing. 
 

3.15. Ch6.6: Local and strategic plans need to be compared - at the very least, at a Regional 
level - to test for consistency and realistic assumptions on use of UK migrants to 
satisfy dwelling and economic growth aspirations. 
 

3.16. Ch6.7: All Local Authorities are competing for extra residents to fulfil economic 
growth ambitions and to increase the housing supply - within the UK, migration must 
balance - migrants cannot be in two (or more) places at once. 
 

3.17. Ch7.3:Local Authorities should look to be using SNPPs with a 10 year migration trend. 
This will help smooth economic cycles and if all planning authorities use the same set 
of projections then better consistency will be ensured. ONS will be releasing such a 
scenario in April, 2019. 
 

3.18. Ch8.4: International migration has little impact in St. Helens, though the impact of 
Brexit should be monitored as and when new data is published. 
 

3.19. Ch8.12: Overall, numbers of international migrants are small with gross flows in the 
mid to low hundreds and net flows in the very low hundreds. The administrative data 
shows some signs of the impact of Brexit, though mainly on a downward pressure side 
as far as housing need in St. Helens is concerned. 
 

                                                           
8 https://www.statisticsauthority.gov.uk/wp-content/uploads/2016/06/National-Statisticians-Guidance-Management-Information-
and-Official-Statistics.pdf Section 4.3 
9 https://blog.ons.gov.uk/2018/10/19/what-our-household-projections-really-show/ 
10 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
11 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
12 https://www.statisticsauthority.gov.uk/wp-content/uploads/2016/06/National-Statisticians-Guidance-Management-Information-
and-Official-Statistics.pdf Section 4.3 
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3.20. Ch8.14: Projection scenarios that assume above-trend growth must take extra 
migrants either from elsewhere in the UK, in which case those migrants should be 
subtracted from the population from whence they came or taking someone else's 
share of the international migrant pool. One areas gain is another area's loss unless 
allowance is made for the net flow of international migrants to increase. 
 

3.21. Ch9.2: It is clear that MHCLG will have to reconsider how the ONS household 
projections are interpreted and used when assessing housing need and how to make 
best use of the new projections; as it stands there is no connection between the new 
method and current ONS projections. 
 

3.22. Ch9.4: There is an issue over a) house building industry capacity and skills shortages13 
and b) whatever capacity there may be for growth in the building sector, having 
simultaneous above-trend growth across the whole of the UK will require a further 
increase in capacity - are there the skills and manpower available for such nationwide 
increases? 

 
3.23. Ch10.3 & 10.7:  The numbers of dwellings (and population) arising from the extra 

7,797jobs would be well above what is projected. This is due to the age structure of 
St. Helens where the 75+ age group accounts for 71% of the increase.  There is a clear 
disjoint in the relationship between jobs, dwellings and population. 
 

3.24. Ch10.9 The methodology for the OE population projections should to be assessed and 
tested against other recognised software to ensure consistency between jobs, 
population and dwellings. 
 
Contents 

 

4. Base data & Projections used 
4.1. Population: The St. Helens Local Plan Submission Draft and GL Hearne SHMA update 

uses the 2016 based sub-national population projections from ONS (SNPPs)14 which, 
under normal circumstances would be used to feed into ONS 2016 based Sub-National 
Household Projections (SNHPs)15. However, as the numbers of households from the 
2016 based ONS SNHPs produced figures below Government targets, an interim 
approach has been recommended by MHCLG to use the MHCLG 2014 Sub-National 
Household Projections (SNHPs)16. 

 
4.2. GL Hearn have used the more recent ONS Mid Year Estimates for 2017 (Published in 

June 2018 17) to roll forwards the starting point of the projections. The impact is a 
small upward effect on the projections which result from a) slightly higher net inward 
internal migration (from within the UK) b) very slightly higher net inward international 
migration off set by c) slightly lower natural change (births minus deaths). Overall this 
change adds around 300 to the population by 2033. Table 1 shows the base figures, 
the original ONS SNPPs and the revised projection using the 2017 MYE as the base 
(Note, this is an estimate based on the increase of dwellings per annum of 7 from 
Table 3, Section 3.718. 
 

                                                           
13 https://www.constructionglobal.com/mission-critical/skills-shortage-uk-construction-industry 
14 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/subnationalpop
ulationprojectionsforengland/2016based 
15 https://www.ons.gov.uk/releases/2016basedhouseholdprojectionsinengland 
16 https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections#based-live-tables  
17 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/annualmidyearpop
ulationestimates/mid2017 
18 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
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Table 1 : 2014, 2016 & 2017 Based Population Estimates & Projections for St. Helens.  

 
Source: ONS 2014 & 2016 based SNPPs © Crown Copyright. Note: Figures are rounded to nearest 10. The highlighted figure for 

2033 on the third row has been estimated to tie in with GL Hearne Table 3 in Section 3.7 19. 

 

4.3. The more recent set of population projections, the 2016 based SNPPs are some 100 
people lower per annum than the 2014 SNPPs, which reflects the slower rate of 
growth in the 2016 National Population Projections (NNPs)20 on which the SNPPs are 
based: At the UK level, international migration is projected to be lower, births are 
lower and deaths are higher at 2033. 
 

4.4. Households: MHCLG 2014 and ONS 2016 Based sub-national household projections 
(SNHPs) and calculations based on the ONS 2017 Based MYEs, are shown in Table 2 
below. 

 

Table 2 : 2014, 2016 & 2017 Based Household Estimates & Projections for St. Helens.

Source: MHCLG 2014 based SNHPs & ONS 2016 Based SNHPs © Crown Copyright.  Figures are rounded to nearest 10.  

The highlighted figure for 2033 on the third row has been estimated to reflect the impact of using 2017 MYEs, in line with GL 

Hearne Table 3 in Section 3.7 21. 

 

4.5. The ONS 2016 based SNHPs result in significantly lower numbers of projected 
households, by around 80 households per annum, or 20% lower, compared to the 
MHCLG 2014 based SNHPs. 
Prior to the change in MHCLG housing need assessment calculations, the starting point 
for St. Helens would have been, and should really be, 360 dwellings per annum. Using 
the latest projections provide an objective and nationally consistent starting point. 
 

4.6. The two main reasons for this are both to do with changes in methodology for the sub-
national household projections with ONS using: 
i) a shorter time series for Household Representative Rates (HRRs) 2001 & 2011 
Censuses only rather than going back to 1971 and  
ii) Fixing HRRs at the 2021 rates from 2022 onwards 22. i.e. no further changes to 
household formation are made.   
 

4.7. The change due to rolling forwards to the 2017 MYEs is small and adds seven 
households (and dwellings) per annum to the projections (See GL Hearn SHMA Update, 
Table 3). 
 

                                                           
19 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
20 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/tablea11princip
alprojectionuksummary 
21 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
22 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/methodologies/methodol
ogyusedtoproducehouseholdprojectionsforengland2016based 

Local Authority Base Source Mid 2014 Mid 2015 Mid 2016 Mid 2017 ... Mid 2033
Change 

2016-2033

Annual Change 

Mid 2016-33

St. Helens 2014 Based ONS SNPPs 177,190 177,650 178,230 178,820 ... 186,680 8,450 500

St. Helens 2016 Based ONS SNPPs 177,190 177,590 178,480 178,960 185,240 6,760 400

St. Helens 2016 Based/2017 MYEs Rolled forwards ONS SNPPs 177,190 177,590 178,480 179,330 ... 185,520 7,040 410

Local Authority Base Source Mid 2014 Mid 2015 Mid 2016 Mid 2017 ... Mid 2033

Hhlds 

Change 2016-

2033

HHlds Per 

Annum Mid 

2016-33

Dwellings 

Per Annum 

2016-33

St. Helens 2014 Based MHCLG SNHPs 77,170 77,600 78,160 78,700 ... 85,280 7,120 420 430

St. Helens 2016 Based ONS SNHPs 76,880 77,330 77,930 78,440 83,740 5,810 340 350

St. Helens 2016 Based/2017 MYEs Revised ONS SNHPs 76,880 77,330 77,930 78,450 ... 83,860 5,920 350 360



Demographic Appraisal of St. Helens Local Plan and Updated SHMA - both published January, 2019 

Piers Elias, Independent Demographer Page 9 of 22 10 March, 2019 

4.8. When the 2014 HRRs are combined with the 2016 SNPPs, the full effect of the change 
in MHCLG housing need methodology can be seen.  Below is Table 3 from the updated 
SHMA by GL Hearn (See Section 3.7) 23. 

 
Table 3: Revised 2016 & 2017 Based Household Projections (with 2014 HRRs) for St. Helens. 

 
Source: GL Hearne Demographic Modelling, SHMA Update Table 3 in Section 3.7 24. 

 
4.9. By using the HRRs from the 2014 Based SNHPs, in conjunction with the 2016 SNPPs, 

the annual dwelling change moves up to 391 dpa, excluding 2017 MYEs, and 398 dpa 
including 2017 MYEs.  This is around 50 dpa higher than seen in Table 2 above. 
Whilst MHCLG have just announced their decision to retain the 2014 SNHPs as the 
starting point for housing need 25calculations, this goes against 55% of organisations 
stating they were not happy with that decision, and it goes against UK Statistics 
Authority (UKSA) advice, that advises the use of the "latest" information26. 
 

4.10. Vacancy: Numbers of households are converted to dwellings using the vacancy rates 
(Dwellings= Households/(1-Vacancy Rate) which are derived from the MHCLG Tables 
125 (Dwellings) and Tables 615 (Vacant) 27, which in turn are based on Council Tax 
returns. Figures show St. Helens had a vacancy rate of 3.2% in 2012 and by 2017, it 
had fallen to 3.0%. For the projection period, an assumption of 3.0% has been used. 
 

4.11. St. Helens has a very low percentage of long term vacant at around 1%, which it has 
managed to reduce over the last few year. However, there ought to be a policy desire 
to reduce the non long-term vacancies rather than accepting that there is nothing the 
Council can do to reduce this (See 4.18.17 in the Local Plan Submission Draft 28). 
St. Helens Council should aim to reduce vacancies for non long-term vacancies which 
should be part of local housing policy. It is a sustainable policy, as it uses existing 
housing and infrastructure, and reduces the need for developing on Greenfield sites. 

 
4.12. Projections for births and deaths at Local Authority level follow the long term trends 

from the National Population Projections, but are adjusted to reflect the differentials 
in age and sex fertility and mortality rates within each Local Authority. This is 
replicated in the POPGROUP models where birth and death rates react to changes in 
the overall population age and sex structure that result from whatever migration 
assumptions are used.  
There are no issues surrounding the use of the Fertility and Mortality rates from the 
SNPPs or the move to using the 2017 MYEs. 

 
Contents 

  

                                                           
23 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
24 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
25 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
26 https://www.statisticsauthority.gov.uk/wp-content/uploads/2016/06/National-Statisticians-Guidance-Management-Information-
and-Official-Statistics.pdf Section 4.3 
27 https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants  
28 https://www.sthelens.gov.uk/media/9525/local-plan-written-plan-web.pdf  

Local Authority Base Mid 2016
...

Mid 2033 Change 2016-2033
Annual Household 

Change

Annual Dwelling 

Change

St. Helens 2016 Based GL Hearne Demgraphic Modelling 78,254 ... 84,696 6,442 379 391

St. Helens 2016 Based & 2017 MYE GL Hearne Demgraphic Modelling 78,254 ... 84,812 6,558 386 398
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5. The new Standard Method for Assessing Housing Need 
5.1. A new methodology was introduced by MHCLG in July 2018 which aimed to provide a 

minimum starting point for assessing housing need. For each 1% increase in the ratio of 
(median) house prices to (workplace) earnings, where the ratio is above 4 (the 
standard multiple used by most mortgage lenders), the average household growth 
should be increased by a quarter of a percent. No adjustment is applied where the 
ratio is 4 or below. Where an adjustment is to be made, the precise formula is as 
follows: 
 
Adjustment Factor = 1/4 *[(Local Affordability-4) / 4] to be applied to the average 
household change over a 10 year period.  See 5.7, Table 4 for the figures that are 
produced. 

 
5.2. The new method originally advised using "the most recent projections, calculate the 

projected average annual household growth over a 10 year period (this should be 10 
consecutive years, with the current year being the first year)." Paragraph: 004 
Reference ID: 2a-004-20180913 

 
5.3. However, in November 2018, this changed following the release of a technical 

consultation (held between Friday 26 October 2018 Friday 7 December 2018 29), the 
results of which have just been published 30.  This advised using the 2014 Based 
Household projections, rather than the 2016 based household projections which 
contradicts MHCLG's own Planning Guidance recommendations from July 2018. This 
contradiction remains.  The reason for this decision is that the 2014 SNHPs give a 
number closer to the Government's overall housing target. 

 
5.4. This decision undermines advice from the UK Statistics Authority (UKSA), the body 

responsible for assessing the validity of National Statistics. The UKSA advises the use 
of the latest information; under the General Principles on guidance for information 
and official statistics from the UKSA, the body governing ONS, the section labelled  
"Maximum value", 4.3 states..."When making important decisions, the best available 
data should be used."31. The MHCLG decision to use 2014 based data is fundamentally 
flawed with the National Audit Office concerned that the Government department is 
failing to deliver 32. 

 
5.5. It should also be noted that the MHCLG and the ONS SNHPs are not designed to assess 

housing need at a Local Authority level, rather, they form a statistically consistent 
starting point for all Local Authorities to demonstrate what would happen if current 
trends continued (note: the sub-national population projections are controlled to the 
national population projections, which are completed as a separate exercise, to 
ensure consistency33). 

 
5.6. ONS have also published a blog, which was included in the Consultation document, 

explaining what the new Household projections actually mean...."Household 
projections are based on trends in actual numbers of households. They do not take 
account of how many people may want to form new households, but for whatever 

                                                           
29 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/751810/LHN_Consultation.pd
f 
30 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
31 https://www.statisticsauthority.gov.uk/wp-content/uploads/2016/06/National-Statisticians-Guidance-Management-Information-
and-Official-Statistics.pdf Section 4.3 
32 https://www.nao.org.uk/press-release/planning-for-new-homes/ 
33 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/nationalpopula
tionprojections/2016basedstatisticalbulletin 
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reason aren’t able to, such as young adults wanting to move out of their parents’ 
house, or people wanting to live on their own instead of in a house share. Therefore, 
household projections are not a measure of how many houses would need to be built 
to meet housing demand; they show what would happen if past trends in actual 
household formation continue." Richard Pereira, Deputy Director, ONS Centre for 
Ageing and Demography (October 2018) 34. 
 

5.7. MHCLG will be reviewing the Standard Method and the use of national data over the 
next 18 months (Para 3, Government Response to the Technical Consultation Question 
1 35). This creates a period of uncertainty for planning local housing need. 
 

5.8. Table 4 below shows the results of using the 2014 and the 2016 based projections for 
the calculation of the starting point for housing need. 
 

Table 4: Comparison of MHCLG Standard Methods: 

 
Source: ONS, MHCLG projections.  ONS House Prices to Earnings36 

 
5.9. The dwellings per annum figure from the 2014 base gives 482 and matches the figure 

quoted in Section 2.14 of the updated SHMA37. 
(Note that Table 2 in the same section shows household figures for 2018 and 2028, though 
they are labelled 2016 and 2016, and ought to relate to 2019 and 2029). 

 
5.10. The figure generated from the more recent 2016 based projections, 376, is more in line 

with what should be used on the basis of using best information; trends change and those 
more recent trends should be acknowledged, not ignored.  
 

Contents 

 
6. Internal Moves - Migration within the UK - St. Helens 

6.1. The next two sections look at migration within the UK (internal migration) while Section 
8 looks at international migration. This is intended to identify any changes in trends and 
also highlights areas of potential conflict when several areas are looking at increasing 
population above the trend based projections at the same time. ONS publish detailed 
estimates for internal moves (annually from 2011) and data are available by Single Year 
of Age and Sex for all Local Authorities in the UK. 
 

6.2. Moves to and from St. Helens, within the UK are shown in Table 4 (2011-12) and Table 5 
(2016-17) and these compare how the top ten moves INTO and OUT of St. Helens have 
changed and look at where the main flows lie. 
 

  

                                                           
34 https://blog.ons.gov.uk/2018/10/19/what-our-household-projections-really-show/ 
35 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
36 

https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslo

werquartileandmedian/current/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian.xls 

37 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 

MYE SNPP Base SNHP Base
Average 2019-29 

Households Per Annum

Ratio House Prices 

to Earnings

Adjustment 

Required

Adjusted Households 

Per Annum

Dwellings Per 

Annum

2014 2014 2014 425 5.59 9.94% 467 482

2016 2016 2016 332 5.59 9.94% 365 376
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Table 5 : Top Ten flows INTO (and OUT of) St. Helens 2011-12. 

 
Source: ONS Detailed Migration, Local Authority Moves, 2011-12, (c) Crown Copyright.HMA = Housing Market Area 

as identified in the Liverpool City Region Strategic Housing and Employment Land Market Assessment (SHELMA) 

 

6.3. Table 5 shows that Knowsley, Liverpool and Wigan are the main Local Authorities that 
exchange migration, accounting for around 1 in 3 IN flows and OUT flows. Warrington and 
Halton, both coterminous with St. Helens account for 1 in 7 IN flows and OUT flows. In 
net terms, most areas cancel each other out with very little net change but with 
Knowsley and Liverpool being the two main areas of net IN flow, and Warrington the 
largest net OUT flow.  
 

6.4. Table 6 looks at the same flows but for moves between mid 2016 and mid 2017, i.e. as 
used in the 2017 MYEs. 
 

Table 6: Top Ten flows INTO (and OUT of) St. Helens 2016-17

Source: ONS Detailed Migration, Local Authority Moves, 2016-17, (c) Crown Copyright. 

 

6.5. Table 6 shows Wigan has moved to the top and Warrington has moved above Liverpool in 
terms of gross inflows. The same top 5 account for around 50% of all IN and OUT moves 
between Mid 2016 and Mid 2017. Knowsley accounts for over one third of net IN 
migration. Overall, net UK migration for St. Helens is now more positive at +670.  
Table 6 shows that internal migration flows in both directions have increased since 
2011/12, suggesting improved job opportunities and affordability of housing. 
 

6.6. For St. Helens to grow its population using internal migration, it is going to have to 
attract more population from the Liverpool City Region area and then from Greater 
Manchester - however, the Greater Manchester Strategic Framework (second draft 
pending) is also looking to grow and will need to top-up its population with migrants from 
these same areas i.e. Liverpool, Cheshire & Lancashire - there is a danger that these 
migrants are being used twice. 

LA_Code LA_Name HMA_Area Moves INTO % of Total MOVES OUT % of Total Net Flows

Grand Total St. Helens (Total) Central HMA 4920 4700 220

E08000011 Knowsley Central HMA 636 13% 450 10% 186

E08000012 Liverpool Central HMA 603 12% 423 9% 180

E08000010 Wigan Outside_HMA 588 12% 581 12% 7

E06000007 Warrington Mid Mersey HMA 397 8% 496 11% -99

E06000006 Halton Mid Mersey HMA 231 5% 177 4% 53

E08000003 Manchester Outside_HMA 161 3% 140 3% 20

E08000014 Sefton Central HMA 159 3% 151 3% 8

E07000127 West Lancashire Mid Mersey HMA 158 3% 130 3% 28

E08000015 Wirral Central HMA 93 2% 70 1% 24

E06000049 Cheshire East Outside_HMA 76 2% 48 1% 28

LA_Code LA_Name HMA_Area Moves INTO % of Total MOVES OUT % of Total Net Flows

E08000013 St. Helens (Total) Central HMA 6412 5745 667

E08000010 Wigan Outside_HMA 877 14% 933 16% -56

E08000011 Knowsley Central HMA 835 13% 553 10% 281

E06000007 Warrington Mid Mersey HMA 690 11% 556 10% 134

E08000012 Liverpool Central HMA 634 10% 476 8% 158

E06000006 Halton Mid Mersey HMA 253 4% 234 4% 18

E07000127 West Lancashire Mid Mersey HMA 222 3% 273 5% -50

E08000014 Sefton Central HMA 184 3% 200 3% -16

E08000003 Manchester Outside_HMA 181 3% 176 3% 5

E08000006 Salford Outside_HMA 136 2% 88 2% 47

E08000015 Wirral Central HMA 104 2% 78 1% 26
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Local and strategic plans need to be compared - at the very least, at a Regional level - to 
test for consistency and realistic assumptions on use of UK migrants to satisfy dwelling 
and economic growth aspirations.  
 

6.7. In terms of adjoining Local Authorities and what their latest plans are for Housing: 
6.7.1. Halton38 needs to grow at nearly double the MHCLG Standard Formula rate (446 

dpa [2016 Mid Mersey SHMA] vs. 241). 
6.7.2. Knowsley has an OAHN of 450 (2016-2031 39) vs. the MHCLG Standard Formula rate 

of 234 - almost double. 
6.7.3. West Lancashire are aiming for an OAHN of 240 dpa against a figure of 140 dpa 

from the MHCLG formula 240; 70% higher (West Lancashire Local Plan Review of 
the Housing and Economic Development Needs Assessment (HEDNA) 40).   

6.7.4. Wigan are aiming for 1,000 dpa (2013 Inspector's Report, Section 11 & 31 based 
the Core Strategy 41) this is 40% above the MHCLG Standard Formula rate of 714. 

6.7.5. Warrington 42 needs to grow at 30% above the MHCLG Standard Formula rate (995 
dpa [2016 Mid Mersey SHMA] vs. 720). 
All Local Authorities are competing for extra residents to fulfil economic growth 
ambitions and to increase the housing supply - within the UK, migration must 
balance - migrants cannot be in two (or more) places at once. 
 

6.8. The two neighbouring large conurbations of Liverpool and Greater Manchester are also 
looking to grow through increases in employment, planning to build large numbers of new 
houses. They also rely on new workers living in these same areas which are themselves 
competing for new workers and new residents.  
This pattern is repeated across England supported by Government policy for aspirational 
growth - the reality is that if one Local Authority gains a resident, it has to be offset by 
a loss to another. The pool of INTERNAL (UK Residents) migrants is finite and across the 
UK, the net annual change across all Local Authorities is zero.  
 
Contents 

 
7. Internal Moves - Migration within the UK - General Analysis 

7.1. At the UK level, population changes occur through ageing, natural change (births minus 
deaths) and international migration (net flows). Internal moves within the UK are a zero 
sum result - one Local Authority's gain is another Local Authority's loss. 
 

7.2. The National (UK) Population Projections (NPPs) are produced by ONS in collaboration 
with the devolved Statistical Agencies of National Records Scotland (NRS), StatsWales and 
the Northern Ireland Statistical Research Agency (NISRA). Projections for each 
constituent country (2014 based here 43 and 2016 based here44), along with a set of 
variant projections (high and low fertility, high and low life expectancy, high and low 
migration, zero net migration) are also produced and are used by several government 
departments such as Education (School Roll Planning), Home Office (immigration Policy), 
HMRC (Tax revenues), DWP (Pensions forecasts), MHCLG for Household Projections - each 
has its own requirements and each looks at differing time scales.  

                                                           
38 https://www3.halton.gov.uk/Pages/planning/policyguidance/pdf/OANSHMA.pdf 
39 https://www.knowsley.gov.uk/knowsleycouncil/media/Documents/Knowsley-SHLAA-Report-2016-Update-Final-Report-Draft-wo-
app.pdf 
40 https://www.westlancs.gov.uk/media/503879/HEDNA_WestLancashire_Mar2017.pdf 
41 https://www.wigan.gov.uk/Docs/PDF/Council/Strategies-Plans-and-Policies/Planning/Current-local-plans/Inspectors-Report-15-
08-2013.pdf 
42 https://www.warrington.gov.uk/download/downloads/id/13446/shma_update_final_report_may_2017.pdf 
43 
http://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/nationalpopulat
ionprojections/2015-10-29/relateddata 
44 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/nationalpopula
tionprojections/2016basedstatisticalbulletin  
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7.3. Currently, in England, ONS take the Principal Population Projection and use it to publish 

sub-national population projections with the sum of all the components of change at the 
Local Authority level controlled to the national figure. No variant population projections 
for migration are yet produced but ONS have recently announced they will be a ten year 
migration trend variant as well as high and low migration variants.  These are due out on 
9th April, 201945. Having a 10 year trend would help iron out economic cycles and make 
the projections more suitable for longer term planning.   
Local Authorities should look to be using SNPPs with a 10 year migration trend. This will 
help smooth economic cycles and if all planning authorities use the same set of 
projections then better consistency will be ensured. 
 

7.4. Having a nationally produced set to balance internal migration would resolve the 
consistency issue; Local Authorities could still grow their population above the "official" 
trend base, but only through policies that grow international migration or by agreeing 
trade-offs of migrants, perhaps within a regional context. 

 
7.5. As it stands, the POPGROUP software models each Local Authority independently and 

each Local Authority, can, in turn, take migrants without limit and without a balancing 
reduction from the pool that the migrants have come from. There is no attempt to 
remove extra migrants gained in one area from the areas they have come from with the 
effect that:- 
1). UK internal migration will not sum to zero, as it should and  
2). International migration numbers will need to be higher than in the UK projections, if 
all areas are attempting to grow at a rate above the ONS SNPPs. 
 

7.6. Consider the UK as a whole; the POPGROUP software would allow you to increase flows 
of internal in-migration for all Local Authorities at the same time - there is no 
constraint on the overall total, which in reality, should sum to zero in net terms. This is 
why it is important that ONS and the other devolved statistical agencies publish variant 
projections that are controlled correctly and provide a balanced set of internal (and 
international) migration and that the same set is used as the starting point. 
 

7.7. As the process currently stands, the duty to cooperate with neighbouring Local 
Authorities would have to be extended so that there is agreement that not all Local 
Authorities can gain at the same time. Simultaneous above-trend growth can only really 
occur if net international migration is increased, and that is certainly NOT a 
Government Policy at the moment. On Planning, the Government Policy is aimed at 
driving growth through Strategic Plans while Local Plans are being challenged for not 
being ambitious enough - but the sum of the parts is greater than what is 
mathematically possible. This issue needs to be seriously considered. 
 
Contents 

 
8. International Migration - Moves to and from Outside the UK 

8.1. ONS measure the movements of international migrants using the International Passenger 
Survey (IPS) which is principally used for Balance of Payments calculations. It has long 
been recognised as the weakest part of the population estimation process, particularly 
at Local Authority level as the sample size of long-term migrants (those coming to stay 
(or leaving the UK) for a period of more than one year, and therefore classed as a 
resident, is very small - in 2017, approximately 2,000 for in-migrants and 1,100 for out-
migrants46 for the whole of the UK.  

                                                           
45 https://www.ons.gov.uk/releases/subnationalvariantpopulationprojectionsforengland2016based 
46 
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/internationalmigration/datasets/inter
nationalpassengersurveymarginsoferrortable102/current/1.02ipsmarginsoferror1975to2017.xls  
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8.2. These numbers are scaled up to the totals that make up the flows that appear in the 

Long Term International Migrations (LTIM) Statistics that are released on a rolling 
quarterly basis. Figures for the year to Mid 2017 for the UK were estimated to be 
625,000 in-migrants and 351,000 out-migrants47.  
 

8.3. International flows for St. Helens are shown in Tables 7 below. 
 

Table 7 - Inward migration from outside the UK into St. Helens - 2001/02 to 2016/17 

 
Source: ONS 2017 MYE Components of Change © Crown Copyright. 

 
8.4. From Table 7 above - international migration inflows have been small in both gross 

flows and net flows, adding fewer than 100 residents to St. Helens each year. Flows 
were lower following the economic downturn of 2008/09 than in the years just after 
the EU Accession countries (A8) gained freedom of movement in 2004 but then picked 
slightly from a low point in 2011/12. The impact of Brexit vote is still uncertain, and 
yet to be reflected in Mid Year Estimate figures.  
International migration has little impact in St. Helens, though the impact of Brexit 
should be monitored as and when new data is published.  

 
8.5. ONS revised its methodology to improve the allocation of international migrants across 

Local Authorities and now uses statistics from a range of administrative sources 
including National Insurance Allocations, GP registrations, student data from the 
Higher Education Statistical Agency (HESA)48. 

 

                                                           
47 
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/internationalmigration/datasets/migr
ationstatisticsquarterlyreportprovisionallongterminternationalmigrationltimestimates/current/provisionalestimatesoflongterminte
rnationalmigrationyejune2018.xls (See Table 1). 
48 http://www.ons.gov.uk/ons/guide-method/method-quality/imps/improvements-to-local-authority-immigration-
estimates/overview-of-improved-methodology.pdf  

International 

Migration Flows IN flows OUT flows Net Flows
Rolling 6 Year 

Average

Year to Mid 2002 117 186 -69

Year to Mid 2003 166 161 5

Year to Mid 2004 177 251 -74

Year to Mid 2005 329 517 -188

Year to Mid 2006 566 537 29

Year to Mid 2007 476 487 -11 -51

Year to Mid 2008 572 412 160 -13

Year to Mid 2009 448 365 83 0

Year to Mid 2010 416 288 128 34

Year to Mid 2011 383 270 113 84

Year to Mid 2012 250 210 40 86

Year to Mid 2013 256 243 13 90

Year to Mid 2014 317 263 54 72

Year to Mid 2015 341 240 101 75

Year to Mid 2016 434 237 197 86

Year to Mid 2017 416 339 77 80
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8.6. Some of these data are available on the ONS Local Authority Migration Indicator (LAMI) 
Tool49 and recent trends are shown in Table 8 below.  

 

Table 8 - International Migration Indicators for St. Helens, 2008 to 2017 

 
All available on ONS Local Area Migration Indicators Spreadsheet, ONS 50  NYA - Not Yet Available 

Source A: ONS, NISRA, National Insurance Number allocations - Department for Work and Pensions (DWP)s.  
Source B: ONS, NISRA, Patient Register Data Service (PRDS)  
Source C: ONS, NISRA, National Insurance Number allocations - Department for Work and Pensions (DWP)s.  
Source D: International Passenger Survey (IPS), ONS and administrative data sources 

 
8.7. NINO: Column A: Numbers of National Insurance Number (NINO) Allocations fell 

following the  banking crisis of 2007/08. Figures from 2012 onwards saw steady 
increases until the Brexit vote (May 2017). Since then numbers have fallen and are 
now nearer 300 suggesting a decline in job opportunities or a decline in the 
attractiveness of the UK as a working destination for EU migrants. However, 
information on net change is not available as there is no requirement to de-register 
when leaving the country. 

 
8.8. GP Registrations: Column B. Numbers of non-UK nationals who register with a GP have 

been averaging at around 300 per annum. Most recent figures for 2016 and 2017 have 
seen an increase, particularly for 2017, with 577 registrations. This may be to do with 
Brexit with non-UK nationals registering in case of changes to reciprocal agreements 
on health care. Prior to 2017, GP registrations were around the same level as the 
Inflows from the MYEs (300-400), though the MYEs apply only to Residents i.e. those 
staying in the UK for over a year whereas eligibility for GP Registration is based on an 
intention to stay at least 6 months. As with NINO allocations, net change is not 
available as there is no requirement to de-register when leaving the country. 
GP Registrations cover all ages and will include some non-residents (MYE definition). 

 
8.9. Births to Overseas Mothers: Column C - Mothers born overseas have a higher number 

of children than their UK born counterparts. The estimated total fertility rate (TFR) 
for UK born women fell to 1.71 children per woman in 2017; for non-UK born women 

                                                           
49 
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/migrationwithintheuk/datasets/locala
reamigrationindicatorsunitedkingdom/current/publicviewmastercopylocalareamigrationindicatoraugust2018.xlsx 
50 
https://www.ons.gov.uk/file?uri=/peoplepopulationand/community/populationandmigration/migrationwithintheuk/datasets/local
areamigrationindicatorsunitedkingdom/current/publicviewmastercopylocalareamigrationindicatoraugust2018.xlsx  

Year NINO GP Registrations
% Births to Non-UK 

Born Mothers

Short Term International 

Migrants

2008 374 339 5.1 154

2009 283 306 5.3 123

2010 253 266 4.3 101

2011 317 262 5.4 55

2012 292 313 5.0 36

2013 320 326 5.3 46

2014 385 370 5.8 53

2015 468 345 6.4 58

2016 488 393 6.2 77

2017 408 577 7.4 NYA

2018 313 NYA NYA NYA

Sources A B C D
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the estimated TFR decreased to 1.95 compared with 2.10 in 2014 51.  However, births 
have little impact on the numbers of dwellings needed over the next 20 years but may 
affect the type of houses needed in terms of size. 
Trends currently show that TFRs for non-UK born mothers are slowly converging. In 
2012, the figure was 2.3 vs. 1.9 and in 2004, 2.5 vs. 1.7. Latest figures for 2017 show 
that convergence continuing 1.95 for non-UK born women vs. 1.71 for UK born women. 

 
8.10.Short Term Migrants: Column D - Numbers come from the International Passenger 

Survey (IPS) and cover those staying in the UK for between 3 and 12 months. Numbers 
are extremely small, at around 0.04% of the resident population, one tenth of the 
national average for England (0.36%). 
These migrants are not accounted for either in the MYEs or the SNPPs as they are not 
classified as residents. However, they do need accommodation and will add to the 
demand for housing, though these numbers can include students and so may be 
absorbed into communal student accommodation. In St. Helen's case, the numbers are 
insignificant. 

 
8.11.Students - there are no Universities within the St. Helens Local Authority area. 

 

8.12.Overall, numbers of international migrants are small with gross flows in the mid to 
low hundreds and net flows in the very low hundreds. The administrative data shows 
some signs of the impact of Brexit, though mainly on a downward pressure side as far 
as housing need in St. Helens is concerned. 

 
8.13.At a national level, ONS fixes the numbers of international migrants from 202352 for 

the remainder of its projections period for the UK (in the case of the 2016 based 
National Population Projections, this is up to 2116) and for each Local Authority (2016 
based SNPPs up to 2041). The proportion of the UK total for Local Authorities remains 
the same from 2023. This broad assumption highlights the uncertainty of international 
migration at a local level and so will need regular monitoring. 
UK Migration with the rest of the world is projected to decrease significantly by 2023, 
from 246,000 in 2016/17 to 165,000 for 2023 onwards. 

 
8.14.In the same way that UK internal migration must sum to zero, the pool of international 

migrants is finite, unless the Government is prepared to accept higher net flows to 
satisfy growth.  
Projection scenarios that assume above-trend growth must take extra migrants either 
from elsewhere in the UK, in which case those migrants should subtracted from the 
population from whence they came or taking someone else's share of the international 
migrant pool. One areas gain is another areas loss unless allowance is made for the 
net flow of international migrants to increase. 

 
Contents 

  

                                                           
51 
http://www.ons.gov.uk/peoplepopulationandcommunity/birthsdeathsandmarriages/livebirths/bulletins/parentscountryofbirthengl
andandwales/2017 
52 https://www.ons.gov.uk/releases/nationalpopulationprojections2016basedstatisticalbulletin 
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9. Housing Completions 
9.1. Housing completions give a good indication of what the capacity for house building is 

within an area. Figures for St. Helens are shown in Table 9 and are based on MHCLG 
Live Tables on net completions (Table 12053). 

 

Table 9 - Dwellings &  Net Completions  

 
Source: Dwelling Stock: Census 2001, Census 2011, Housing Flows Reconciliation, the Greater London Authority 
and Regional Assembly joint returns. Table 125 & GL Hearne SHMA Update54. 

 

9.2. Average net completions for the 5 years to 2018 (Rolling 5 year average column) were 
530 dwellings, with a high of 630 in 2013 and low of 70 in 2011.  This is higher than the 
housing need from the updated SHMA of 482 (MHCLG formula using 2014 HRRs) and the 
486 dpa for Economic Scenario 2 Option 3.  The 2016 based ONS projections give an 
annual growth (2020-2035) of 310 dpa, well below recent completion levels and 
nowhere near MHCLG calculations.  
It is clear that MHCLG will have to reconsider how the ONS household projections are 
interpreted and used when assessing housing need and how to make best use of the new 
projections; as it stands there is no connection between the new method and current 
ONS projections. 
 

9.3. Table 4.7 in section 4.18.19 of the Local Plan Update55 shows a housing trajectory with 
plans for 784 in 2025/26.  This level of net building is well above (over 50% higher) the 
annual five year average of even 530 dpa and in light of the next two points, may be 
difficult to achieve. 
The phasing of new build is out of kilter with current trends and should be revisited. 
 

9.4. There is an issue over a) house building industry capacity and skills shortages56 & 57and 
b) whatever capacity there may be for growth in the building sector, having 

                                                           
53 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/756093/Live_Table_120.xls 
54 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
55 https://www.sthelens.gov.uk/media/9525/local-plan-written-plan-web.pdf 
56 https://www.constructionglobal.com/mission-critical/skills-shortage-uk-construction-industry  

Year to 

March
Dwelling Stock

Annual Net 

Change

Rolling 5 year 

Average 

MHCLG Standard 

Formula DPA

Employment 

Scenario 2 

Option 3 DPA

Notes

2001 75,420 Census Based

2002 75,860 440

2003 76,060 200

2004 76,790 730

2005 77,400 610

2006 77,840 440 484

2007 78,350 510 498

2008 78,700 350 528

2009 78,850 150 412

2010 79,160 310 352

2011 79,230 70 278 Census Based

2012 79,650 420 260

2013 79,920 270 244

2014 80,470 550 324

2015 81,100 630 388

2016 81,670 570 488

2017 82,160 490 502

2018 82,570 410 530 482 486
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simultaneous above-trend growth across the whole of the UK will require a further 
increase in capacity - are there the skills and manpower available for such nationwide 
increases? 
 

9.5. The Government Inquiry in 2017 into the " Capacity in the homebuilding industry"58 
concludes as follows: 

9.5.1. Large developers had no incentive to increase supply that will impact on profits, 
and control too large a share of the market. 

9.5.2. More help for smaller developers and release of smaller sites would help improve 
competition. 

9.5.3. There are concerns over social renting 
9.5.4. Proposed a standard approach to assessing housing need (Technical consultation 

currently under way)59 
9.5.5. Proposed that a new method for assessing affordability should be introduced (now 

included in the proposed formula for assessing housing need). 
9.5.6. Green Belt should only be used in exceptional circumstances (Para 105) though 

better guidance for Local Authorities is needed. 
 
Contents 

 
10. Jobs Led Projections 

10.1. GL Hearn used Oxford Economics forecasts to produce a variety of employment 
projections with St. Helens Council taking Scenario 2 - Option 3 to be the most 
realistic (4.18.860 - see footnote, same page). This scenario is for 7,800 jobs and 
results in 486 dpa (Updated SHMA61, Section 4.19 Table 10).  

 
10.2. The SNPPs contain within them, continuations of trends not only of population, but 

also derived numbers of households, using Household Representative Rates (HRRs) and 
jobs which are derived using economic activity, unemployment and commuting rates. 
If economic activity rates, commuting rates and unemployment rates are all held 
constant, the impact of the changing age structure in terms of jobs can be seen. 
 

10.3. From the 2016 based SNPPs there is in fact a small decline in the numbers of jobs 
which is result of the 16-74 population also falling very slightly, though with 
significant shifts in the different age groups: 16-29  down 1,600; 30-44 up 1,400; 45-54 
down 3,200 55-68 up 1,400; 69-74 up 1,700.  At the same time, the population growth 
as a whole is 6,800 or 400 people pa with the 75+ age group alone increasing by 7,200 
or 420 people pa. The 0 to 15 age group decreases by 15 people pa and the 16 to 74 
age group by 10 people per annum.  (Note: All figures relate to the period 2016-2033 
and may not sum due to rounding). 
[This is based on taking the 2016 SNPPs and making the following assumptions:- 
1. Assumes Proportion of the 16-74 Population Economically Active stays at 2011 Census levels of 67%.  
2. Assumes Unemployment rates stay at 7.1% Source: LCR SHELMA section 4.5462 
3.Commuting rates stay as they are (net outflow of 21% - Source 2011 Census. In 2011, there was a 
shortfall of 13,600 jobs for St. Helens residents.] 

 
10.4. On the dwellings side, from the 2016 SNHPs (ONS), there is an overall change of 350 

dpa. Almost all of the increase (97%) is in the 75+ age group (343 dpa).  Using the 2014 
based SNHPs (MHCLG)  the set that is recommended for use, there is an overall change 
of 432 dpa with the 75+ age group accounting for 85% of this increase (367 dpa). 

                                                                                                                                                                                                
57 https://www.fmb.org.uk/about-the-fmb/newsroom/skills-shortage-will-hamper-housing-delivery/ 
58 https://publications.parliament.uk/pa/cm201617/cmselect/cmcomloc/46/46.pdf 
59 https://www.gov.uk/government/consultations/changes-to-planning-policy-and-guidance-including-the-standard-method-for-
assessing-local-housing-need 
60 https://www.sthelens.gov.uk/media/9525/local-plan-written-plan-web.pdf  
61 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
62 https://www.liverpoolcityregion-ca.gov.uk/wp-content/uploads/SHELMA_Consultation.pdf 
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10.5. In terms of migration patterns, the 75+ age group accounts for a very small proportion 

of moves both IN 2.6% and OUT 3.3% (Source: ONS 2017 Detailed Migration data - 
within UK moves). 

 
10.6. Even without any change in jobs over the projection period, the population change 

(due to ageing) is driving a large increase of the housing growth, a point acknowledged 
in Section 6.3.5 of the Local Plan Update63.  Assuming the ONS SNPPs are in the right 
ball park for the 75+ age group and bearing in mind that only small numbers of the 75+ 
age group move, then 367 of the total housing growth comes from the 75+ age group 
(from the 2014 SNHPs). That would leave 486 - 367 = 119 dwellings for new jobs. 

 
10.7. However, in order to accommodate 7,797 new jobs (Table 9, SHMA Update - Scenario 

2 - Option 3) it would require a huge boost to the working age population.  In rough 
terms, an extra 11,900 16-74 population (assuming 67% Economic Activity Rate and no 
change to unemployment rates or commuting rates) which translate to around 16,000  
people (the 16-74s make up 70% of the total population) or an extra 940 people per 
annum (All ages).  If you feed an extra 940 people each year into the population and 
household projections, this generates a household population of 930 (less Institutional 
Population of 1.1% as at 2033 - 2014 SNHPs) divided by the average household size 
(AHS) in 2033 (2.17, 2014 SNHPs) and vacancy rate of 3% gives 440 dwellings pa to add 
to the 367 for the 75+ which gives 807 dpa. 
The numbers of dwellings (and population) arising from the extra 7,797 jobs would be 
well above what is projected due to the age structure of St. Helens where the 75+ age 
group accounts for 71% of the increase.  There is a clear disjoint in the relationship 
between jobs, dwellings and population. 
 

10.8. This demonstrates the complete lack of demographic logic in assessing economic 
growth and jobs separately from population and household projections - they are 
inextricably linked and the results of changes should be consistent across all three 
outputs; population, dwellings and jobs. 
This demonstrates the disjoint between jobs led projections produced using one 
method (Oxford Economics) and demographic projections for population and 
households using another (Popgroup). There is a real need to cross-check the figures 
for all the outputs using the same model to ensure consistency. 

 
10.9. It is not clear how OE produce their population projections, nor whether anyone has 

tested the employment growth figures against the POPGROUP model to assess the 
impact on dwellings and population change. 
The methodology for the OE population projections should to be assessed and tested 
against other recognised software to ensure consistency between jobs, population and 
dwellings. 
 

10.10. MHCLG need to re-assess the housing need formula so that there is a link between 
population change, dwelling growth and jobs - they all go hand in hand.  It also 
highlights the disjoint between Employment Led forecast and the impact on the 
dwellings required and population change. A formula that doesn't connect to the real 
world creates difficulties for all parties; the developers, Planning Authorities and the 
general public. 
 

10.11. A recent press release by the National Audit Office comments: "For many years, the 
supply of new homes has failed to meet demand. From the flawed method for 
assessing the number of homes required, to the failure to ensure developers 
contribute fairly for infrastructure, it is clear the planning system is not working well. 

                                                           
63 https://www.sthelens.gov.uk/media/9525/local-plan-written-plan-web.pdf 
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The government needs to take this much more seriously and ensure its new planning 
policies bring about the change that is needed.”  Amyas Morse, the head of the NAO, 8 
February 2019 64. The full report is entitled "Planning for New Homes" (See Summary 
Section #8 65). 
The National Audit Office share the concerns of 55% of organisations who responded 
against the decision to use the 2014 SNHPs in the recently announced response to the 
Technical Consultation on updates to Planning Guidance66 (See Question 1). 
 

10.12. The commuting ratio for St. Helens is 1.21 (Source: 2011 Census), which shows a 
significant outflow for work i.e. more people living in the Borough than working there. 
This ratio has been held constant over the projection period (See 4.8 Updated SHMA67)  
St. Helens Council should develop policies to reduce the commuting ratio.  Having 
more jobs within St. Helens for St. Helens residents would reduce the numbers of new 
dwellings needed, as well as reduce traffic emissions and congestion. 
 

10.13. St. Helens has relatively high unemployment rate compared to the other Local 
Authorities in the North West, with a 7.1% rate. There is no mention of policies to try 
and reduce unemployment rates to boost jobs for residents living within St. Helen. A 
1%age point reduction, for example, would reduce the numbers of new dwelling 
needed by some 50 dpa 
Reducing unemployment rates is a very sustainable way to improve the local economy 
without any additional infrastructure and should be a policy considered as part of the 
planning process. 
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64 https://www.nao.org.uk/press-release/planning-for-new-homes/ 
65 https://www.nao.org.uk/wp-content/uploads/2019/02/Planning-for-new-homes.pdf 
66 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.p
df 
67 https://www.sthelens.gov.uk/media/9436/st-helens-shma-update-report-v33_final.pdf 
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Glossary 

 

A8 - EU Accession Countries. Czech Republic, Estonia, Hungary, Latvia, Lithuania, Poland, 

Slovakia, Slovenia 

BME - Black and Minority Ethnic  

BSPS - British Society for Population Studies 

CLIP - Central and Local Information Partnership 

CPRE - Campaign to Protect Rural England 

DPA - Dwellings per annum. 

DWP - Department for Work and Pensions 

GVA - Gross Value Added which is the increase in the value of the economy due to the 

production of goods and services. 

HESA - Higher Education Statistics Agency 

HMA - Housing Market Area 

HMRC - Her Majesty's Revenue and Customs 

HRR - Household Representative Rates = Headship Rates 

LAMI - Local Authority Migration Indicator (ONS Tool for Migration analysis) 

LPEG - Local Plans Expert Group 

LTIM - Long Term International Migration 

MHCLG - Ministry for Housing, Communities and Local Government 

MYEs - Mid Year Estimates (ONS) 

NAO - National Audit Office 

NINO - National Insurance Number 

NOMIS - National Online Manpower Information System (ONS) 

NRS - National Records Scotland 

NPP - National Population Projections (ONS) 

NPPF - National Policy Planning Framework 

OAHN - Objectively Assessed Housing Need = OAN 

OBR - Office for Budgetary Responsibility 

OE- Oxford Economics 

ONS - Office for National Statistics 

PASC  - Public Administration Select Committee  

POST - Parliamentary Office Science & Technology 

RFMYEs - Rolled Forwards Mid Year Estimates (ONS) 

SHGBA - St. Helens Green Belt Association  

SHELMA - Strategic Housing and Employment Land Market Assessment 

SHMA - Strategic Market Housing Assessment 

SHLAA - Strategic Housing Land Availability Assessment 

SNPPs - Sub-National Population Projections (ONS) 

SNHPs - Sub-National Household Projections (2014 Based MHCLG, 2016 Based ONS) 

T&CP - Town & Country Planning 

UKSA - United Kingdom Statistics Authority 
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1. Expertise in economics and economic 

development 

1.1. My name is Glenn Athey, I have a Ph.D in regional economic development, a Master’s degree in 

European Political Economy and a BA honours degree in Economics and Geography. I am the 

Managing Director at Athey Consulting Limited (trading as My Local Economy) which has been 

trading for seven years, and specialises in all aspects of economic analysis, statistical analysis, and 

local and regional economic development. I am particularly experienced in analysing the 

characteristics and performance of local economies and labour markets, and formulating and 

advising on local economic and skills strategies. I have 23 years of experience as an economist, 

policy and strategy advisor working in this field. 

1.2. I have also undertaken economic analysis and strategy development work for the London Borough 

of Haringey, Hertfordshire County Council, Stockton-on-Tees Borough Council, Harlow Council, 

Luton Borough Council, Norfolk County, Suffolk County, West of England Combined Authority, 

Skills Development Scotland and the Welsh Government.  

1.3. I have a track record working as a senior officer within economic development organisations. 

Between 2001 and 2011 I worked as: Director of Research and Intelligence at the East of England 

Development Agency, Head of Business Economics and Policy at London Development Agency, 

and Senior Labour Market Economist at Scottish Enterprise. 

1.4. I have worked with economic forecasting consultancies since 2001, including Cambridge 

Econometrics, Oxford Economics, Experian and the University of Warwick. I have commissioned 

forecasts as a public sector client, used them, and sat on the technical working groups for the 

development or regional and local forecasting models. 

1.5. Since 2011 I have been the Managing Director of Athey Consulting Limited, a consultancy trading 

as “My Local Economy”, which offers expert advice, analysis, and support to local and regional 

authorities., 

1.6. This paper contains discussion of the economic forecasts and assumptions that drive the St 

Helens Borough Council Draft Local Plan.  

1.7. The evidence which I have prepared and provided in this report is true and I confirm that the 

opinions expressed are true and professional opinions. 

Dr. Glenn Athey 

11 March 2019  



 3 

2. Employment land policies in the Draft Local 

Plan 

ST HELENS BOROUGH COUNCIL EMPLOYMENT LAND NEEDS STUDY, ADDENDUM 

REPORT, AMENDED JANUARY 2019 

2.1. The 2019 Employment Land Needs Study considers the Liverpool City Region Strategic Housing 

and Employment Land Assessment (SHELMA), and states that “The Liverpool City Region 

Strategic Housing and Employment Land Assessment (SHELMA) (March 2018) considered the 

objective assessed needs for large scale B8 warehousing and distribution (over 100,000 sq ft) for 

the Liverpool City Region – which forecast the land use requirements to 2043 of the large-scale B8 

sector, defined as in excess of 9,000 sqm (approximately 100,000 sq ft).  

2.2. The 2015 Employment Lands Need Study was revised in the January 2019 Addendum report, but 

it is noted that there is an identified future demand for logistics and warehousing land and 

premises as a result of the Parkside Intermodal Rail Freight Exchange proposals – on the former 

Parkside Colliery Site – a development of up to 750,000 sq ft. Section 1.4, p2. “The additional 

demand for employment land generated by major projects in the region (SuperPort, Parkside) and 

the additional spur of the logistics sector above past trends was also forecast. As a result, the 

following OAN for employment land was forecast. The significant majority (about 80 percent) of 

the additional land demand generated through the major projects was forecast to be for B8 

warehousing uses.” This has been informed by a study undertaken by AECOM – the Parkside 

Logistics and Rail Freight Interchange Study. 

2.3. The Employment Land Needs Study Addendum Report, January 2019 also refers to the role of 

economic forecasts in informing employment land policy proposals (Quoting from p.10.) “Oxford 

Economics prepared a jobs growth scenario forecast for the LEP which took account of 

transformational developments that are intended for the region in coming years. This work has 

informed the SHELMA. The key findings of this study are:  

The Liverpool City Region is forecast to have an additional 109,200 jobs by 2040 over 2016 levels 

in the growth scenario, compared to 34,100 additional jobs in the baseline scenario.  

• St Helens is projected to have the second highest additional employment (behind only 

Liverpool City) in the growth scenario, with an additional 18,700 jobs projected for the 

borough. This compares to an additional 4,700 jobs over the same period for the baseline 

scenario. This took account of the large amount of potential B1/2/8 employment sites in St. 

Helens.  

• Significantly, the growth scenario assumes strong growth in the 2016-26 period before tapering 

off, reflecting the development activity anticipated over the coming decade.  

• The growth scenario assumes a higher in-migration to the City Region.  

• It is assumed that the resident employment rate would increase, compared to the baseline 

scenario, due to the increased availability of employment opportunities through the 

transformational developments.  

• The largest growth sectors by employment numbers in St Helens in the growth scenario are 

anticipated to be warehousing and support services (+3,600 jobs) and land transport (+3,200 
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jobs) reflecting the key drivers of employment in the market (data provided in spreadsheets 

supporting this document).  

• Manufacturing in St Helens is anticipated to grow by 2,000 jobs, a significant change from the 

baseline scenario which assumed declining employment in this sector. This is driven by the 

increasing availability of strategic industrial land in St Helens in coming years that would 

encourage manufacturers to locate to the borough, with further logistics infrastructure and 

warehousing capacity allowing for improved conditions to deliver goods to markets.” 

2.4. Further quoting from p10-11. Of the Employment Land Needs Study Addendum Report, January 

2019: “This modelling had input from St Helens Council in regards to promoted major 

development projects being considered in the preparation of the Local Plan Preferred 

Options, being focussed on logistics and warehousing schemes, including the potential 

Green Belt sites around Haydock, west of Omega and Parkside West and East.” 

2.5. What is clear is that if this statement is valid, that St Helens Borough Council itself set the criteria 

for the “Transformational Growth” Scenario including use of green belt land. This is a subjective 

policy scenario, and not an objectively based needs assessment of economic and market trends. 

2.6. What is not clear is the role that the Oxford Economics Transformational Growth Scenario has 

played in in forming employment land allocations – this is not transparent or clear from the Draft 

Local Plan and its supporting documents. 

2.7. What is perhaps clear is that St Helens Borough Council have directly informed a set of economic 

aspirations, that have now become joint planning policy – that endorses allocating new 

employment sites on green belt land and assuming these are built and occupied. 

FIGURE 1: PROPOSED EMPLOYMENT LAND ALLOCATION FOR ST HELENS DRAFT LOCAL PLAN 
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3. Analysing the economic statistics and 

projections 

INTRODUCTION 

3.1. The starting point for assessing the need for employment land is the 2016 Liverpool LEP 

Transformational Growth Scenario Forecast. As far as I am aware (as the original forecasts are not 

available publicly – as is pointed out throughout this briefing paper) – this is based on local 

authority submissions concerning complete take-up of most of existing employment sites, and 

aspirations to designate more employment sites. There were also baseline forecasts based on 

existing trends in the Liverpool City Region and the UK. 

3.2. However, whilst the Oxford Economics forecasts are integral to the Liverpool City Region 

SHELMA, and are referred to in documents supporting the SHBC Local Plan, and the LEP 

Economic Growth Strategy, the forecasts are not available publicly to appraise. The forecasts, 

data, and details about assumptions or methodology are not publicly available and were not 

available to support the SHBC draft local plan or the public consultation. 

3.3. The Oxford Economics “Transformational Growth” forecasts (2016) are all quoted as being 

critical in informing assumptions about industry growth, jobs growth and the demand for 

employment land but are nowhere to be accessed. Formal enquiries made to SHBC and Liverpool 

City Region LEP have not resulted in the Oxford Economics forecasts or data being provided or 

made public. This document is not publicly available, yet underpins the LCR SHELMA, and all 

subsequent local plans in the Liverpool City Region. It is highly unusual to have such forecasts, 

material to the planning policies, not being made publicly available.  

3.4. For other non-statutory spatial strategies and local plans, forecasts are usually made publicly 

available. For example: 

> Joint Core Strategy – Cheltenham, Tewkesbury and Gloucester 

https://www.jointcorestrategy.org/examination – see Assessment of updated economic 

forecasts, Nathaniel Lichfield and Partners, April 2014 

> Cambridgeshire and Peterborough Joint Strategic Planning Unity - 

http://cambridgeshire.wpengine.com/document-library/ - see under “Economy and 

Employment (this has now been superseded by development of non-statutory spatial strategy 

for the GC Combined Authority area) 

USE OF FORECASTS 

3.5. Generally forecasts are used cautiously – as an indication of the possible direction of travel. Use of 

detailed figures from forecasts for decision making is generally discouraged. 

3.6. Policy-on forecasts, those that are modelled from a policy outcome (such as build out of 

employment land) are generally only used to understand scenarios. As a planning tool they are 

limited – as there are so many barriers to development and building work. It is also doubtful to 

assume policy continuity for the next 25 years – after all, city regions and mayors are a relatively 

recent policy change (last 5 years), where in the past 15 years we have seen RDAs, LEPs, and 

combined authorities subsequently be implemented, largely to replace each other, not to mention 

the lack of parliamentary majority government twice in the past nine years, and the Brexit issue 

emerging in 2016. 
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3.7. It is unusual to develop a ‘policy-on’ forecast solely from land use / building and capital 

investments. This is because these types of scenarios can be highly speculative and subjective – i.e. 

determining final occupation and use of a site – particularly challenging for a greenfield site. 

Another reason is because the viability of these sites is often highly contingent on transport access, 

infrastructure and services. For example – getting electricity supply to a new employment site on 

greenfield land can often take many years. 

3.8. There have been significant changes since the 2016 forecasts, and use of forecasts generally. The 

elephant in the room is Brexit, and the impact that this will have on future economic growth and 

structural changes in the economy. Virtually all reliable economic models predict a negative effect 

of Brexit on the UK economy, on any outcome – from full customs union and free market to hard 

Brexit. The negative consequences for northern regions, including LCR, are more severe. 

3.9. The 2016 Baseline and Growth Scenario forecasts were originated shortly after the Brexit vote and 

this places them in a very uncertain context.  

HISTORIC GROWTH TRENDS 

Economic growth (economic output) 

3.10. The Oxford Economics 2016 forecasts lack credibility compared to past and current trends 

– they are far too optimistic. As can be seen in Figure 2 and 3, Oxford Economics has 

consistently been more optimistic in its estimates of UK economic growth, compared to official 

estimates. This is especially apparent in recent years, where Oxford economics has projected the 

rate of growth at 2.2 per cent (2016), 2.4 per cent (2017) and 2.3 per cent (2018) compared the 

actual out-turn, as estimated by the Office for National Statistics at 1.8 per cent (2016), 1.8 per 

cent (2017) and 1.4 per cent (2018). 

3.11. As apparent from Figure 4, from the 2016 forecasts, Oxford Economics’s outlook for 2019 and 

2020 in both the baseline scenario and transformational scenario is very optimistic compared to 

more recent official forecasts by the Office for Budget Responsibility and the Average of 

Independent Forecasters as calculated by HM Treasury in February 2019. The Oxford Economics 

Transformational Scenario projects twice the rate of growth for 2019 and 2020 compared to the 

average of independent forecasters. 

3.12. Oxford Economics’s 2016 baseline projections of economic growth for the Liverpool City Region 

do not credibly relate to historical trends, and the transformational growth scenario seems very 

optimistic. Figure 6 examines the ONS statistics on economic growth (GVA growth) for 

Liverpool City Region and East Merseyside Nuts 2 area. For small geographies, such as local 

authority districts, statistics are less accurate for economic growth. As can be seen, the recent 10-

year (2008-2017) annual rate of economic growth for Liverpool City Region is 0.0 per cent – zero 

growth per annum. The average annual 5-year (2013-2017) rate of growth is 1.0 per cent per 

annum. This contrasts markedly with the Oxford Economics 2016 baseline forecast of 1.9 per cent 

growth per annum between 2016 and 2040, and the transformational growth scenario forecast of 

2.5 per cent per annum. Even the baseline forecasts seems to significantly stretch credibility – 

being twice the rate of growth of the most recent 5-year period. 

3.13. Economic forecasts can become dated very quickly, particularly if the economic environment is 

volatile, with unexpected events and new dynamics. Of course, Brexit is a significant uncertainty. 

Economic Forecasts do not cope well with unexpected events or ‘paradigm shifts’ in the global 

and domestic economic environment or dynamics. Economic Forecasts are also frequently 

updated, as new or revised historical data becomes available – which happens on a regular basis – 
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for some datasets annually, for others quarterly. It is no surprise that the Oxford Economics 2016 

Forecast looks optimistic, as they are almost three years out of date. It is unusual not to have these 

forecasts updated more regularly for statutory planning policies. It is therefore sensible to be 

cautious when basing land use and planning policies on economic forecasts – it is better to take a 

reasonable view based on past trends, rather than to expect transformational growth. 

FIGURE 2: COMPARING OXFORD ECONOMICS FORECAST WITH OFFICE FOR NATIONAL STATISTICS 

ESTIMATES OF GVA GROWTH (PER CENT) 

 

Source: Office for National Statistics and Oxford Economics. 

FIGURE 3: COMPARING OXFORD ECONOMICS FORECAST WITH OFFICE FOR NATIONAL STATISTICS 

ESTIMATES OF GVA GROWTH (PER CENT) 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

ONS 2.3 3.1 2.5 2.5 -0.3 -4.2 1.7 1.6 1.4 2.0 2.9 2.3 1.8 1.8 1.4 

OE 2.8 3.8 3.0 2.8 -0.1 -4.3 2.0 2.3 1.3 2.4 3.0 2.2 2.2 2.4 2.3 
Source: Office for National Statistics and Oxford Economics. 

FIGURE 4: COMPARING SHORT-RUN FORECASTS FOR THE UK ECONOMY 

 

Source: Office for Budget Responsibility, HM Treasury, Oxford Economics. 
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FIGURE 5: NOMINAL RATES OF ECONOMIC GROWTH (THAT DO NOT ACCOUNT FOR INFLATION) 
NOMINAL GROWTH RATES (THAT DO NOT ACCOUNT FOR INFLATION) 

 
Annual growth rates 

Compound Annual Growth 
Rates 

 

2013 2014 2015 2016 2017 

20-year 
1998-
2017 

10-year 
2008-
2017 

5-year 
2013-
2017 

Liverpool City Region 
(NUTS2 Merseyside) 2.5% 5.0% 4.0% -0.1% 2.8% 3.1% 1.4% 2.3% 

East Merseyside NUTS2 4.5% 7.9% 5.0% -1.3% 3.0% 3.7% 2.1% 2.9% 

Liverpool NUTS2 0.9% 5.0% 3.0% -0.1% 3.0% 3.4% 1.4% 2.2% 

Sefton NUTS2 1.3% 0.8% 3.7% 2.9% 1.4% 1.9% 0.4% 1.7% 

Wirral NUTS2 3.7% 3.3% 4.5% 0.0% 3.3% 2.3% 1.1% 2.2% 

UK 3.8% 4.6% 2.8% 3.8% 3.6% 3.6% 2.4% 3.0% 
 

FIGURE 6: ACTUAL REAL ECONOMIC (GVA) GROWTH RATES (THAT ACCOUNT FOR INFLATION - 

WITH NATIONAL GDP DEFLATORS APPLIED) VERSUS PROJECTED GROWTH RATES (OXFORD 

ECONOMICS 

ACTUAL GVA GROWTH RATES (OFFICE FOR NATIONAL STATISTICS) 

FORECAST GVA 
GROWTH RATES: 
OXFORD 
ECONOMICS 2017 
FORECASTS 

 

Annual growth rates 
Compound Annual Growth 

Rates 

ANNUAL RATE 
OF GROWTH 
2016-2040 

 

2013 2014 2015 2016 2017 

20-year 
1998-
2017 

10-year 
2008-
2017 

5-year 
2013-
2017 

Baseline Trans-
forma-
tional 

Liverpool City Region 
(NUTS2 Merseyside) 0.6% 3.3% 3.5% -2.1% 0.6% 1.2% 0.0% 1.0% 1.9% 2.5% 

East Merseyside NUTS2 2.6% 6.0% 4.6% -3.3% 0.8% 1.9% 0.6% 1.6%   

Liverpool NUTS2 -1.0% 3.2% 2.5% -2.1% 0.8% 1.6% -0.1% 0.9%   

Sefton NUTS2 -0.6% -0.9% 3.2% 0.8% -0.8% 0.1% -1.0% 0.5%   

Wirral NUTS2 1.8% 1.6% 4.0% -2.1% 1.1% 0.4% -0.4% 0.9%   

UK 1.9% 2.9% 2.4% 1.7% 1.4% 1.8% 0.9% 1.7%   
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Jobs growth 

3.14. By contrast, Oxford Economics’s 2017 projections for jobs growth are lower than the historical 

trend for both Workforce Jobs in Figure 7 and employee jobs in Figure 8.  

FIGURE 7: WORKFORCE JOBS 

 Annual rates of jobs growth 
Average annual rate of growth 
(compound rate) 

OXFORD 
ECONOMICS 
FORECASTS – 
ANNUAL RATE 
OF GROWTH 
2016-2040 

Area 2013 2014 2015 2016 2017 
CAGR 18-
year 

CAGR 10-
year 

CAGR 5-
year 

Baseline Trans-
forma-
tional 

Liverpool City Region 0.6% 2.0% 2.6% 2.0% 3.3% 0.9% 1.0% 2.0% 0.2% 0.6% 

Halton -9.8% 9.1% 3.3% 4.8% 6.2% 1.2% 1.8% 4.6%   

Knowsley 1.6% 4.7% 3.0% 4.3% -2.8% 1.3% 1.2% 1.8%   

Liverpool 1.6% 2.0% 2.7% 3.0% 2.2% 1.4% 0.9% 2.0%   

Sefton 6.2% -1.9% 0.0% 2.0% 3.9% -0.2% 0.5% 0.8%   

St. Helens -2.9% 3.0% -1.5% 0.0% 6.0% 0.8% 0.6% 1.5%   

Wirral 1.8% -0.9% 6.3% -1.7% 6.0% 0.6% 1.1% 1.9%   

England 1.6% 2.8% 3.1% 1.9% 1.8% 1.0% 1.3% 1.9%   
 

 

FIGURE 8: EMPLOYEE JOBS 2009 TO 2017 
 BRES methodology I “New” BRES Methodology II 

Area 2009 2010 2011 2012 2013 2014 2015 2015 2016 2017 

Liverpool City 
Region 

584,000 576,000 579,500 584,000 577,500 591,000 598,500 604,500 617,500 626,500 

Halton 51,000 52,500 54,000 59,000 51,500 55,000 55,500 55,500 59,000 61,500 

Knowsley 55,500 55,500 54,500 56,000 58,000 61,000 64,000 64,500 67,000 64,500 

Liverpool 228,500 222,500 228,500 226,500 227,500 230,500 230,000 231,500 240,500 242,500 

Sefton 92,500 91,500 88,000 85,000 87,000 87,000 89,500 91,000 92,000 92,000 

St. Helens 60,500 60,000 59,500 61,500 59,500 60,000 59,000 60,000 59,000 62,500 

Wirral 96,000 94,500 95,000 96,000 94,000 98,000 100,500 101,500 99,500 103,500 

England 23,064,500 23,085,500 23,073,000 23,256,000 23,561,000 24,286,000 24,867,500 25,044,500 25,477,500 25,820,500 

Great Britain 26,642,500 26,581,500 26,593,500 26,753,000 27,096,500 27,931,500 28,533,500 28,738,500 29,214,000 29,550,000 

 

FIGURE 9: ANNUAL RATES OF EMPLOYEE JOBS GROWTH 

 Annual rates of jobs growth 
Average annual rate of 

growth (compound rate) 

OXFORD 
ECONOMICS 

FORECASTS – 
ANNUAL RATE 

OF GROWTH 
2016-2040 

Area 2012 2013 2014 2015 2016 2017 

CAGR 5-
year 2011-

2015 

CAGR 3-
year 2015-

2017 

Baseline Trans-
form-

ational 

Liverpool City Region 0.8% -1.1% 2.3% 1.3% 2.2% 1.5% 0.6% 1.2% 0.2% 0.6% 

Halton 9.3% -12.7% 6.8% 0.9% 6.3% 4.2% 0.5% 3.5%   

Knowsley 2.8% 3.6% 5.2% 4.9% 3.9% -3.7% 3.3% 0.0%   

Liverpool -0.9% 0.4% 1.3% -0.2% 3.9% 0.8% 0.1% 1.6%   

Sefton -3.4% 2.4% 0.0% 2.9% 1.1% 0.0% 0.3% 0.4%   

St. Helens 3.4% -3.3% 0.8% -1.7% -1.7% 5.9% -0.2% 1.4%   

Wirral 1.1% -2.1% 4.3% 2.6% -2.0% 4.0% 1.1% 0.7%   

England 0.8% 1.3% 3.1% 2.4% 1.7% 1.3% 1.5% 1.0%   

Great Britain 0.6% 1.3% 3.1% 2.2% 1.7% 1.2% 1.4% 0.9%   
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Industry growth trends 

3.15. Figures 11 to 12 examine historical official data from the Office for National Statistics concerning 

employment by detailed industry. Trends for 2011-2015 (five-year) and 2015-2017 (three-year) are 

analysed. Data is available from 2009 to 2017 but there is no continuity of data after 2015, because 

of a change in the methodology used by the Business Register and Employment Survey after 2015. 

The Business Register and Employment Survey (BRES) is the official source of employee and 

employment estimates by detailed geography and industry. The methodology for the survey was 

changed from 2016 to account more accurately for solely PAYE based businesses with less than 

20 employees. 

3.16. According to Figure 11, the main growth industries for employment in Liverpool City Region 

include: 

86 : Human health activities (+6,000 employees 2011-2015, or +2.0 per cent) 

56 : Food and beverage service activities (+5,000 employees 2011-2015, or +3.1 per cent) 

45 : Wholesale and retail trade and repair of motor vehicles and motorcycles (+ 4,000 employees 

2011-2015, or +4.1 per cent) 

78 : Employment activities (employment agencies) (+3,500 employees 2011-2015, or +4.4 per 

cent) 

29 : Manufacture of motor vehicles, trailers and semi-trailers (+3,000 employees 2011-2015, or + 

13.2 per cent) 

52 : Warehousing and support activities for transportation (+3,000 employees 2011-2015, or +5.6 

per cent) 

85 : Education (+3,000 employees 2011-2015, or +1.1 per cent) 

3.17. The main declines in employment occurred in the following industries in Liverpool City Region: 

84 : Public administration and defence; compulsory social security(-9,000 employees 2011-2015, or 

-4.3 per cent) 

58 : Publishing activities(-4,750 employees 2011-2015, or -23.1 per cent) 

64 : Financial service activities, except insurance and pension funding(-2,000 employees 2011-

2015, or -4.1%) 

3.18. According to Figure 12, the main growth industries for employment in St Helens Borough 

include: 

78 : Employment activities (1,200 employees 2011-2015, or +26.0 per cent) 

46 : Wholesale trade, except of motor vehicles and motorcycles (1,000 employees 2011-2015, or 

+7.6 per cent) 

52 : Warehousing and support activities for transportation (600 employees 2011-2015, or +5.3 per 

cent) 

80 : Security and investigation activities (600 employees 2011-2015, or +15.4 per cent) 

93 : Sports activities and amusement and recreation activities (600 employees 2011-2015, or +15.4 

per cent) 

47 : Retail trade, except of motor vehicles and motorcycles (500 employees 2011-2015, or +1.5 per 

cent) 

3.19. The main declines in employment occurred in the following industries in St Helens Borough: 

81 : Services to buildings and landscape activities (-1500 employees 2011-2015, or -19.7 per cent) 

23 : Manufacture of other non-metallic mineral products (-800 employees 2011-2015, or -7.8 per 

cent) 
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49 : Land transport and transport via pipelines (-600 employees 2011-2015, or -5.6 per cent) 

25 : Manufacture of fabricated metal products, except machinery and equipment (-375 employees 

2011-2015, or -7.8 per cent) 

43 : Specialised construction activities (-400 employees 2011-2015, or -3.6 per cent) 

88 : Social work activities without accommodation (-400 employees 2011-2015, or -3.6 per cent) 

42 : Civil engineering (-300 employees 2011-2015, or -per cent) 

70 : Activities of head offices; management consultancy activities (-300 employees 2011-2015, or -

9.0 per cent) 

3.20. In sum, there has been significant jobs growth in wholesale, warehousing and transportation 

activities in LCR. However there has also been significant jobs growth in office based activities, 

and in industrial activities in LCR. In St Helens, jobs growth in Storage and Distribution has been 

more than offset by loss in Light Industrial jobs. This is reflected in Figure 10 below which 

summarises jobs change by planning use class. 

FIGURE 10: CHANGE IN EMPLOYEE JOBS BY USE CLASS 2011 TO 2015 

 LIVERPOOL CITY REGION ST HELENS 

JOBS BY USE CLASS 2011 2015 
2011-
2015 

2011-
2015 2011 2015 

2011-
2015 

2011-
2015 

A retail 106,600 115,000 8,300 7.8% 11,100 12,100 1,000 9.2% 

B1(a) Office 90,600 99,900 9,300 10.3% 8,200 10,300 2,100 25.1% 

B1(b) R&D 3,500 3,800 300 7.1% 200 200 0 -19.1% 

B1(c) Light Industrial 17,900 20,000 2,200 12.1% 2,700 1,200 -1,600 -56.6% 

B2 General industrial 58,200 58,800 600 1.1% 7,000 6,100 -900 -13.0% 

B8 Storage and Distribution 31,000 38,500 7,500 24.2% 4,900 6,500 1,600 32.0% 

Sui Generis use 14,500 15,900 1,300 9.2% 2,700 2,100 -600 -20.9% 

Source: Business Register and Employment Survey, Office for National Statistics. 
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FIGURE 11: CHANGE IN EMPLOYEE JOBS BY INDUSTRY – LIVERPOOL CITY REGION 

LIVERPOOL CITY REGION EMPLOYMENT BY 
INDUSTRY (2-DIGIT SIC) 

Total 
2009 

Total 
2011 

Total 
2015 

Growth 
2009-
2015 

Growth 
2011-2015 

Annual 
growth 

rate 7-year 
2009-2015 

Annual 
growth 
rate 5-

year 2011-
2015 

01 : Crop and animal production, hunting etc 300 200 300 0 0 0.0% 3.5% 

02 : Forestry and logging 0 0 0 0 0 25.8% 38.0% 

03 : Fishing and aquaculture 0 0 0 0 0 - 21.7% 

05 : Mining of coal and lignite 0 0 0 0 0 - - 

06 : Extraction of crude petroleum and natural gas 0 0 0 0 0 - - 

07 : Mining of metal ores 0 0 0 0 0 - - 

08 : Other mining and quarrying 100 0 100 100 100 8.3% 32.0% 

09 : Mining support service activities 0 0 0 0 0 - - 

10 : Manufacture of food products 7,000 6,500 6,000 -1,000 -500 -2.2% -1.6% 

11 : Manufacture of beverages 500 500 500 -100 -100 -1.5% -2.1% 

12 : Manufacture of tobacco products 0 0 0 0 0 - - 

13 : Manufacture of textiles 900 700 800 -100 200 -0.9% 4.2% 

14 : Manufacture of wearing apparel 300 300 100 -200 -200 -11.2% -18.1% 

15 : Manufacture of leather and related products 0 0 0 0 0 21.9% 21.7% 

16 : Manufacture of wood and of products 1,400 1,400 700 -700 -700 -10.2% -13.9% 

17 : Manufacture of paper and paper products 700 800 1,000 400 300 6.3% 5.9% 

18 : Printing and reproduction of recorded media 2,800 2,800 1,900 -900 -900 -5.3% -7.4% 

19 : Manufacture of coke and refined petroleum products 400 400 200 -200 -200 -8.2% -11.3% 

20 : Manufacture of chemicals and chemical products 6,000 6,000 4,300 -1,800 -1,800 -4.8% -6.7% 

21 : Manufacture of basic pharmaceutical products preparations 2,800 2,300 2,300 -500 0 -2.8% 0.0% 

22 : Manufacture of rubber and plastic products 2,500 2,400 2,500 0 100 0.0% 1.0% 

23 : Manufacture of other non-metallic mineral products 2,800 4,500 2,800 0 -1,800 0.0% -9.4% 

24 : Manufacture of basic metals 800 900 500 -300 -400 -6.5% -11.1% 

25 : Manufacture of fabricated metal products  6,000 5,500 5,000 -1,000 -500 -2.6% -1.9% 

26 : Manufacture of computer, electronic and optical products 1,000 1,600 1,100 100 -500 1.7% -7.1% 

27 : Manufacture of electrical equipment 1,500 2,400 2,400 900 0 6.8% 0.0% 

28 : Manufacture of machinery and equipment n.e.c. 2,400 2,300 2,100 -300 -100 -1.6% -1.1% 

29 : Manufacture of motor vehicles, trailers and semi-trailers 4,000 3,500 6,500 2,500 3,000 7.2% 13.2% 

30 : Manufacture of other transport equipment 2,300 2,300 2,100 -100 -100 -0.8% -1.1% 

31 : Manufacture of furniture 1,600 1,000 1,000 -700 -100 -7.4% -1.0% 

32 : Other manufacturing 3,000 800 1,100 -1,900 300 -13.1% 7.1% 

33 : Repair and installation of machinery and equipment 1,500 1,000 1,500 0 500 0.0% 8.4% 

35 : Electricity, gas, steam and air conditioning supply 900 900 1,000 200 100 2.3% 2.1% 

36 : Water collection, treatment and supply 300 100 100 -200 0 -11.2% 3.7% 

37 : Sewerage 300 300 300 -100 0 -3.7% -1.9% 

38 : Waste collection, treatment and disposal activities 1,900 2,800 3,000 1,100 300 6.9% 1.8% 

39 : Remediation activities and other waste management services 0 0 200 200 200 - - 

41 : Construction of buildings 8,500 5,000 5,500 -3,000 500 -6.0% 1.9% 

42 : Civil engineering 3,500 3,800 2,300 -1,300 -1,500 -6.1% -9.7% 

43 : Specialised construction activities 15,500 15,500 15,500 0 0 0.0% 0.0% 

45 : Wholesale and retail trade and repair of motor vehicles and 
motorcycles 

7,500 6,500 6,500 -1,000 0 
-2.0% 0.0% 

46 : Wholesale trade, except of motor vehicles and motorcycles 16,500 18,000 22,000 5,500 4,000 4.2% 4.1% 

47 : Retail trade, except of motor vehicles and motorcycles 64,000 63,500 66,000 2,000 2,500 0.4% 0.8% 

49 : Land transport and transport via pipelines 11,000 13,000 14,500 3,500 1,500 4.0% 2.2% 

50 : Water transport 500 600 300 -300 -400 -9.4% -16.1% 

51 : Air transport 600 700 700 100 0 1.2% 0.0% 

52 : Warehousing and support activities for transportation 8,500 9,500 12,500 4,000 3,000 5.7% 5.6% 

53 : Postal and courier activities 6,000 3,500 4,000 -2,000 500 -5.6% 2.7% 

55 : Accommodation 5,500 6,500 7,000 1,500 500 3.5% 1.5% 

56 : Food and beverage service activities 33,000 30,000 35,000 2,000 5,000 0.8% 3.1% 

58 : Publishing activities 1,400 6,500 1,800 400 -4,800 3.5% -23.1% 

59 : Motion picture, video and television programme production, 
sound recording and music publishing activities 

1,300 1,000 1,000 -300 -100 
-3.8% -1.0% 

60 : Programming and broadcasting activities 0 200 100 0 -100 15.8% -19.7% 

61 : Telecommunications 4,500 4,300 4,500 0 300 0.0% 1.1% 

62 : Computer programming, consultancy and related activities 6,000 5,500 7,000 1,000 1,500 2.2% 4.9% 

63 : Information service activities 700 800 1,000 400 200 6.3% 4.6% 

64 : Financial service activities  11,500 10,500 8,500 -3,000 -2,000 -4.2% -4.1% 

65 : Insurance, reinsurance and pension funding  3,300 3,000 2,100 -1,100 -900 -5.9% -6.7% 

66 : Activities auxiliary to financial services and insurance activities 5,500 4,500 4,300 -1,300 -300 -3.6% -1.1% 

68 : Real estate activities 9,500 8,500 9,000 -500 500 -0.8% 1.1% 

69 : Legal and accounting activities 11,500 13,500 15,000 3,500 1,500 3.9% 2.1% 

70 : Activities of head offices; management consultancy activities 6,0000 6,500 7,000 1,000 500 2.2% 1.5% 
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LIVERPOOL CITY REGION EMPLOYMENT BY 
INDUSTRY (2-DIGIT SIC) 

Total 
2009 

Total 
2011 

Total 
2015 

Growth 
2009-
2015 

Growth 
2011-2015 

Annual 
growth 

rate 7-year 
2009-2015 

Annual 
growth 
rate 5-

year 2011-
2015 

71 : Architectural and engineering activities; technical testing and 
analysis 

7,000 6,500 7,000 0 500 
0.0% 1.5% 

72 : Scientific research and development 1,000 2,000 1,500 600 -500 6.7% -5.6% 

73 : Advertising and market research 1,100 1,300 1,300 100 0 1.5% 0.0% 

74 : Other professional, scientific and technical activities 1,600 1,500 2,300 600 800 4.8% 8.4% 

75 : Veterinary activities 1,000 400 1,000 100 600 0.7% 20.1% 

77 : Rental and leasing activities 2,500 4,000 4,300 1,800 300 7.9% 1.2% 

78 : Employment activities 10,500 14,500 18,000 7,500 3,500 8.0% 4.4% 

79 : Travel agency, tour operator and other reservation service and 
related activities 

700 1,100 1,000 300 -200 
4.5% -3.3% 

80 : Security and investigation activities 3,000 4,000 5,500 2,500 1,500 9.0% 6.6% 

81 : Services to buildings and landscape activities 9,000 11,000 12,500 3,500 1,500 4.8% 2.6% 

82 : Office administrative, office support and other business 
support activities 

6,000 7,500 10,000 4,000 2,500 
7.6% 5.9% 

84 : Public administration and defence; compulsory social security 49,500 45,500 36,500 -13,000 -9,000 -4.3% -4.3% 

85 : Education 61,500 55,500 58,500 -3,000 3,000 -0.7% 1.1% 

86 : Human health activities 59,000 58,500 64,500 5,500 6,000 1.3% 2.0% 

87 : Residential care activities 18,500 20,500 20,000 1,500 -500 1.1% -0.5% 

88 : Social work activities without accommodation 24,500 26,000 24,500 0 -1,500 0.0% -1.2% 

90 : Creative, arts and entertainment activities 1,000 800 1,600 700 800 8.0% 15.2% 

91 : Libraries, archives, museums and other cultural activities 2,000 2,100 1,500 -500 -600 -4.0% -6.7% 

92 : Gambling and betting activities 3,500 3,500 3,800 300 300 1.0% 1.4% 

93 : Sports activities and amusement and recreation activities 10,000 6,500 7,500 -2,500 1,000 -4.0% 2.9% 

94 : Activities of membership organisations 3,800 4,500 4,000 300 -500 0.9% -2.3% 

95 : Repair of computers and personal and household goods 1,400 1,000 1,000 -400 0 -4.4% 0.0% 

96 : Other personal service activities 6,500 5,500 6,500 0 1,000 0.0% 3.4% 

97 : Activities of households as employers of domestic personnel 0 0 0 0 0 - - 

98 : Undifferentiated goods- and services-producing activities of 
private households for own use 

0 0 0 0 0 
- - 

99 : Activities of extraterritorial organisations and bodies 0 0 0 0 0 - - 

Column Total 584,000 579,500 598,500 14,500 19,000 0.4% 0.6% 

Source: Business Register and Employment Survey, Office for National Statistics. 
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FIGURE 11: CHANGE IN EMPLOYEE JOBS BY INDUSTRY – ST HELENS BOROUGH 

ST HELENS BOROUGH EMPLOYMENT BY INDUSTRY 
(2-DIGIT SIC) 

Total 
2009 

Total 
2011 

Total 
2015 

Growth 
2009-
2015 

Growth 
2011-2015 

Annual 
growth 

rate 7-year 
2009-2015 

Annual 
growth 
rate 5-

year 2011-
2015 

01 : Crop and animal production, hunting etc 200 200 300 0 100 1.5% 4.6% 

02 : Forestry and logging 0 0 0 0 0 - - 

03 : Fishing and aquaculture 0 0 0 0 0 - - 

05 : Mining of coal and lignite 0 0 0 0 0 - - 

06 : Extraction of crude petroleum and natural gas 0 0 0 0 0 - - 

07 : Mining of metal ores 0 0 0 0 0 - - 

08 : Other mining and quarrying 0 0 0 0 0 -9.4% 0.0% 

09 : Mining support service activities 0 0 0 0 0 - - 

10 : Manufacture of food products 400 500 400 0 -100 0.9% -2.3% 

11 : Manufacture of beverages 0 0 0 0 0 - 0.0% 

12 : Manufacture of tobacco products 0 0 0 0 0 - - 

13 : Manufacture of textiles 300 200 300 -100 0 -2.6% 2.6% 

14 : Manufacture of wearing apparel 0 100 0 0 0 -14.5% -27.5% 

15 : Manufacture of leather and related products 0 0 0 0 0 - - 

16 : Manufacture of wood and of products 300 300 200 -100 -100 -3.8% -6.9% 

17 : Manufacture of paper and paper products 100 100 200 100 100 16.2% 20.1% 

18 : Printing and reproduction of recorded media 200 300 200 0 -100 -1.7% -8.5% 

19 : Manufacture of coke and refined petroleum products 0 0 0 0 0 - - 

20 : Manufacture of chemicals and chemical products 500 300 200 -300 -100 -11.0% -5.3% 

21 : Manufacture of basic pharmaceutical products preparations 0 0 0 0 0 -100.0% - 

22 : Manufacture of rubber and plastic products 400 400 500 100 100 1.7% 2.4% 

23 : Manufacture of other non-metallic mineral products 1,400 2,300 1,500 100 -800 1.3% -7.8% 

24 : Manufacture of basic metals 200 400 200 0 -200 -1.2% -11.3% 

25 : Manufacture of fabricated metal products  1,100 1,100 800 -400 -400 -5.6% -7.8% 

26 : Manufacture of computer, electronic and optical products 100 100 100 0 -100 -0.9% -11.7% 

27 : Manufacture of electrical equipment 200 300 300 200 0 9.7% 1.6% 

28 : Manufacture of machinery and equipment n.e.c. 400 400 400 0 -100 0.0% -2.5% 

29 : Manufacture of motor vehicles, trailers and semi-trailers 100 100 100 0 0 -4.4% 9.9% 

30 : Manufacture of other transport equipment 0 100 100 100 0 - 5.9% 

31 : Manufacture of furniture 200 100 100 -200 0 -18.0% -6.5% 

32 : Other manufacturing 300 100 100 -200 0 -12.3% 4.6% 

33 : Repair and installation of machinery and equipment 100 100 100 0 0 2.6% 5.9% 

35 : Electricity, gas, steam and air conditioning supply 0 100 0 0 0 -6.5% -12.9% 

36 : Water collection, treatment and supply 0 0 0 0 0 - - 

37 : Sewerage 100 200 100 0 -100 -3.5% -14.1% 

38 : Waste collection, treatment and disposal activities 200 400 400 200 0 10.2% 1.4% 

39 : Remediation activities and other waste management services 0 0 100 100 100 - - 

41 : Construction of buildings 1,400 1,000 900 -500 -100 -6.6% -2.2% 

42 : Civil engineering 600 700 300 -300 -300 -8.4% -12.9% 

43 : Specialised construction activities 3,300 2,300 1,900 -1,400 -400 -7.6% -3.6% 

45 : Wholesale and retail trade and repair of motor vehicles and 
motorcycles 

1,100 1,000 1,100 0 100 0.0% 2.4% 

46 : Wholesale trade, except of motor vehicles and motorcycles 2,100 2,300 3,300 1,100 1,000 6.3% 7.6% 

47 : Retail trade, except of motor vehicles and motorcycles 6,500 6,500 7,000 500 500 1.1% 1.5% 

49 : Land transport and transport via pipelines 2,300 2,500 1,900 -400 -600 -2.6% -5.6% 

50 : Water transport 0 0 0 0 0 - - 

51 : Air transport 0 0 0 0 0 - - 

52 : Warehousing and support activities for transportation 2,000 2,100 2,800 800 600 4.7% 5.3% 

53 : Postal and courier activities 700 600 500 -200 -100 -3.7% -1.9% 

55 : Accommodation 300 300 400 100 0 3.5% 1.5% 

56 : Food and beverage service activities 3,800 3,000 3,300 -500 300 -2.0% 1.6% 

58 : Publishing activities 0 400 200 200 -200 23.8% -12.9% 

59 : Motion picture, video and television programme production, 
sound recording and music publishing activities 

100 100 100 0 0 -2.6% 0.0% 

60 : Programming and broadcasting activities 0 0 0 0 0 - - 

61 : Telecommunications 400 300 200 -200 -100 -8.4% -10.2% 

62 : Computer programming, consultancy and related activities 400 500 700 300 300 8.3% 9.2% 

63 : Information service activities 100 0 0 -100 0 -25.0% -19.7% 

64 : Financial service activities  900 600 400 -500 -200 -10.9% -6.2% 

65 : Insurance, reinsurance and pension funding  0 0 0 0 0 -100.0% -100.0% 

66 : Activities auxiliary to financial services and insurance activities 200 100 200 0 0 -3.3% 4.6% 

68 : Real estate activities 1,000 800 1,000 100 300 0.7% 5.9% 

69 : Legal and accounting activities 800 900 800 0 -100 0.0% -2.3% 

70 : Activities of head offices; management consultancy activities 700 800 500 -200 -300 -3.7% -9.0% 
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ST HELENS BOROUGH EMPLOYMENT BY INDUSTRY 
(2-DIGIT SIC) 

Total 
2009 

Total 
2011 

Total 
2015 

Growth 
2009-
2015 

Growth 
2011-2015 

Annual 
growth 

rate 7-year 
2009-2015 

Annual 
growth 
rate 5-

year 2011-
2015 

71 : Architectural and engineering activities; technical testing and 
analysis 

800 800 700 -100 -100 -1.9% -1.4% 

72 : Scientific research and development 0 100 0 0 -100 -100.0% -100.0% 

73 : Advertising and market research 200 200 100 0 -100 -3.1% -11.4% 

74 : Other professional, scientific and technical activities 100 200 200 100 0 8.1% 3.5% 

75 : Veterinary activities 100 100 200 0 100 2.8% 27.7% 

77 : Rental and leasing activities 1,000 1,500 1,600 600 100 7.2% 1.6% 

78 : Employment activities 1,300 600 1,800 500 1,200 4.9% 26.0% 

79 : Travel agency, tour operator and other reservation service and 
related activities 

100 100 100 0 0 3.7% 0.0% 

80 : Security and investigation activities 1,100 1,300 1,900 800 600 7.6% 8.4% 

81 : Services to buildings and landscape activities 800 2,300 800 0 -1,500 0.0% -19.7% 

82 : Office administrative, office support and other business 
support activities 

300 300 700 300 300 10.4% 14.9% 

84 : Public administration and defence; compulsory social security 3,800 2,800 2,800 -1,000 0 -4.3% 0.0% 

85 : Education 5,500 5,000 5,000 -500 0 -1.4% 0.0% 

86 : Human health activities 3,000 3,000 3,000 0 0 0.0% 0.0% 

87 : Residential care activities 2,300 2,500 2,500 300 0 1.5% 0.0% 

88 : Social work activities without accommodation 2,500 2,300 1,900 -600 -400 -4.0% -3.6% 

90 : Creative, arts and entertainment activities 0 0 100 0 100 21.9% 43.1% 

91 : Libraries, archives, museums and other cultural activities 100 200 200 100 -100 6.0% -5.6% 

92 : Gambling and betting activities 300 300 300 100 100 3.8% 3.4% 

93 : Sports activities and amusement and recreation activities 1,000 600 1,100 100 600 1.7% 15.4% 

94 : Activities of membership organisations 600 700 400 -200 -300 -4.4% -9.3% 

95 : Repair of computers and personal and household goods 200 100 0 -200 0 -24.3% -15.6% 

96 : Other personal service activities 600 500 700 100 200 1.2% 5.4% 

97 : Activities of households as employers of domestic personnel 0 0 0 0 0 - - 

98 : Undifferentiated goods- and services-producing activities of 
private households for own use 

0 0 0 0 0 - - 

99 : Activities of extraterritorial organisations and bodies 0 0 0 0 0 - - 

Column Total 60,500 59,500 59,000 -1,500 -500 -0.4% -0.2% 

Source: Business Register and Employment Survey, Office for National Statistics. 
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FIGURE 13: COMPARING NATIONAL EMPLOYMENT GROWTH RATES WITH LCR AND LOCAL 

GROWTH RATES 

ST HELENS BOROUGH EMPLOYMENT BY INDUSTRY 
(2-DIGIT SIC) 

ENGLAND 
Annual 

growth rate 
7-year 2009-

2015 

ENGLAND 
Annual 

growth rate 
5-year 2011-

2015 

LCR 
Annual 
growth 
rate 7-

year 
2009-2015 

LCR 
Annual 
growth 
rate 5-

year 
2011-2015 

St Helens 
Annual 
growth 
rate 7-

year 2009-
2015 

St Helens 
Annual 
growth 

rate 5-year 
2011-2015 

01 : Crop and animal production, hunting etc 0.0% 0.8% 0.0% 3.5% 1.5% 4.6% 

02 : Forestry and logging 7.6% 9.0% 25.8% 38.0% - - 

03 : Fishing and aquaculture 10.4% 9.9% - 21.7% - - 

05 : Mining of coal and lignite -16.0% -21.7% - - - - 

06 : Extraction of crude petroleum and natural gas 0.8% -2.9% - - - - 

07 : Mining of metal ores - - - - - - 

08 : Other mining and quarrying 0.5% 2.1% 8.3% 32.0% -9.4% 0.0% 

09 : Mining support service activities 1.8% -5.0% - - - - 

10 : Manufacture of food products 0.9% 0.8% -2.2% -1.6% 0.9% -2.3% 

11 : Manufacture of beverages -0.6% 0.8% -1.5% -2.1% - 0.0% 

12 : Manufacture of tobacco products -18.6% -10.4% - - - - 

13 : Manufacture of textiles -1.6% -0.2% -0.9% 4.2% -2.6% 2.6% 

14 : Manufacture of wearing apparel -1.1% 0.8% -11.2% -18.1% -14.5% -27.5% 

15 : Manufacture of leather and related products -1.1% 0.0% 21.9% 21.7% - - 

16 : Manufacture of wood and of products 0.8% 3.8% -10.2% -13.9% -3.8% -6.9% 

17 : Manufacture of paper and paper products 1.3% 1.3% 6.3% 5.9% 16.2% 20.1% 

18 : Printing and reproduction of recorded media -1.9% -1.6% -5.3% -7.4% -1.7% -8.5% 

19 : Manufacture of coke and refined petroleum products -2.9% -5.2% -8.2% -11.3% - - 

20 : Manufacture of chemicals and chemical products -2.1% -2.1% -4.8% -6.7% -11.0% -5.3% 

21 : Manufacture of basic pharmaceutical products preparations -1.2% -3.7% -2.8% 0.0% -100.0% - 

22 : Manufacture of rubber and plastic products 0.7% 1.6% 0.0% 1.0% 1.7% 2.4% 

23 : Manufacture of other non-metallic mineral products -2.6% -2.5% 0.0% -9.4% 1.3% -7.8% 

24 : Manufacture of basic metals -2.0% -2.0% -6.5% -11.1% -1.2% -11.3% 

25 : Manufacture of fabricated metal products  0.0% 1.2% -2.6% -1.9% -5.6% -7.8% 

26 : Manufacture of computer, electronic and optical products -2.3% -3.4% 1.7% -7.1% -0.9% -11.7% 

27 : Manufacture of electrical equipment 1.8% -0.5% 6.8% 0.0% 9.7% 1.6% 

28 : Manufacture of machinery and equipment n.e.c. 0.0% -1.4% -1.6% -1.1% 0.0% -2.5% 

29 : Manufacture of motor vehicles, trailers and semi-trailers 1.9% 4.5% 7.2% 13.2% -4.4% 9.9% 

30 : Manufacture of other transport equipment -0.8% -0.3% -0.8% -1.1% - 5.9% 

31 : Manufacture of furniture -1.1% 1.0% -7.4% -1.0% -18.0% -6.5% 

32 : Other manufacturing -2.8% -3.7% -13.1% 7.1% -12.3% 4.6% 

33 : Repair and installation of machinery and equipment 2.0% 4.5% 0.0% 8.4% 2.6% 5.9% 

35 : Electricity, gas, steam and air conditioning supply 1.0% 1.3% 2.3% 2.1% -6.5% -12.9% 

36 : Water collection, treatment and supply 1.6% 4.0% -11.2% 3.7% - - 

37 : Sewerage 4.3% 9.0% -3.7% -1.9% -3.5% -14.1% 

38 : Waste collection, treatment and disposal activities 2.6% -1.2% 6.9% 1.8% 10.2% 1.4% 

39 : Remediation activities and other waste management services 10.4% 10.8% - - - - 

41 : Construction of buildings 0.4% 2.6% -6.0% 1.9% -6.6% -2.2% 

42 : Civil engineering -1.8% -0.8% -6.1% -9.7% -8.4% -12.9% 

43 : Specialised construction activities -0.2% 1.6% 0.0% 0.0% -7.6% -3.6% 

45 : Wholesale and retail trade and repair of motor vehicles and 
motorcycles 

1.9% 1.5% -2.0% 0.0% 0.0% 2.4% 

46 : Wholesale trade, except of motor vehicles and motorcycles 0.7% 1.0% 4.2% 4.1% 6.3% 7.6% 

47 : Retail trade, except of motor vehicles and motorcycles 0.2% 0.9% 0.4% 0.8% 1.1% 1.5% 

49 : Land transport and transport via pipelines 0.7% 1.6% 4.0% 2.2% -2.6% -5.6% 

50 : Water transport 2.3% 7.3% -9.4% -16.1% - - 

51 : Air transport -0.1% 1.5% 1.2% 0.0% - - 

52 : Warehousing and support activities for transportation 4.5% 3.1% 5.7% 5.6% 4.7% 5.3% 

53 : Postal and courier activities -2.3% 0.3% -5.6% 2.7% -3.7% -1.9% 

55 : Accommodation 2.6% 1.2% 3.5% 1.5% 3.5% 1.5% 

56 : Food and beverage service activities 1.9% 2.5% 0.8% 3.1% -2.0% 1.6% 

58 : Publishing activities -1.3% 0.4% 3.5% -23.1% 23.8% -12.9% 

59 : Motion picture, video and television programme production, 
sound recording and music publishing activities 

1.7% 1.6% -3.8% -1.0% -2.6% 0.0% 

60 : Programming and broadcasting activities 7.9% 7.0% 15.8% -19.7% - - 

61 : Telecommunications 0.0% 1.5% 0.0% 1.1% -8.4% -10.2% 

62 : Computer programming, consultancy and related activities 4.0% 3.1% 2.2% 4.9% 8.3% 9.2% 

63 : Information service activities 4.4% 7.5% 6.3% 4.6% -25.0% -19.7% 

64 : Financial service activities  -1.3% -1.2% -4.2% -4.1% -10.9% -6.2% 

65 : Insurance, reinsurance and pension funding  -0.5% -1.5% -5.9% -6.7% -100.0% -100.0% 

66 : Activities auxiliary to financial services and insurance activities 0.6% 0.1% -3.6% -1.1% -3.3% 4.6% 

68 : Real estate activities 1.6% 3.6% -0.8% 1.1% 0.7% 5.9% 

69 : Legal and accounting activities 3.3% 3.2% 3.9% 2.1% 0.0% -2.3% 
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ST HELENS BOROUGH EMPLOYMENT BY INDUSTRY 
(2-DIGIT SIC) 

ENGLAND 
Annual 

growth rate 
7-year 2009-

2015 

ENGLAND 
Annual 

growth rate 
5-year 2011-

2015 

LCR 
Annual 
growth 
rate 7-

year 
2009-2015 

LCR 
Annual 
growth 
rate 5-

year 
2011-2015 

St Helens 
Annual 
growth 
rate 7-

year 2009-
2015 

St Helens 
Annual 
growth 

rate 5-year 
2011-2015 

70 : Activities of head offices; management consultancy activities 4.6% 6.4% 2.2% 1.5% -3.7% -9.0% 

71 : Architectural and engineering activities; technical testing and 
analysis 

2.8% 4.5% 0.0% 1.5% -1.9% -1.4% 

72 : Scientific research and development 1.7% 1.8% 6.7% -5.6% -100.0% -100.0% 

73 : Advertising and market research 3.6% 3.9% 1.5% 0.0% -3.1% -11.4% 

74 : Other professional, scientific and technical activities 1.9% 3.9% 4.8% 8.4% 8.1% 3.5% 

75 : Veterinary activities 4.0% 4.0% 0.7% 20.1% 2.8% 27.7% 

77 : Rental and leasing activities 3.2% 3.9% 7.9% 1.2% 7.2% 1.6% 

78 : Employment activities 3.2% 3.6% 8.0% 4.4% 4.9% 26.0% 

79 : Travel agency, tour operator and other reservation service and 
related activities 

1.4% 0.2% 4.5% -3.3% 3.7% 0.0% 

80 : Security and investigation activities 1.0% 0.1% 9.0% 6.6% 7.6% 8.4% 

81 : Services to buildings and landscape activities 2.5% 3.3% 4.8% 2.6% 0.0% -19.7% 

82 : Office administrative, office support and other business 
support activities 

6.3% 5.2% 7.6% 5.9% 10.4% 14.9% 

84 : Public administration and defence; compulsory social security -2.6% -2.1% -4.3% -4.3% -4.3% 0.0% 

85 : Education 0.7% 0.8% -0.7% 1.1% -1.4% 0.0% 

86 : Human health activities 1.6% 2.2% 1.3% 2.0% 0.0% 0.0% 

87 : Residential care activities 2.3% 0.3% 1.1% -0.5% 1.5% 0.0% 

88 : Social work activities without accommodation 0.6% 0.9% 0.0% -1.2% -4.0% -3.6% 

90 : Creative, arts and entertainment activities 2.4% 5.0% 8.0% 15.2% 21.9% 43.1% 

91 : Libraries, archives, museums and other cultural activities -1.3% -0.9% -4.0% -6.7% 6.0% -5.6% 

92 : Gambling and betting activities 1.7% -0.4% 1.0% 1.4% 3.8% 3.4% 

93 : Sports activities and amusement and recreation activities 1.0% 1.8% -4.0% 2.9% 1.7% 15.4% 

94 : Activities of membership organisations 1.8% 1.0% 0.9% -2.3% -4.4% -9.3% 

95 : Repair of computers and personal and household goods 3.0% 0.9% -4.4% 0.0% -24.3% -15.6% 

96 : Other personal service activities -1.3% 0.4% 0.0% 3.4% 1.2% 5.4% 

97 : Activities of households as employers of domestic personnel - - - - - - 

98 : Undifferentiated goods- and services-producing activities of 
private households for own use 

- - - - - - 

99 : Activities of extraterritorial organisations and bodies - - - - - - 

Column Total 1.1% 1.5% 0.4% 0.6% -0.4% -0.2% 

Source: Business Register and Employment Survey, Office for National Statistics. 

 

PORT STATISTICS 

3.21. The analysis used in the SHELMA (p122. Mersey Ports Forecasts, Peel Ports 2011) is significantly 

outdated. The 2006 Government forecasts for freight at ports has now been superseded by a 2019 

forecast. The previous port freight traffic forecasts produced in 2006 were based on 2004 data and 

forecast in 5-year intervals out to 2030. As these forecasts were produced shortly before the 

2008/09 drop in port freight caused by the global recession, they overestimated freight and 

consequently the new forecasts start at a lower level. As Figure 14 indicates, the 2006 freight 

forecasts which have informed the LCR SHELMA and subsequent district Local Plans have been 

found to be far too optimistic in terms of total volume of port freight traffic in the UK. Therefore 

the updated 2019 forecasts project far lower traffic in tonnes, with an actual slight decrease from 

2015 to 2020. 

3.22. Since port traffic will drive the need for storage and distribution facilities, this lower forecast for 

port freight will have significant implications for land use demand, and renders the assumptions 

behind the LCR SHELMA and St Helens Local Plan questionable. 
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FIGURE 14: ACTUAL AND FORECAST PORT FREIGHT TRAFFIC 

 

Source: Department of Transport) (2019) UK Port Freight Traffic 2019 Forecasts. 

3.23. Looking at the forecasted percentage changes, the 2006 forecasts had many cargo categories 

relatively flat for the period 2020-2030. These new forecasts have clearer directions for each cargo 

category during this period, reflecting the fact that as it is closer there is less uncertainty about the 

direction of travel. Some noticeable differences are the more negative forecasts for liquid bulk, 

coal and general cargo, in line with the large decreases which were seen 2004-2015. At the other 

end of the spectrum, the 2019 forecasts have a more positive forecast for other dry bulk. 
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FIGURE 15: COMPARING 2006 AND 2019 FORECASTS OF PORT FREIGHT TRAFFIC BY COMMODITY 

TYPE 

 

 
Source: Department of Transport) (2019) UK Port Freight Traffic 2019 Forecasts. 

VEHICLE PRODUCTION 

3.24. In the SHELMA Consultation Draft Appendices, significant weight is given to the storage need of 

Trade Cars on pages 118-119. The plan suggests that trade cars represents a significant growth 

opportunity for the Mersey Ports and forecasts a growth of 8.11% CAGR, compared with the 

0.6% for the Government forecasts. The forecasted growth is dependent on improved marine 

capability for car carriers and the associated storage land being available. 

3.25. However, this outlook for the UK automotive sector is out-dated, with car manufacturing actually 

in decline over the past two years. In its latest analysis, the UK Society of Motor Manufacturers 

and Traders (SMMT) statistics on car manufacturing stated that car factories turned out 120,649 

units in January 2019, down -18.2% on the previous year and marking the eighth successive month 

of decline. Demand dropped at home and overseas but it was the latter that fell most, with exports 

down -21.4% to 93,781 units. As noted in Figure 16, car manufacturing output has declined 

significantly since January 2017. 
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FIGURE 16: UK CAR MANUFACTURING OUTPUT SINCE JANUARY 2013 

 

Source: UK Society of Motor Manufacturers and Traders (SMMT). 

DEMAND FOR PREMISES 

3.26. Evidence on property eligible for business rates (Figure 17 and 18) – shows that industrial 

floorspace (including warehousing) has declined significantly  - by 202,000 square metres in St 

Helens Borough, with a significant decrease in LCR, of 404,000 square metres. Figure 18 shows 

hardly any change in rateable values for industrial premises between 2005/06 and 2015/16 – this 

indicates either sluggish demand, or the condition of existing premises.  

3.27. This would indicate a low level of market demand for industrial premises, or reflects on the 

condition of industrial premises – that so many of them have been withdrawn from market use 

and rateable values are static. It also points to the need to understand how old industrial premises 

/ land has been repurposed? is it still vacant? can it be redeveloped for new industrial or office 

premises? This is not clear from the evidence presented as part of the draft local plan. 

3.28. The assertion that growth in warehousing, logistics and industrial activities has been muted due to 

a lack of suitable premises (in the 2019 Employment Land Needs Study) may be weakened by the 

statistics on declining industrial floorspace and static rateable values – this demonstrates a lack of 

demand, rather than pent-up demand. 
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FIGURE 17: DATA ON PREMISES REGISTERED FOR BUSINESS RATES (HEREDITAMENTS) – TOTAL 

FLOOR SPACE BY TYPE OF USE IN 2005/06 AND 2015/16, THOUSANDS OF SQUARE METRES 

 2005/06: Floorspace, thousands of square metres 2015/16: Floorspace, thousands of square metres 

Area 

Total Retail Offices 

Industrial 
(includes 

warehouses, 
storage, 

logistics) Other Total Retail Offices 

Industrial 
(includes 

warehouses, 
storage, 

logistics) Other 

Halton UA 2,076 185 219 1,392 280 2,094 217 241 1,356 280 

Knowsley 1,937 162 74 1,421 280 2,082 168 98 1,436 380 

Liverpool 5,324 1,042 969 2,173 1,140 5,747 1,173 1,068 2,176 1,330 

Sefton 2,611 583 259 979 790 2,535 619 262 904 750 

St. Helens 2,669 296 135 1,808 430 2,525 325 144 1,606 450 

Wirral 2,875 553 216 1,336 770 2,855 583 225 1,227 820 

LCR 17,492 2,821 1,872 9,109 3,690 17,838 3,085 2,038 8,705 4,010 

ENGLAND AND 
WALES 

710,579 98,346 83,421 339,302 189,510 726,953 105,031 89,037 321,855 211,030 

Source: Valuation Office Agency. 

FIGURE 18: DATA ON PREMISES REGISTERED FOR BUSINESS RATES (HEREDITAMENTS) – CHANGE 

IN TOTAL FLOORSPACE BETWEEN 2005/06 AND 2015/16 

 

Total change in floorspace 2005/06 to 2015/16, 
thousands of square metres Percentage change in floorspace 2005/06 to 2015/16 

Area 

Total Retail Offices 

Industrial 
(includes 

warehouses, 
storage, 

logistics) Other Total Retail Offices 

Industrial 
(includes 

warehouses, 
storage, 

logistics) Other 

Halton UA 18 32 22 -36 0 0.9% 17.3% 10.0% -2.6% 0.0% 

Knowsley 145 6 24 15 100 7.5% 3.7% 32.4% 1.1% 35.7% 

Liverpool 423 131 99 3 190 7.9% 12.6% 10.2% 0.1% 16.7% 

Sefton -76 36 3 -75 -40 -2.9% 6.2% 1.2% -7.7% -5.1% 

St. Helens -144 29 9 -202 20 -5.4% 9.8% 6.7% -11.2% 4.7% 

Wirral -20 30 9 -109 50 -0.7% 5.4% 4.2% -8.2% 6.5% 

LCR 346 264 166 -404 320 2.0% 9.4% 8.9% -4.4% 8.7% 

ENGLAND AND 
WALES 

16,374 6,685 5,616 -17,447 21,520 2.3% 6.8% 6.7% -5.1% 11.4% 

Source: Valuation Office Agency. 

FIGURE 19: DATA ON AVERAGE RATEABLE VALUES OF PREMISES REGISTERED FOR BUSINESS RATES 

(HEREDITAMENTS) 
 2005/06: Rateable value per square metre £ 2015/16: Rateable value per square metre £ 

Area 

Retail Offices 

Industrial (includes 
warehouses, storage, 

logistics) Other Retail Offices 

Industrial (includes 
warehouses, storage, 

logistics) Other 

Halton UA 98 77 30 55 117 91 33 56 

Knowsley 94 54 26 48 115 71 28 48 

Liverpool 104 84 23 55 142 101 30 69 

Sefton 111 63 25 58 120 67 29 62 

St. Helens 108 66 29 50 122 78 30 55 

Wirral 93 54 28 50 111 70 30 57 

LCR         

ENGLAND AND 
WALES 

128 130 33 69 151 153 37 78 

Source: Valuation Office Agency. 
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4. The agricultural industry in St Helens 

4.1. This section briefly provides details about the agricultural industry in St Helens Borough. The 

latest available data is for 2013, after which, DEFRA statistics have been provided for the local 

authority areas of Knowsley, St Helens and Halton combined. 

4.2. In 2013, there were 84 agricultural holdings in St Helens Borough, comprising 7,294 hectares of 

agricultural land in use in 2013 – an increase on the 2010 total of 5,578 hectares. St Helen’s 

agricultural land represented 0.8 per cent of the North West total, and 0.08 per cent of the 

England total. Of this total area of land in 2013: 

> 3,305 hectares were used for cereals production 

> 859 hectares were used for other arable crops 

> 610 hectares were used for fruit and vegetables 

> 2,102 hectares were grassland in agricultural use 

4.3. Agricultural land supported 1,124 cattle, 6,178 sheep, 1,362 pigs, and 1439 poultry in 2013. The 

number of cattle has declined significantly – by 47 per cent between 2010 and 2013 

4.4. 349 people were employed in agriculture in St Helens Borough in 2013, up from 324 in 2010. This 

represented 1.09 per cent of agricultural employment in the North West, and 0.12 per cent of 

agricultural employment in England. Of these, 168 were regular workers in full time jobs, and 12 

worked part-time. 102 people were employed as full-time Farmers, partners, directors and spouses 

in St Helens Borough in 2013, which had increased by 21 per cent since 2010. This 49 people were 

employed part-time as Farmers, partners, directors and spouses in St Helens Borough in 

agriculture in 2013.   
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5. Are the economic aspirations of the Liverpool 

City Region reasonable? Looking at the 

evidence 

BACKGROUND 

5.1. The Liverpool City Region LEP Growth Strategy (2016) sets out a series of bold ambitions and 

aspirations for the economy, which feed through to further LCRCA policy documents such as the 

SHELMA. These in turn, inform the new draft Local Plans.  The ambitions in the LEP Growth 

Strategy are “policy-on” forecasts – which set out a desired end point for the economy, presuming 

a variety of policies, interventions and investments are made to enable this. The Employment 

Land Needs Study– Addendum Report outlines in paragraph 2.16 the aspirations of the LEP, 

based upon the Oxford Economics forecasting work: 

• The Liverpool City Region is forecast to have an additional 109,200 jobs by 2040 over 2016 

levels in the growth scenario, compared to 34,100 additional jobs in the baseline scenario.  

• St Helens is projected to have the second highest additional employment (behind only 

Liverpool City) in the growth scenario, with an additional 18,700 jobs projected for the 

borough. This compares to an additional 4,700 jobs over the same period for the baseline 

scenario. This took account of the large amount of potential B1/2/8 employment sites in St. 

Helens (see below).  

• Significantly, the growth scenario assumes strong growth in the 2016-26 period before tapering 

off, reflecting the development activity anticipated over the coming decade.  

• The growth scenario assumes a higher in-migration to the City Region.  

• It is assumed that the resident employment rate would increase, compared to the baseline 

scenario, due to the increased availability of employment opportunities through the 

transformational developments.  

• The largest growth sectors by employment numbers in St Helens in the growth scenario are 

anticipated to be warehousing and support services (+3,600 jobs) and land transport (+3,200 

jobs) reflecting the key drivers of employment in the market [from the SHELMA it is noted 

that “data provided in spreadsheets supporting this document” but this data is not provided]. 

• Manufacturing in St Helens is anticipated to grow by 2,000 jobs, a significant change from the 

baseline scenario which assumed declining employment in this sector. This is driven by the 

increasing availability of strategic industrial land in St Helens in coming years that would 

encourage manufacturers to locate to the borough, with further logistics infrastructure and 

warehousing capacity allowing for improved conditions to deliver goods to markets.  

• Displacement was assumed to be 33 percent (i.e. 33% of the jobs are coming from elsewhere 

in the City Region).  

Source: BE Group for St Helens Borough Council: Employment Land 

Needs Study, Addendum Report, Amended January 2019, p.10. 
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5.2. What we know is that Oxford Economics produced a “transformational scenario” based upon 

some assumptions about build-out of employment land and designation of more employment 

land, that is assumed would be built-out and occupied. This “transformational scenario” seems to 

have driven LEP Growth Strategy ambitions, and spatial plans through the SHELMA. 

5.3. These ‘assumptions’ used to develop the “transformational” scenario are unknown, and are not 

published anywhere, nor are the details of the baseline and transformational forecasts. 

5.4. The big question is – is this objectively based need? If it is a set of economic ambitions based 

upon a land-use scenario derived from assumptions about build out, and additional employment 

land designations – then it is a supply-side policy, that follows a subjective land designation and 

build-out scenario - and could not be said to reflect the inherent market demand trends. 

5.5. In my own professional experience I would argue that – historical trends plus well advanced 

development commitments and spending commitments (e.g. in new infrastructure) represent 

objectively-based need. Transformational growth and policy-on forecasts based on development 

aspirations, where there is no certainty of investment, build out, or occupation - are subjectively-

based need. 

5.6. The problem with “policy-on” forecasts is that, over a 25-year period, the electoral cycle can shift 

policies significantly and quickly make them irrelevant for planning purposes. For example, 

between 1996 and 2019, over 25 years (the timeline of the LCR economic strategy), England has 

had Training and Enterprise Councils, Government Offices, Single Regeneration Partnerships, 

Regional Development Agencies, City Region Partnerships, Local Enterprise Partnerships, 

Combined Authorities, and the Brexit vote. It has had five different UK governments 

(Conservative, Labour, Conservative-Lib Dem, Conservative, Conservative supported by 

confidence and supply agreement). Policies and agencies for local regeneration, planning, and 

economic development have changed frequently.  

EXAMINING THE POLICY RESPONSE TO ENABLING TRANSFORMATIONAL GROWTH 

5.7. The LCR LEP Growth Strategy is highly aspirational. The critical questions concerning this 

approach are: 

I. Is there a historic growth trend to suggest that this new higher rate of economic growth 

is within reach? 

II. Are there trends that indicate dynamic new industries, technologies, investment is 

occurring to lead to this step-change? 

III. Does the LCR economy have the capability to attract high productivity growth 

industries, or develop these endogenously (from existing local resources, talent, business 

acumen and capital?) 

IV. Is there a set of policies that can realistically transform the LCR economy?.... are they / 

do they…. 

▪ Have a coherent, realistic strategy 

▪ Have the resources to deliver such transformational change over the long-term? 

In this section, we examine how the evidence stacks up for I. and II. The questions of III and IV 

are very relevant, but would require a comprehensive audit and analysis of the LCR economy and 

the policies and expenditure plans of all public authorities and major private businesses. 
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5.8. Examining I. – the economic growth ambitions in terms of GVA growth seem highly unrealistic – 

as discussed in paragraph 3.10. Oxford Economics's 2016 baseline projections of economic 

growth for the Liverpool City Region do not credibly related to historical trends, and the 

transformational growth scenario seems incredibly optimistic. Examining the (official) ONS 

statistics on economic growth (GVA growth) for Liverpool City Region and East Merseyside Nuts 

2 area - for small geographies, such as local authority districts, statistics are less accurate for 

economic growth. As can be seen, the recent 10-year (2008-2017) annual rate of economic growth 

for Liverpool City Region is 0.0 per cent - zero growth per annum. The average annual 5-year 

(2013-2017) rate of growth is 1.0 per cent per annum. This contrasts markedly with the Oxford 

Economics 2016 baseline forecast of 1.9 per cent growth per annum between 2016 and 2040, and 

the transformational growth scenario forecast of 2.5 per cent per annum.  

5.9. And then, as Figures 2 to 4 show – the Oxford Economics Forecasts have consistently been 

much more optimistic than actual evidence about the GVA performance of the UK economy. It 

does not help that the 2016 forecasts are dated – and date quickly in the face of the uncertainties 

brought by Brexit. 

5.10. Comparing these headline growth ambitions and forecasts to actual data trends (Figure 20) is 

interesting, as the Oxford Economic baseline and transformative forecast annual growth rates are 

below the trend growth rates from actual performance (from Office for National Statistics data). 

However, Oxford Economics, like other forecasting specialists uses a dynamic economic model – 

which incorporates industrial decline as well as growth. It is therefore difficult to reconcile the two 

as it is not known what dynamics, industry changes or productivity assumptions underline the 

Oxford Economics model.  

FIGURE 20: COMPARING THE ECONOMIC STRATEGY AMBITIONS TO ACTUAL DATA TRENDS 
 FORECAST 

(OXFORD 
ECONOMICS) 

HISTORIC TRENDS (OFFICE FOR NATIONAL 
STATISTICS) 

 2016-
2040 

Annual 
growth 
rate 2016-
2040 

Trend growth rate WF jobs 
(Workforce Jobs Series) 

Trend rate: employee jobs 
(BRES) 

  CAGR 25-
year 

CAGR 
18-year 

CAGR 
10-year 

CAGR 
5-year 

CAGR 5-year 
2011-2015 

CAGR 3-year 
2015-2017 

LCR        

Jobs baseline +75,100 0.20% 0.89% 0.95% 1.97% 0.6% 1.2% 

Jobs transformational +109,200 0.60% 0.89% 0.95% 1.97% 0.6% 1.2% 

St Helens        

Jobs baseline +18,700 0.98% 0.76% 0.58% 1.47% -0.2% 1.4% 

Jobs transformational +4,700 0.27% 0.76% 0.58% 1.47% -0.2% 1.4% 
Source: Business Register and Employment Survey, Office for National Statistics. 
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ASSESSING THE LEP GROWTH SECTORS 

5.11. The LEP Growth Sectors are:  

Advanced manufacturing – particularly automotive, consumer goods, chemicals, and rail 

manufacturing.  

Digital and creative – focussing in all sub-sectors but particularly in high performance 

and cognitive computing and sensor technology;  

Financial and professional services – with particular strengths in private clients, maritime 

and business services;  

Health and life sciences – focussing on precision medicine, infectious disease, children’s 

health, independent living and eHealth;  

Low carbon energy and marine energy;  

Maritime and logistics;  

Visitor economy – including high-value activities such as conferences and business visits; 

the cruise market; special sporting and other events.  

Jobs data has been collated for each of these LEP Growth Sectors, apart from Low carbon energy 

and marine energy (as standard industrial classifications are not easily applied to this sector). As 

can be seen from Figure 21 below, comparing employment growth between 2011 and 2015 shows 

that, compared to the national (England) average, Liverpool City Region and St Helens only 

perform at or above the national average in Maritime and logistics and Visitor economy. Strong 

growth is evident in financial and professional services for LCR, but at a rate well below the 

national average. In Health and life sciences, growth in LCR is at the same rate as nationally. 

5.12. It is noted in the Local Plan documents that the largest growth sectors by employment numbers in 

St Helens in the growth scenario 2016-2040 are anticipated to be warehousing and support 

services (+3,600 jobs) and land transport (+3,200 jobs) reflecting the key drivers of employment in 

the market. The trend analysis would tend to bear this out. 

5.13. The assertion that Manufacturing in St Helens is anticipated to grow by 2,000 jobs, an assumption 

based on the increasing availability of strategic industrial land, seems inaccurate. The overall trend 

from 2011 to 2015 was for a loss of 1,500 jobs, or -4.7 per cent per annum. In the LCR the loss 

was less, at -1.6 per cent per annum (-3,900 jobs). 

5.14. Overall, there is the conundrum of how the ‘demand-side’ generation of high value added 

industries such as Advanced manufacturing, Digital and Creative, and Financial and professional 

services will take place, and therefore how the requisite demand for higher skills will come about – 

given that there is no evidence of a strong historical trend to suggest that this is a source of 

comparative advantage or a an existing trend in the economic evidence. 
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FIGURE 21: JOBS TRENDS IN LEP “GROWTH SECTORS” 

 LCR St Helens England 

 
Jobs 

growth 
2011-2015 

% annual 
jobs 

growth 
2011-2015 

Jobs 
growth 

2011-2015 

% annual 
jobs 

growth 
2011-2015 

Jobs 
growth 

2011-2015 

% annual 
jobs 

growth 
2011-2015 

Advanced manufacturing 0 0.0% -500 -4.3% 3,000 0.1% 

Digital and Creative -2,200 -2.4% -100 -0.9% 153,500 2.8% 

Financial and professional services 9,400 1.8% 300 0.6% 795,500 3.1% 

Health and life sciences 6,600 2.1% 100 0.8% 188,000 2.1% 

Maritime and logistics 7,200 4.1% 1,600 5.7% 120,500 1.4% 

Visitor economy 5,700 2.4% 800 3.6% 211,500 2.0% 

(all manufacturing) -3,900 -1.6% -1,500 -4.7% -1,500 0.0% 

Source: Business Register and Employment Survey, Office for National Statistics. 
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6. Summary of main findings and conclusions 

from the analysis 

INTRODUCTION 

6.1. This section presents a summary of the data, information and analysis presented in Chapters 1 to 

4. There is, by implication, a degree of repetition of points previously made in order to focus on 

the critical issues and points of importance. 

6.2. There is a lack of transparency over the role that the Oxford Economics Forecasts have played in 

determining joint (LCRCA) and borough (St Helens) planning policies. Documentation would 

suggest that these forecasts are ‘policy-led’ and not ‘objectively assessed’, and are, in any case out 

of date – along with a number of other assumptions underpinning employment land policies, 

including forecasts of port freight. 

QUESTIONING THE “OBJECTIVELY ASSESSED NEED” THAT HAS INFORMED EMPLOYMENT 

LAND ALLOCATIONS 

6.3. The Employment Land Needs Study Addendum Report, January 2019 refers to the role of 

economic forecasts in informing employment land policy proposals (Quoting from p.10.) “Oxford 

Economics prepared a jobs growth scenario forecast for the LEP which took account of 

transformational developments that are intended for the region in coming years. This work has 

informed the SHELMA. The key findings of this study suggest an additional 18,700 jobs in St 

Helens between 2016 and 2040, including  +3,600 jobs in warehousing and support services and 

+3,200 jobs in land transport. 

6.4. Further quoting from p10-11. Of the Employment Land Needs Study Addendum Report, January 

2019: “This modelling had input from St Helens Council in regards to promoted major 

development projects being considered in the preparation of the Local Plan Preferred 

Options, being focussed on logistics and warehousing schemes, including the potential 

Green Belt sites around Haydock, west of Omega and Parkside West and East.” 

6.5. What is clear is that if this statement is valid, that St Helens Borough Council itself set the criteria 

for the “Transformational Growth” Scenario including use of green belt land. This is a subjective 

policy scenario, and not an objectively based needs assessment of economic and market trends. 

6.6. What is perhaps clear is that St Helens Borough Council have directly informed a set of economic 

aspirations, that have now become joint planning policy – that endorses allocating new 

employment sites on green belt land and assuming these are built and occupied  

6.7. Overall, what is not clear is the detail, method and relevance of this “Transformational Growth” 

scenario and whether it passes the test of being Objectively Assessed Need. 

THE EVIDENCE BASE IS OUT-OF-DATE 

6.8. A number of datasets and analysis used to inform the LCR SHELMA and St Helens Borough 

Council Local Plan are out of date. 

6.9. It is clear that the Oxford Economics Forecasts made in 2016 are out of date. Compared to the 

evidence on economic growth over recent years (2015 to 2017), they are overly optimistic in terms 
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of UK economic growth rates – which in this model are used to inform forecast local growth 

rates. For example, Oxford Economics has projected the UK rate of growth at 2.2 per cent (2016), 

2.4 per cent (2017) and 2.3 per cent (2018) compared the actual out-turn, as estimated by the 

Office for National Statistics at 1.8 per cent (2016), 1.8 per cent (2017) and 1.4 per cent (2018). 

Looking Forward, in 2016, Oxford Economics forecast 2.1 per cent growth for 2019 and 2.4 per 

cent growth for 2020 in its baseline scenario, and 2.7 per cent and 3.7 per cent growth in 2019 and 

2020 respectively in its Transformational Growth Scenario. Both scenario forecasts are very 

optimistic compared to recent forecasts by the Office for Budget Responsibility (in October 2019) 

of 1.6 per cent growth in 2019 and 1.4 per cent growth in 2020. The 2016 Baseline and Growth 

Scenario forecasts were originated shortly after the Brexit vote and this places them in a very 

uncertain context. By contrast, Oxford Economics’s 2017 projections for jobs growth are lower 

than the historical trend for both Workforce Jobs and employee jobs. This further undermines 

their perceived accuracy. 

6.10. Research shows that the accuracy of economic forecast is significantly dependent upon the 

accuracy and relevance of the data they are based on. As the Office for Budget responsibility states 

about its own economic forecasts, which contain over 500 variables: “The first step in evaluating 

our economy forecasts is to understand and account for revisions and other changes to the ONS 

outturn data… The ONS ‘outturns’ will always be an estimate of this true underlying activity. They 

are revised over time as new information and new methodologies are used.” Office for Budget 

Responsibility, (2017) Briefing Paper No 7: Evaluating Forecast Accuracy, pp. 5. The Bank of 

England, in its evaluation of its own economic forecasts notes that “Errors in two year ahead 

GDP forecasts were positively and significantly related to data outturns [published data] known 

when the forecasts were made.” Bank of England (2015) Evaluating forecast performance, 

Independent Evaluation Office. 

6.11. In other words – economic forecasts become out of date quickly, as new data emerges, and old 

datasets get revised. In particular, in times of significant economic change and uncertainty – relying 

on forecasts a few years old to make major policy decisions is not considered to be appropriate. 

6.12. The UK port freight forecasts used in the LCR SHELMA are well out of date, published in 2006 

and have been replaced by 2019 forecast by the Department of Transport – which project a much 

lower growth in freight volumes than the 2006 forecasts. In total, the 2006 forecasts projected a 12 

per cent growth in UK port freight compared to an actual contraction of -13 per cent. 2006 

forecasts projected a growth of 12 per cent in port freight between 2020 and 2030, compared to 

the 2019 forecasts projecting an 8 per cent growth rate. 

6.13. Assumptions about the growth of UK vehicle production are also out of date, with vehicle 

production in steep decline since January 2017, and render the assumptions in the SHELMA and 

Local Plan about the growth of port freight movements and storage requirements for motor 

vehicles redundant.  

6.14. The assertion that growth in warehousing, logistics and industrial activities has been muted due to 

a lack of suitable premises (in the 2019 Employment Land Needs Study) is also undermined by 

data on premises registered for business rates. Between 2005/06 and 2015/16 Industrial 

floorspace (including warehousing) has declined significantly  - by 202,000 square metres in St 

Helens Borough, with a significant decrease in LCR, of 404,000 square metres. There has hardly 

any change in rateable values for industrial premises between 2005/06 and 2015/16. This indicates 

either sluggish demand, or the condition of existing premises - demonstrating a lack of demand, 

rather than pent-up demand. 

  



 30 

LACK OF TRANSPARENCY IN THE EVIDENCE BASE SUPPORTING THE ST HELENS LOCAL 

PLAN 

6.15. The Oxford Economics “Transformational Growth” forecasts (2016) are all quoted as being 

critical in informing assumptions about industry growth, jobs growth and the demand for 

employment land but are nowhere to be accessed. Formal enquiries made to SHBC and Liverpool 

City Region LEP have not resulted in the Oxford Economics forecasts or data being provided or 

made public. This document is not publicly available, yet underpins the LCR SHELMA, and all 

subsequent local plans in the Liverpool City Region. It is highly unusual to have such forecasts, 

material to the planning policies, not being made publicly available.  

6.16. For other non-statutory spatial strategies and local plans, forecasts are usually made publicly 

available. For example: 

6.16.1. Joint Core Strategy – Cheltenham, Tewkesbury and Gloucester 

https://www.jointcorestrategy.org/examination – see Assessment of updated economic 

forecasts, Nathaniel Lichfield and Partners, April 2014 

6.16.2. Cambridgeshire and Peterborough Joint Strategic Planning Unity - 

http://cambridgeshire.wpengine.com/document-library/ - see under “Economy and 

Employment (this has now been superseded by development of non-statutory spatial 

strategy for the GC Combined Authority area) 

6.17. Overall this gives the impression that the LCR forecasts are a “black box” where the assumptions, 

and details are unknown, yet they give a very ambitions outlook for growth and for certain sectors 

to grow. Without the detailed evidence – the best word to describe these is “ambitions” rather 

than “facts”. 

6.18. This is also further confused by the apparent land use scenarios, including the allocation of green 

belt land to employment use that have derived a “Transformational Growth” scenario which is 

driving the SHELMA and local plans. There is no way to transparently verify these forecasts and 

to understand their relevance today, three years after they were published. 

THE FORECASTS ARE TOO OPTIMISTIC – SHOULD POLICY ASPIRATIONS DRIVE LAND USE 

POLICIES? 

6.19. The economic growth ambitions of the LCR LEP and SHELMA in terms of GVA growth seem 

highly unrealistic. Oxford Economics's 2016 baseline projections of economic growth for the 

Liverpool City Region do not credibly related to historical trends, and the transformational growth 

scenario seems incredibly optimistic. Examining the (official) ONS statistics on economic growth 

(GVA growth) for Liverpool City Region and East Merseyside Nuts 2 area - for small geographies, 

such as local authority districts, statistics are less accurate for economic growth. As can be seen, 

the recent 10-year (2008-2017) annual rate of economic growth for Liverpool City Region is 0.0 

per cent - zero growth per annum. The average annual 5-year (2013-2017) rate of growth is 1.0 per 

cent per annum. This contrasts markedly with the Oxford Economics 2016 baseline forecast of 1.9 

per cent growth per annum between 2016 and 2040, and the transformational growth scenario 

forecast of 2.5 per cent per annum. Even the baseline forecasts seems to significantly stretch 

credibility - being twice the rate of growth of the most recent 5-year period. 
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Terms and Condition of Business and taking account of the resources devoted to us by agreement with 
the client. 

We disclaim any responsibility to the client and others in respect of any matters outside the scope of the 
above. 
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parties to whom this report, or any part thereof, is made known.  Any such party relies on the report at its 
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1. Introduction 

1.1. Waterman Infrastructure & Environment has been commissioned by Canmoor Developments Ltd to 
consider the transport and access requirements for a warehouse and distribution facility ‘Millfield Park’, 
(incorporating land use classes B1c/B2/B8) located in Haydock, St. Helens. This work is intended to inform 
the masterplanning process at a high strategic level, in combination with confirming Representation to the 
land allocation requirements identified within the new St. Helens Borough Local Plan 2020-2035 
Submission Draft.  

1.2. This supplementary report supports the previous Transport and Access Review (Document Ref. No: 
WIB14205-103-R-12-2-1) submitted to St. Helens Council in October 2017 which presents an overview of 
the transportation issues associated with developing the Millfield Park site and in particular, provides 
commentary and analysis on access by both sustainable and vehicular modes of transport.  

1.3. The site is included within the new St. Helens Borough Local Plan 2020-2035 Submission Draft, with 
potential land allocation identified within the Submission Draft Policies Map. The Draft Policies Map includes 
Millfield Park under Employment Allocation 6EA ‘Land west of Millfield Lane, south of Liverpool Road and 
north of Clipsley Brook, Haydock’, which is also identified and allocated as a ‘Strategic Employment Site’ 
(Policy LPA04.1). In terms of transportation requirements, the following high-level site-specific requirements 
for 6EA are contained within Appendix 5 of the submission draft document, which are considered herein: 

 Appropriate highway access via Millfield Lane and allocated 2EA site (Florida Farm); and 

 Implementation of any measures required to mitigate impacts on the M6 Junction 23 or other parts of 
the highway network. 

1.4. The preliminary masterplan shows a total of nine units constructed at the Millfield Park site. It is proposed 
the development would be accessed from a priority-controlled access junction on the Millfield Lane 
frontage. At this time, it is anticipated that Millfield Park would become operational in 2021.  

1.5. For the purpose of this report, a total floorspace provision of circa 95,000sqm has been assumed to provide 
a robust assessment.  

1.6. Consideration of the Millfield Park proposals includes information from the adjacent 26,975sqm ‘Link 23’ 
warehousing / distribution proposals, for which the associated Transport Assessment (Document Ref. No: 
WIB14205-103-R-3-2-1) scoped and submitted previously in discussion with St. Helens Council, Highways 
England and Wigan Council. The Link 23 site also benefits from being included within the new St. Helens 
Borough Local Plan Submission Draft as potential land allocation site 5EA. A full planning application for 
the Link 23 proposals was submitted October 2017 (Ref. No: P/2017/0920/FUL) and is currently awaiting 
decision.  

1.7. Further detailed work would be required to support any future planning application for the Millfield Park site, 
to be undertaken in the form of a Transport Assessment (TA).  

1.8. The remainder of this report is structured as follows: 

 Existing Situation; 

 St. Helens Local Plan Overview; 

 Access Strategy and Operational Analysis; and, 

 Summary and Conclusion. 
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2. Existing Situation 

2.1. The proposed ‘Millfield Park’ development site is situated immediately the north of the adjacent 
development site ‘Link 23’. Both are located to the north of the Haydock Lane Industrial Estate, near 
Haydock within St. Helens Metropolitan Borough Council area. The sites lie approximately 5.6km to the 
north east of St. Helens Town Centre and approximately 1km south west of M6 Junction 24.  Figure 1 
indicates the site locations in the context of the surrounding area: 

Figure 1: Site Location 

 

2.2. The Millfield Park site is currently agricultural land and is bounded by the Clipsley Brook to the south-east, 
the public right of way connecting Haydock Lane with the A58 Liverpool Road to the south-west, the A58 
Liverpool Road and a residential development to the north-west and Millfield Lane to the north-east.  

2.3. Millfield Lane is a single carriageway road running generally in a north / south direction that connects with 
the A58 Liverpool Road and the A580 East Lancashire Road.  The road is subject to a 30mph speed limit 
in the vicinity of the site. There is an existing continuous footway along the eastern side of the road with 
street lighting. The western footway extends from the A58 Liverpool Road to a point near the pedestrian 
gate of the residential property known as ‘Cross House’. A narrow footway then continues to the point where 
Cross House’s vehicle access and the development site boundary meet.  The western footway then restarts 
at a trailer rental company premises and continues to the south toward Haydock Lane and other 
destinations. 

2.4. The A58 Liverpool Road is a single carriageway road that connects with the M6 Junction 24 and the Wigan 
Council area to the east and meets with the A580 East Lancashire Road to the south west of the site. The 
road is subject to a 50mph speed limit for approximately the first 80m of this part of the site frontage, 
thereafter reducing to a 40mph speed-limit. There is a continuous footway on the development frontage 
side (southern channel) of the road that benefits from street lighting. 

2.5. Public transport links are available in the form of bus services; at present the nearest bus stops are located 
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on Millfield Lane, approximately 400m to the south of the site frontage, with others on the A58 Liverpool 
Road frontage. An overview of access by sustainable modes has been provided previously within the site 
development Transport and Access Review. 
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3. St. Helens Borough Local Plan 2020 - 2035 

3.1. St. Helens Council is preparing a new Local Plan. This Plan will set how much development for housing, 
employment and other uses should take place in the borough. It will identify where new development should 
take place and set out the policies for assessing planning applications. 

3.2. The Submission Draft document is the version that the Council wishes to adopt. Previously, the Council 
consulted on the Preferred Options Local Plan from December 2016 to January 2017, and representations 
received on that, together with other earlier consultation, has been taken into account when producing the 
Submission Draft. 

3.3. Following the Submission Draft publication (17th January to 13th March 2019), together with the 
representations received, the Local Plan and its subsequent adoption will proceed to the Secretary of State 
for Examination in Public led by an independent Planning Inspector. 

3.4. The Draft Policies Map showing land allocation extents for sites 5EA (Link 23) and 6EA (Millfield Park) is 
reproduced in Figure 2 below:  

Figure 2: Submission Draft Policies Map (Sites 5EA and 6EA) 
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4. Access Strategy 

Proposed Access Design 

4.1. Vehicle access to the Millfield Park site will be agreed through consultation with St. Helens Council and 
considered as part of a Transport Assessment (TA) in support of future development at this location.  From 
an initial review, suitable vehicular access could be accommodated via Millfield Lane by way of a priority-
controlled junction.   

4.2. There are advantages to providing access onto Millfield Road, including increasing route choice for 
development traffic. The potential access junction provides a convenient route onto the strategic network 
at M6 Junction 24 and north east towards Wigan via the A58, thereby potentially reducing the impact of 
development at Haydock Island (M6 Junction 23). 

4.3. An indicative junction access layout concept on Millfield Lane is shown in Figure 3 below, with a suitably 
scaled plan within Appendix A.  

Figure 3: Indicative Site Access on Millfield Lane 

 

4.4. The junction concept design includes a 3.5-metre wide ghost island facility to allow sufficient storage of 
right-turn waiting traffic from Millfield Lane (north) towards the site. Adequate provision can also be made 
in terms of ensuring land-take within the applicant’s control.   

4.5. Additional pedestrian refuge islands could also be incorporated into the design to support existing 
pedestrian movements and those associated with Millfield Park and adjacent development. In order to 
enhance pedestrian and cycle accessibility, a 3-metre wide shared footway could be incorporated into the 
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site access design, to lead along the site’s internal access road.  

Visibility 

4.6. The proposed access junction would be situated approximately 60-metres north of the most southerly 
boundary of the Millfield Park site. This has been identified as the optimum location with reference to 
visibility and junction design standards.   

4.7. Figure 3 demonstrates that a visibility-splay (y-distance) of 90-metres can be achieved to the left (north) 
and to the right (south) based on a 9-metre x-distance. Visibility to the right / south could be maintained by 
incorporation of the adjacent ‘paddock’ land which will form part of the applicant’s blue-line boundary. 
Although Millfield Lane is subject to a 30mph speed-limit within the vicinity of the potential site access 
junction, visibility has been assessed with reference to DMRB (TD42/95) 60kph / 40mph standards, and is 
therefore compliant and more robust than DMRB standards.   

4.8. Visibility requirements are also stipulated within St. Helens Council document ‘Street Design Guide – 
Highways for Adoption’ (2009). Section 6 of the document requires a reduced (4.5-metre) x-distance for 
non-residential developments, with an y-distance of 90 / 70-metres (‘subject to the status of the route’) on 
roads subject to a 30mph speed-limit. Figure 3 shows also that visibility can be achieved in-line with this 
local St. Helens guidance. The achieved DMRB and St. Helens Council visibility requirements based on a 
90-metre y-distance therefore provide a robust assessment which will enforce safe junction operations.  

Operational Assessment 

Traffic Data 

4.9. An operational analysis of the proposed concept access junction layout has been undertaken to determine 
suitability for development without any material detriment to operation or safety of the adjacent highway 
network. Supporting traffic flow diagrams are provided within Appendix C. 

4.10. Operational assessment has been based on data extracted from the Link 23 Transport Assessment (TA). 
For purposes of a robust assessment, consideration has been given to a development opening +10-year 
design horizon of 2031.  

4.11. Background traffic flows along Millfield Lane, within the vicinity of the Millfield Park potential access junction 
have been extracted from the Link 23 TA for the weekday AM and PM peak assessment periods and are 
presented in Diagrem 1 (Appendix B).  

4.12. The 2018 background flows have been factored to the 2031 design year using national trip end model 
(NTEM) figures extracted from the computer program TEMPro. In consideration of design year traffic 
growth, two-way traffic flows along Millfield Lane within the vicinity of the Millfield Park potential access will 
be 1,012 and 1,282 vehicles in the AM and PM peak hours respectively, as shown in Diagram 2. The 
TEMPro traffic growth outputs are contained within Appendix C.  

4.13. It has been assumed that the proposed Link 23 development would be fully operational in consideration of 
the 2031 design year assessments and these development flows have been incorporated into the 
assessment. Furthermore, a review of consented developments identified within the Link 23 TA 
demonstrates that no consented development traffic flows are anticipated to route along Millfield Lane 
within the vicinity of the potential Millfield Park access junction.  

4.14. Millfield Park trip generation has been based on the trip rates utilised within the Link 23 TA, which refer to 
the method undertaken to support the Florida Farm North application including TRICS (Version 7.2.1) data 
and additional survey data associated with the Omega North development in Warrington. The peak-period 
trip rates taken forward are provided below, together with the resultant trip generation associated with the 
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forecast 95,000sqm for the Millfield Park proposals:   

 Table 1: Trip Rates & Millfield Park Trip Generation (95,000sqm GIA) 

27,873 
sqm 

AM PM 

Arrivals Departures Total Arrivals Departures Total 

Car HGV Car HGV Car HGV Car HGV Car HGV Car HGV 

Rate 0.072 0.016 0.047 0.017 0.119 0.033 0.069 0.015 0.088 0.015 0.157 0.030 

Trips 68 15 45 16 113 31 66 14 84 14 149 29 

4.15. Table 1 highlights that the proposed development could generate (2-way) a total of 113 cars and 31 HGVs 
during the weekday AM peak hour and 149 cars and 29 HGVs during the equivalent PM peak. The trips 
have been distributed throughout the local highway network in proportion with the existing traffic demand 
as detailed within the Link 23 TA. Trip distribution is shown in Diagram 4 whilst trip assignment is shown in 
Diagram 5.   

4.16. Total junction flows incorporating 2031 design year and Link 23 + Millfield Park development flows are 
presented in Diagram 6. For the purpose of operational assessments, flows have been converted to PCUs 
as detailed within Diagram 7.  

Junction Analysis 

4.17. The Transport Road Laboratory (TRL) computer programme PICADY has been used to analyse the 
capacity of the potential Millfield Park Site Access junction.  The capacity of priority junctions is generally 
considered to be acceptable where the ratio of flow against capacity (RFC) is 0.85 or less.  Within this ratio, 
queuing can be contained without knock-on effects to other traffic streams and the average delay per 
arriving vehicle is reasonable and flows are considered stable as highlighted by level of service (LOS), 
noted as follows: 

A = Free flow  

B = Reasonably free flow  

C = Stable flow  

D = Approaching unstable flow  

E = Unstable flow  

F = Forced or breakdown flow 

4.18. The Millfield Lane / Site Access junction has been modelled based on geometry derived from the initial 
concept design, as shown in Appendix A. 

4.19. The detailed PICADY output is contained in Appendix D and a summary of the 2031 design year (base + 
Link 23 + Millfield Park) results is presented in Table 2. 
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Table 2: Summary PICADY Results for 2031 Design Year (Base + Link 23 + Millfield Park) 

Stream 

AM Peak PM Peak 

RFC  Delay 
(s) 

Queue 
(PCU) 

LOS RFC Delay 
(s) 

Queue 
(PCU) 

LOS 

B - C 0.027 6.99 0.0 A 0.062 10.34 0.1 B 

B - A 0.200 11.96 0.2 B 0.392 22.14 0.6 C 

C - B 0.051 6.02 0.1 A 0.043 8.10 0.0 A 

A=Millfield Lane (S), B= Site Access Road, C=Millfield Lane (N) 

4.20. With the predicted increase in traffic through growth, the design year (2031) analysis shows that the junction 
has adequate reserve capacity. The maximum RFC is 0.392 with a queue of 0.6 PCUs at the site egress 
(right-turn onto Millfield Lane south) during the PM peak hour. In terms of delay, the level of service indicates 
stable flow for all approaches.  

4.21. The operational assessment therefore demonstrates that a singular priority junction access on Millfield Lane 
would comfortably accommodate the Millfield Park proposals without detrimental operational or safety 
impacts on the local highway network in consideration of background traffic growth, Link 23 traffic flows 
and local consented developments.  

Site 6EA Access Requirements  

4.22. The site-specific access requirements outlined within the St. Helens Borough Local Plan 2020 – 2035 for 
Millfield Park (allocated site 6EA) requires; “Appropriate highway access via Millfield Lane and allocated 
2EA site” (Florida Farm). However, the preliminary operational assessment undertaken above 
demonstrates that an additional vehicular access point to Millfield Park via the allocated 2EA site would not 
be necessary. Additional constraints may also be experienced should access to the Millfield Park site be 
required via third-party land (Florida Farm).  

4.23. Whilst analysis undertaken within this report demonstrates that a singular vehicular access from Millfield 
Lane would be sufficient, this would be confirmed with further detailed analysis undertaken within a TA in 
support of any subsequent planning application for the site. The TA assessments will be fully scoped with 
St. Helens Council, Highways England and Wigan Council and will consider the finalised masterplan 
proposals and additional detail required to finalise the site access junction design.   

4.24. Based on the above, it is proposed that Local Plan site specific access requirements be amended/finalised 
as follows;  

“Appropriate highway access via Millfield Lane or a combination with the allocated 2EA site (Florida 
Farm).”  

4.25. Determination of whether a singular point of access from Millfield Lane or an additional access via Florida 
Farm would be suitable would be thoroughly assessed within any subsequent TA for Millfield Park. The TA 
would also assess and identify any mitigation measures which may be required throughout the local 
highway network and Junction 23 of the M6 with reference to additional transportation requirements 
associated with allocated site 6EA; “Implementation of any measures required to mitigate impacts on the 
M6 (Junction 23) or other parts of the highway network.” 
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5. Summary & Conclusion 

5.1. Waterman Infrastructure & Environment has been commissioned by Canmoor Developments Ltd to 
consider the transport and access requirements for a warehouse and distribution facility ‘Millfield Park’, 
(incorporating land use classes B1c/B2/B8) located in Haydock, St. Helens. This work is intended to inform 
the masterplanning process at a high strategic level, in combination with confirming Representation to the 
land allocation requirements identified within the new St. Helens Borough Local Plan 2020-2035 
Submission Draft.  

5.2. The preliminary masterplan shows a total of nine units constructed at the Millfield Park site. It is proposed 
the development would be accessed from a priority-controlled access junction on the Millfield Lane 
frontage. At this time, it is anticipated that Millfield Park would become operational in 2021.  

5.3. The site benefits from being included within the New St. Helens Borough Local Plan 2020 – 2035 
Submission Draft as potential land allocation 6EA.  

5.4. The preliminary junction access arrangement for the Millfield Park site includes provision of 3.5-metre wide 
ghost island facility to allow storage of right-turn waiting traffic from Millfield Lane (north). A visibility 
assessment has also been undertaken which demonstrates that adequate visibility can be achieved in-line 
with both DMRB and St. Helens Council design standards.  

5.5. An operational assessment has been undertaken in recognition of the preliminary junction access design 
and a +10-year design horizon of 2031, with assessment considering background traffic growth, consented 
developments and additional traffic flows associated with both Link 23 and Millfield Park.  

5.6. Design-year operational assessment results demonstrate that the junction would operate well, indicating 
that additional vehicular points of access into the Millfield Park site would not be necessary as outlined in 
the St. Helens Borough Local Plan 2020 – 2035 site specific access requirements. It has therefore been 
proposed that Local Plan site specific access requirements for site 6EA be amended / finalised as follows;  

“Appropriate highway access via Millfield Lane or a combination with the allocated 2EA site (Florida 
Farm).”  

5.7. Determination of whether a singular point of access from Millfield Lane or an additional access via Florida 
Farm would be suitable would be thoroughly assessed within any subsequent TA for Millfield Park. The TA 
would also assess and identify any mitigation measures which may be required throughout the local 
highway network and Junction 23 of the M6 with reference to additional transportation requirements 
associated with allocated site 6EA.
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APPENDICES 

A. Indicative Millfield Park Junction Arrangement 
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B. Traffic Flow Diagrams 
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WIB14205 - Potential Warehousing Site, Millfield 

Lane, Haydock



 

 

Appendices 
Supplementary Transport and Access Review 

Document Reference: WIE15628 
WIE15628-100-R-1-2-2 

\\S-GW\wiel\Projects\WIE15628_Haydock Lane St Helens\100\8_Reports\1. Supplementary Transport and Access 
Review\WIE15628-100-R-1-2-2 Supplementary Transport and Access Review.docx 

C. TEMPRO Growth Outputs 

 

 

 



2018 - 2031 (AM)

2018 - 2031 (PM)

TEMPro Outputs



 

 

Appendices 
Supplementary Transport and Access Review 

Document Reference: WIE15628 
WIE15628-100-R-1-2-2 

\\S-GW\wiel\Projects\WIE15628_Haydock Lane St Helens\100\8_Reports\1. Supplementary Transport and Access 
Review\WIE15628-100-R-1-2-2 Supplementary Transport and Access Review.docx 

D. Model Outputs 

 



 

 
Filename: millfield_site access.j9 
Path: \\S-GW\wiel\Projects\WIE15628_Haydock Lane St Helens\100\5_Technical\Transportation\Modelling 
Report generation date: 06/03/2019 17:11:07  

»(Default Analysis Set) - 2031 Design + P1 + Dev, AM 
»(Default Analysis Set) - 2031 Design + P1 + Dev, PM 

Summary of junction performance 
 

 
 

Junctions 9
PICADY 9 - Priority Intersection Module

Version: 9.5.0.6896  
© Copyright TRL Limited, 2018 

For sales and distribution information, program advice and maintenance, contact TRL: 
+44 (0)1344 379777     software@trl.co.uk     www.trlsoftware.co.uk

The users of this computer program for the solution of an engineering problem are in no way relieved of their responsibility for the correctness of the 
solution

  AM PM
  Queue (PCU) RFC Queue (PCU) RFC

  A1 - 2031 Design + P1 + Dev
Stream B-C 0.0 0.03 0.1 0.06

Stream B-A 0.2 0.20 0.6 0.39

Stream C-B 0.1 0.05 0.0 0.04

There are warnings associated with one or more model runs - see the 'Data Errors and Warnings' tables for each Analysis or Demand Set. 
 
Values shown are the highest values encountered over all time segments. Delay is the maximum value of average delay per arriving vehicle. 

File summary 

Units 

Analysis Options 

File Description 
Title (untitled)

Location  

Site number  

Date 27/01/2017

Version  

Status (new file)

Identifier  

Client  

Jobnumber  

Enumerator GWJRC

Description  

Distance units Speed units Traffic units input Traffic units results Flow units Average delay units Total delay units Rate of delay units
m kph PCU PCU perHour s -Min perMin

Vehicle length 
(m)

Calculate Queue 
Percentiles

Calculate detailed queueing 
delay

Calculate residual 
capacity

RFC 
Threshold

Average Delay 
threshold (s)

Queue threshold 
(PCU)

5.75       0.85 36.00 20.00

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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Demand Set Summary 

Analysis Set Details 

ID Scenario name Time Period name Traffic profile type Start time (HH:mm) Finish time (HH:mm) Time segment length (min) Run automatically

D1 2031 Design + P1 + Dev AM ONE HOUR 08:00 09:30 15 ü

D2 2031 Design + P1 + Dev PM ONE HOUR 16:45 18:15 15 ü

ID Name Include in report Network flow scaling factor (%) Network capacity scaling factor (%)

A1 (Default Analysis Set) ü 100.000 100.000

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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(Default Analysis Set) - 2031 Design + P1 + Dev, AM 
Data Errors and Warnings 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Major Arm Geometry 

Geometries for Arm C are measured opposite Arm B. Geometries for Arm A (if relevant) are measured opposite Arm D. 

Minor Arm Geometry 

Slope / Intercept / Capacity 

Priority Intersection Slopes and Intercepts 

The slopes and intercepts shown above do NOT include any corrections or adjustments. 

Streams may be combined, in which case capacity will be adjusted. 

Values are shown for the first time segment only; they may differ for subsequent time segments. 

Severity Area Item Description

Warning Vehicle Mix  
HV% is zero for all movements / time segments. Vehicle Mix matrix should be completed whether working in 
PCUs or Vehs. If HV% at the junction is genuinely zero, please ignore this warning.

Junction Name Junction type Major road direction Use circulating lanes Junction Delay (s) Junction LOS

1 Millfield Lane / Site Access T-Junction Two-way   0.86 A

Driving side Lighting
Left Normal/unknown

Arm Name Description Arm type

A Millfield Lane (S)   Major

B Site Access   Minor

C Millfield Lane (N)   Major

Arm Width of carriageway 
(m)

Has kerbed central 
reserve

Has right turn 
bay

Width for right turn 
(m)

Visibility for right turn 
(m) Blocks? Blocking queue 

(PCU)

C 6.40   ü 3.50 150.0   -

Arm Minor arm 
type

Width at give-
way (m)

Width at 
5m (m)

Width at 
10m (m)

Width at 
15m (m)

Width at 
20m (m)

Estimate flare 
length

Flare length 
(PCU)

Visibility to 
left (m)

Visibility to 
right (m)

B
One lane plus 

flare 10.00 9.50 6.50 5.70 5.50 ü 3.00 90 90

Junction Stream Intercept
(PCU/hr)

Slope
for  
A-B

Slope
for  
A-C

Slope
for  
C-A

Slope
for  
C-B

1 B-A 656 0.117 0.297 0.187 0.424

1 B-C 651 0.098 0.248 - -

1 C-B 754 0.287 0.287 - -

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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Traffic Demand 

Demand Set Details 

 

Demand overview (Traffic) 

Origin-Destination Data 

Vehicle Mix 

Results 

Results Summary for whole modelled period 

 
 
 
 
 

ID Scenario name Time Period name Traffic profile type Start time (HH:mm) Finish time (HH:mm) Time segment length (min) Run automatically

D1 2031 Design + P1 + Dev AM ONE HOUR 08:00 09:30 15 ü

Vehicle mix varies over turn Vehicle mix varies over entry Vehicle mix source PCU Factor for a HV (PCU)

ü ü HV Percentages 2.00

Arm Linked arm Profile type Use O-D data Average Demand (PCU/hr) Scaling Factor (%)

A   ONE HOUR ü 392 100.000

B   ONE HOUR ü 81 100.000

C   ONE HOUR ü 786 100.000

Demand (PCU/hr) 
  To

From

   A   B   C 

 A  0 83 309

 B  68 0 13

 C  757 29 0

Heavy Vehicle Percentages 
  To

From

   A   B   C 

 A  0 0 0

 B  0 0 0

 C  0 0 0

Stream Max RFC Max Delay (s) Max Queue (PCU) Max LOS Average Demand 
(PCU/hr)

Total Junction 
Arrivals (PCU)

B-C 0.03 6.99 0.0 A 12 18

B-A 0.20 11.99 0.2 B 62 94

C-A         695 1042

C-B 0.05 6.01 0.1 A 27 40

A-B         76 114

A-C         284 425

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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Main Results for each time segment 

08:00 - 08:15 

08:15 - 08:30 

08:30 - 08:45 

08:45 - 09:00 

09:00 - 09:15 

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 10 2 571 0.017 10 0.0 0.0 6.417 A

B-A 51 13 464 0.110 51 0.0 0.1 8.695 A

C-A 570 142     570        

C-B 22 5 670 0.033 22 0.0 0.0 5.555 A

A-B 62 16     62        

A-C 233 58     233        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 12 3 554 0.021 12 0.0 0.0 6.641 A

B-A 61 15 427 0.143 61 0.1 0.2 9.837 A

C-A 681 170     681        

C-B 26 7 653 0.040 26 0.0 0.0 5.740 A

A-B 75 19     75        

A-C 278 69     278        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 14 4 529 0.027 14 0.0 0.0 6.992 A

B-A 75 19 375 0.200 75 0.2 0.2 11.959 B

C-A 833 208     833        

C-B 32 8 630 0.051 32 0.0 0.1 6.014 A

A-B 91 23     91        

A-C 340 85     340        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 14 4 529 0.027 14 0.0 0.0 6.994 A

B-A 75 19 375 0.200 75 0.2 0.2 11.985 B

C-A 833 208     833        

C-B 32 8 630 0.051 32 0.1 0.1 6.014 A

A-B 91 23     91        

A-C 340 85     340        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 12 3 553 0.021 12 0.0 0.0 6.645 A

B-A 61 15 427 0.143 61 0.2 0.2 9.863 A

C-A 681 170     681        

C-B 26 7 653 0.040 26 0.1 0.0 5.743 A

A-B 75 19     75        

A-C 278 69     278        
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09:15 - 09:30 

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 10 2 570 0.017 10 0.0 0.0 6.421 A

B-A 51 13 464 0.110 51 0.2 0.1 8.726 A

C-A 570 142     570        

C-B 22 5 670 0.033 22 0.0 0.0 5.557 A

A-B 62 16     62        

A-C 233 58     233        
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(Default Analysis Set) - 2031 Design + P1 + Dev, PM 
Data Errors and Warnings 

Junction Network 

Junctions 

Junction Network Options 

Traffic Demand 

Demand Set Details 

 

Demand overview (Traffic) 

Origin-Destination Data 

Vehicle Mix 

Severity Area Item Description

Warning Vehicle Mix  
HV% is zero for all movements / time segments. Vehicle Mix matrix should be completed whether working in 
PCUs or Vehs. If HV% at the junction is genuinely zero, please ignore this warning.

Junction Name Junction type Major road direction Use circulating lanes Junction Delay (s) Junction LOS

1 Millfield Lane / Site Access T-Junction Two-way   1.62 A

Driving side Lighting
Left Normal/unknown

ID Scenario name Time Period name Traffic profile type Start time (HH:mm) Finish time (HH:mm) Time segment length (min) Run automatically

D2 2031 Design + P1 + Dev PM ONE HOUR 16:45 18:15 15 ü

Vehicle mix varies over turn Vehicle mix varies over entry Vehicle mix source PCU Factor for a HV (PCU)

ü ü HV Percentages 2.00

Arm Linked arm Profile type Use O-D data Average Demand (PCU/hr) Scaling Factor (%)

A   ONE HOUR ü 917 100.000

B   ONE HOUR ü 116 100.000

C   ONE HOUR ü 488 100.000

Demand (PCU/hr) 
  To

From

   A   B   C 

 A  0 84 833

 B  95 0 21

 C  470 18 0

Heavy Vehicle Percentages 
  To

From

   A   B   C 

 A  0 0 0

 B  0 0 0

 C  0 0 0

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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Results 

Results Summary for whole modelled period 

 
 
 
 
 
Main Results for each time segment 

16:45 - 17:00 

17:00 - 17:15 

17:15 - 17:30 

17:30 - 17:45 

Stream Max RFC Max Delay (s) Max Queue (PCU) Max LOS Average Demand 
(PCU/hr)

Total Junction 
Arrivals (PCU)

B-C 0.06 10.34 0.1 B 19 29

B-A 0.39 22.14 0.6 C 87 131

C-A         431 647

C-B 0.04 8.10 0.0 A 17 25

A-B         77 116

A-C         764 1147

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 16 4 469 0.034 16 0.0 0.0 7.943 A

B-A 72 18 389 0.184 71 0.0 0.2 11.264 B

C-A 354 88     354        

C-B 14 3 556 0.024 13 0.0 0.0 6.634 A

A-B 63 16     63        

A-C 627 157     627        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 19 5 430 0.044 19 0.0 0.0 8.752 A

B-A 85 21 338 0.253 85 0.2 0.3 14.204 B

C-A 423 106     423        

C-B 16 4 518 0.031 16 0.0 0.0 7.178 A

A-B 76 19     76        

A-C 749 187     749        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 23 6 372 0.062 23 0.0 0.1 10.317 B

B-A 105 26 267 0.392 103 0.3 0.6 21.843 C

C-A 517 129     517        

C-B 20 5 464 0.043 20 0.0 0.0 8.095 A

A-B 92 23     92        

A-C 917 229     917        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 23 6 371 0.062 23 0.1 0.1 10.343 B

B-A 105 26 267 0.392 105 0.6 0.6 22.142 C

C-A 517 129     517        

C-B 20 5 464 0.043 20 0.0 0.0 8.097 A

A-B 92 23     92        

A-C 917 229     917        

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)

8



17:45 - 18:00 

18:00 - 18:15 

 
 

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 19 5 429 0.044 19 0.1 0.0 8.773 A

B-A 85 21 338 0.253 87 0.6 0.3 14.382 B

C-A 423 106     423        

C-B 16 4 518 0.031 16 0.0 0.0 7.183 A

A-B 76 19     76        

A-C 749 187     749        

Stream Total Demand 
(PCU/hr)

Junction 
Arrivals (PCU)

Capacity 
(PCU/hr) RFC Throughput 

(PCU/hr)
Start queue 

(PCU)
End queue 

(PCU) Delay (s) Unsignalised 
level of service

B-C 16 4 468 0.034 16 0.0 0.0 7.959 A

B-A 72 18 389 0.184 72 0.3 0.2 11.364 B

C-A 354 88     354        

C-B 14 3 556 0.024 14 0.0 0.0 6.635 A

A-B 63 16     63        

A-C 627 157     627        

Generated on 06/03/2019 17:11:37 using Junctions 9 (9.5.0.6896)
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2 Attachments

Good Afternoon,

Please find attached representations to the St Helens Local Plan Submission Draft Consultation by CBRE Ltd 

on behalf of iSec.

The following documents have been submitted:

� Local Plan Representation Form

� Letter with detailed response to Policy LPA10

I can confirm that CBRE wish to participate in the Examination in Public. 

I would be grateful if you could confirm receipt of this email and attached representations.

Kind regards

Grace

Grace Allen MRTPI | Senior Planner
Planning & Development
CBRE Ltd
55 Temple Row | Birmingham | B2 5LS  

CBRE Limited, Registered Office: St Martin's Court, 10 Paternoster Row, London, EC4M 7HP, registered in 
England and Wales No. 3536032.Regulated by the RICS. 

This communication is from CBRE Limited or one of its associated/subsidiary companies. This communication 
contains information which is confidential and may be privileged. If you are not the intended recipient, please 
contact the sender immediately. Any use of its contents is strictly prohibited and you must not copy, send or 
disclose it, or rely on its contents in any way whatsoever. Reasonable care has been taken to ensure that this 
communication (and any attachments or hyperlinks contained within it) is free from computer viruses. No 
responsibility is accepted by CBRE Limited or its associated/subsidiary companies and the recipient should 
carry out any appropriate virus checks. 

St Helens Local Plan - Submission Draft Representations
 

to:
planningpolicy@sthelens.gov.uk
13/03/2019 16:42

St Helens Local Plan Submission Reps 130319_Final.pdf Representation Form_CBRE.pdf

Page 1 of 1

03/06/2019file:///C:/Users/GriffithsCh/AppData/Local/Temp/notes0C98C3/~web0265.htm



 

 

 
 
 

     
St Helens Borough Local Plan 2020-2035 (Submission Draft) 

Representation (i.e. Comment) Form 
 

 
Please also read the Representation Form Guidance Note that is available with this form, or 
online at www.sthelens.gov.uk/localplan. 
 
Please ensure the form is returned to us by no later than 5pm on Wednesday 13th March 
2019.  Any comments received after this deadline cannot be accepted. 
 
This form has two parts; 
Part A – Personal Details 
Part B – Your Representation(s).  
  
PART A – YOUR DETAILS  
 
Please note that you must complete Parts A and B of this form. 
 

1. Your Details  
 

2. Your Agent’s Details (if applicable)  
(we will correspond via your agent) 

Title:    Title:   Mr 
First Name: C/O Agent 
 

First name: Richard 

Last Name: 
 

Last Name: Brown 

Organisation/company: iSec Organisation/company: CBRE Ltd 

Address:  
 
 
Postcode: 

Address: 55 Temple Row 
Birmingham 
 
Postcode: B2 5LS 

 
 
 
 
  
 
 
Please be aware that anonymous forms cannot be accepted and that in order for your 
comments to be considered you MUST include your details above. 
 

Would you like to be kept updated of future stages of the St Helens Borough Local 
Plan 2020-2035? (namely submission of the Plan for examination, publication of the 
Inspector’s recommendations and adoption of the Plan) 
Yes    (Via Email)  No  

 

Signature:              Date:  
 

Ref: LPSD 
 
 
 
 
(For official use only) 

 

13/03/2019 

http://www.sthelens.gov.uk/localplan


 

 

Please note - e-mail is the Council’s preferred method of communication.  If no e-mail 
address is provided, we will contact you by your postal address. 

 
 
RETURN DETAILS 
 

Please return your completed form to us by no later than 5pm on Wednesday 13th  March 
2019 by: 
 
post to: Local Plan 

St.Helens Council 
Town Hall  
Victoria Square 
St.Helens 
Merseyside 
WA10 1HP  
 

or by hand delivery to:          Ground Floor Reception, St.Helens Town Hall (open Monday-
Friday 8:30am – 5:15pm) 
 

or by e-mail to: planningpolicy@sthelens.gov.uk 
 

 
Please note we are unable to accept faxed copies of this form. 
 
FURTHER INFORMATION 
 
If you require further information please see the FAQs on our website at 
www.sthelens.gov.uk/localplan. If you still need assistance, you can contact us via: 
 

Email:  planningpolicy@sthelens.gov.uk 
Telephone:   01744 676190 

 
NEXT STEPS 
 
The Council intends to submit the St.Helens Borough Local Plan 2020-2035 Submission Draft 
to the Government’s Planning Inspectorate for Examination. All representations made will be 
forwarded to the Planning Inspectorate for consideration during the Examination.  
 
DATA PROTECTION  
 
We process personal data as part of our public task to prepare a Local Plan, and will retain this 
in line with our Information and Records Management Policy. For more information on what we 
do and on your rights please see the data protection information on our website at 
www.sthelens.gov.uk/localplan.   

 
Many thanks for taking the time to fill out this form; your co-operation is gratefully received. 
 

 

Now please complete PART B of this form, setting 
out your representation/comment. 

mailto:planningpolicy@sthelens.gov.uk
http://www.sthelens.gov.uk/localplan
mailto:planningpolicy@sthelens.gov.uk
http://www.sthelens.gov.uk/localplan


 

 

 
Please use a separate copy of Part B for each 

separate comment/representation. 
 

 

 

 

PART B – YOUR REPRESENTATION   
 
Please use a separate form Part B for each representation, and supply together with Part A so 
we know who has made the comment. Please also read the Guidance Note that accompanies 
this form before you complete it.  
 
3. To which part of the Local Plan does this representation relate?  
Policy LPA10 Paragraph 

/ diagram 
/ table 

 Policies 
Map 

 Sustainability 
Appraisal/ 
Strategic 
Environmental 
Assessment 

 Habitats 
Regulation 
Assessment 

 

Other documents (please name 
document and relevant 
part/section) 

 

 
4. Do you consider the St Helens Borough Local Plan 2020-2035 is: 
Please read the Guidance note for explanations of Legal Compliance and the Tests of Soundness 

Legally Compliant? Yes   X No  
Sound? Yes    No X 
Complies with the Duty to 
Cooperate 

Yes   X No  

Please tick as appropriate 
 
5. If you consider the Local Plan is unsound, is it because it is not: 
Please read the Guidance note for explanations of the Tests of Soundness 

Positively Prepared?  
Justified? X 
Effective?  
Consistent with National Policy?  X 
 
6. Please give details of why you consider the Local Plan is not legally compliant or is unsound 
or fails to comply with the duty to cooperate. Please be as precise as possible. 
 
If you wish to support the legal compliance or soundness of the Local Plan, please also use this 
box to set out your comments 
 
 
Whilst our client generally supports the policy and considers that it is sound, a minor 
modification is suggested which will ensure the policy is fully justified and consistent with 
national policy. Please see enclosed letter detailing our response. 
 
 

Please continue on a separate sheet if necessary 
 



 

 

7. Please set out what modification(s) you consider necessary to make the Local Plan legally 
compliant or sound, having regard to the matter you have identified at 6. above where this 
relates to soundness (NB please note that any non-compliance with the duty to cooperate is 
incapable of modification at examination). You will need to say why this modification will make 
the Local Plan legally compliant or sound. It will be helpful if you are able to put forward your 
suggested revised wording of any policy or text. Please be as precise as possible. 
 
Please see enclosed letter detailing our proposed modification and justification. 

 

 
Please continue on a separate sheet if necessary 

Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support / justify the representation and suggested 
modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation at the publication stage. 
After this stage, further submissions will be only at the request of the Inspector, based 
on matters and issues he/she identifies for examination. 
 
8. If your representation is seeking a modification; do you consider it necessary to participate at 
the oral part of the examination? (the hearings in public) 
 No, I do not wish to participate at the 

oral examination 
 

X Yes, I wish to participate at the oral 
examination 

 
9. If you wish to participate at the oral part of the examination, please outline why you consider 
this to be necessary: 
 
To ensure that policy LPA10 is the most appropriate and flexible for rail-served, and other, 
employment related development. Land at Parkside East is recognised as being critically 
important to the growth of St Helens and the wider Liverpool City Region and therefore is 
essential that the policy is clear and enables development of the whole site within the plan 
period. 
 

Please note the Inspector will determine the most appropriate procedure to adopt to hear those 
who have indicated that they wish to participate at the oral part of the examination 
 

Thank you for taking the time to complete and return this response form.   
Please keep a copy for future reference. 



 

 
Registered in England No 3536032 Registered Office St Martin’s Court 10 Paternoster Row London EC4M 7HP 

CBRE Limited is regulated by the RICS and is an appointed representative of CBRE Indirect Investment Services Limited 
which is authorised and regulated by the Financial Conduct Authority. 

 

 
 
 
Dear Sir/Madam,  
 

 
ST HELENS BOROUGH LOCAL PLAN (2020-2035): SUBMISSION DRAFT 
CONSULTATION RESPONSE ON BEHALF OF iSec  
 

INTRODUCTION 

These representations are submitted by CBRE in respect land at Parkside East, specifically draft Policy 

LPA10.  CBRE act on behalf of iSec who have a potential interest in the land at Parkside East.   

The main purpose of these representations is to express strong support for the proposed allocation at 

Parkside East as a unique and deliverable opportunity for a Rail Freight Interchange (“RFI”) and strategic 

new employment development which will be of key importance to the continued growth of St Helens and 

the wider Liverpool City Region.  

   

THE NEED FOR PARKSIDE EAST  

By way of context, the following paragraphs provide an overview of various documents, including those 

forming the main evidence base underpinning the allocation of land at Parkside East.  The need for a Rail 

Freight Interchange (“RFI”) at Parkside is consistently identified in several strategic studies and assessments, 

as is the need to deliver major new employment at Parkside (and elsewhere), which can also take benefit 

from, and support investment in, an RFI.   

The development of Parkside for an RFI (and more generally as a major logistics and manufacturing 

location) is acknowledged as being a critical component to the economic growth of St Helen’s and the 

wider Liverpool City Region.  

The evidence base for Parkside East is extensive and robust and along with draft Policy LPA10 is strongly 

supported by our client as an important location for growth and enables the policy to generally meet the 

tests of soundness identified in NPPF Paragraph 35.   

The St Helen’s Employment Land Needs Study (October 2015) 

It is noted that major employment facilities, including logistics, require large unconstrained sites which 

allow for 24-hour operation close to the strategic road network and preferably with strong links to major 
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port facilities.  As a general point, the study notes that St Helen’s has an undersupply of employment for its 

population, represented by the relatively low numbers of existing businesses and a net outflow of 

commuters.  

The logistics market in the area is identified as being strong and that Parkside as a location would be 

attractive to the market in the absence of an RFI, but that its connectivity to the motorway and rail network 

make this land ideal as a multi-modal freight interchange.  It goes on to identify that the provision of a RFI 

will broaden further the appeal for space at Parkside. 

The St Helen’s Employment Land Needs Study (October 2017, and Addendum January 2019) 

The 2019 Addendum was commissioned to update evidence of employment land requirements and market 

conditions, and to assess the jobs growth potential of the St Helens Local Plan Preferred Options proposed 

employment allocations.  Key conclusions can be summarised as including that:  

• The warehousing and logistics market is performing strongly with further demand for growth in the 

regional market, including within St Helens, focussed particularly on the motorway corridors.  The 

logistics sector, particularly large-scale major projects, will be a key driver of growth but with some 

growth also expected in manufacturing. 

• The large-scale warehousing market has substantial land requirements across the Liverpool City 

Region, and St Helens could play a significant role in the provision of such land, especially given 

its proximity to the motorway network and the employment development around the former Parkside 

colliery (including a Strategic Rail Freight Interchange (SRFI)).  

• Notwithstanding the high-level of demand, the development of large logistics space has been 

constrained over recent years by a shortage of supply in high quality, large, flat sites with excellent 

access to the motorway network and with planning support.  Removal of these land supply 

constraints has / will generate renewed interest from occupiers for strategic locations in St Helens.      

The Parkside Logistics and Rail Freight Interchange Study (August 2016) 

This study provides a significant body of evidence to underpin the allocation of land at Parkside.  The key 

conclusions which support the development of a RFI and Parkside more generally can be summarised as 

follows: 

• There is an improving narrative behind the North West and its regional economy which has served 

to enhance wider market perceptions of the region. There has been significant speculative 

development in the North West but (as noted in the employment land study), one of the key 

advantages to Parkside is that it will help to improve the supply of unconstrained available strategic 

site supply with strategic transport accessibility. 

• The use of rail freight nationally has grown significantly and the ability to deliver a RFI at Parkside 

could be a real ‘game changer’. 

• In addition to the benefits of the RFI, the Parkside site’s access to both the M6 and M62 is highly 

advantageous, meaning that Parkside has the potential to be an 'all points' operation to serve this 

part of the UK. 

• The co-location of employment development on the site and in the immediate area of Parkside 

(Omega, Haydock, Logistics North for example) will enable the scale of supply and demand to 
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help to support the development of intermodal train services to be offered from the site to a range 

of different markets and locations.  

 

The Liverpool City Region Growth Strategy   

Parkside is identified by the Liverpool City Region Local Enterprise Partnership as an intermodal 

infrastructure project of key importance to the successful delivery of the Liverpool SuperPort, a global freight 

and logistics hub serving the north of the UK.  Development of Parkside can take advantage of regional 

developments such as the Liverpool 2 initiative and Atlantic Gateway at the Port of Liverpool, as well as 

opportunities that come from being part of both the Northern Powerhouse and the Liverpool City Region 

(LCR).  As summarised in Table 1 below, there are several other documents produced by the LCR that 

support / promote the delivery of Parkside to meet the economic and employment growth objectives of St 

Helens and of the wider City Region.  

Table 1: Summary of Liverpool City Region ‘Growth Documents’ 

Document Commentary 

A Transport Plan for 

Growth (2015) 

This outlines five strategic projects. One of these is the creation of a freight and logistics hub, 

with the aim to put the City Region in the best place to respond to changes in the UK and 

international logistics market.  

The Plan recognises that improving connectivity and capacity for freight on road and rail 

networks opens up access to the Port from across the UK and is therefore fundamental to 

supporting economic prosperity of the Region. Parkside is recognised as key to achieving the 

SuperPort Hub. 

Liverpool SuperPort 

Market Analysis Land & 

Property Report (2014) 

This provides an evaluation of demand and supply for land for logistics in the City Region over 

the next 20 years. The Report includes Parkside as a key site capable of accommodating part of 

an overall need for logistics facilities in the LCR and is therefore a crucial project to ensuring the 

successful delivery of SuperPort. 

Liverpool City Region 

Long Term Rail Strategy 

(2014) 

This sets out a vision for the role that an expanded rail offer can play in facilitating economic 

growth of the LCR. The strategy identifies how improving rail connections and logistic sites has 

particular benefit for the LCR as its peripherality for national distribution means that it is only by 

utilising lower-cost forms of transport, including rail and water, that the region can secure 

additional market share.  

The Strategy also recognises that there are plans for an increase in the number of strategic rail 

freight interchanges in the north. Parkside will therefore directly assist in rail capturing a greater 

market share for northbound goods entering the country via the south-coast ports. 

B8 Land-use Forecasts 

for the Liverpool City 

Region (2016)  

The report forecasts substantial growth in the large-scale warehouse market in the Liverpool City 

Region in coming years. St Helens, as an area with excellent access to the motorway network and 

key North-West markets, is well positioned to take a significant share of this market.  

 

The Transport for the North (TfN) Freight and Logistics Strategy 

TfN produced a Freight and Logistics Strategy in 2016 to consider opportunities to reduce the cost of 
freight transport and create new facilities to expand market share in the logistics sector and attract inward 
private sector investment to the Northern PowerHouse. One of the central recommendations is the 
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development of 50 hectares of rail and/ or water connected Multimodal Distribution Parks (MDPs) per 
year, to be located at the edge of urban centres.   
 
Further to this Strategy, a Freight and Logistics Enhanced Analysis Report was issued by TfN in 2018.  This 
Report forecasts significant growth in the amount of freight moved in the North of England between 2016 
and 2050 (by 33% based on tonnes lifted or by 60% based on tonne kilometres). The action plan within 
the report outlines how one of the barriers to modal shift is the lack of multimodal terminals allowing the 
switch between road and rail/water.  

The National Policy Statement for National Networks (“NPS”) (2015) 

Beyond the local and LCR evidence base documents discussed above, there is also a national imperative 

to deliver improvements to rail infrastructure as a driver for the country’s economic growth. 

The NPS sets out Government policies for nationally significant rail and road infrastructure projects for 

England. It recognises that railways are a vital part of the UK’s transport infrastructure as a driver of 

economic growth and social development.  The NPS strongly supports the need for an expanded network 

of RFIs in the UK.  It highlights the importance of Rail Freight Interchanges in meeting the changing needs 

of the logistics sector and facilitating rail freight growth; supporting the UK economy through providing 

national and local benefits in terms of jobs and growth; and providing environmental benefits in terms of 

removing goods from the road network.  

 

THE UNIQUENESS OF THE PARKSIDE EAST OPPORTUNITY 

As has already been identified, the provision of a RFI provides for something unique for the area. Unlike 

other land within St Helen’s, land at Parkside East (and West) can accommodate major new manufacturing 

and logistics development with the potential to have a direct connection to the rail network through its 

location adjacent to a RFI.  Whilst the RFI will be able to service other locations in the area, the overall 

opportunity presented by Parkside cannot be replicated at other sites in St Helens, including at non-Green 

Belt sites, where there is no ability to create a significant rail facility to which major employment could be 

directly linked. 

In terms of the RFI at Parkside, it is also better than most of the other possible rail-connected sites outside 

of St Helen’s potentially able to service the LCR because it has connections to two rail lines – north-south 

via the West Coast Main Line and east-west via the Chat Moss Line.   

Alongside its proximity to the motorway network (Parkside is located at Junction 22 of the M6), the RFI will 

help to establish Parkside as an ‘all points operation’ with road and rail access across the LCR, including 

connectivity to the SuperPort in Liverpool and also to other parts of the UK.  This will support the ambitions 

of the LCR (and St Helen’s Council) to bring significant investment and employment opportunities to the 

region.  

The focus for growth in the M6 corridor area is for major logistics and land at Parkside, with or without a 

RFI, would be attractive to the market for the reasons previously explained.  In this regard, it is noteworthy 

that major improvements to road accessibility to and around Parkside is being delivered which will further 

enhance its attractiveness.  For example: 

• Highways England has recently instructed a contractor to design and build a smart motorway on 

an 11 mile stretch between junctions 21a and 26. This is expected to be complete in Spring 2021. 
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One of the aims of the smart motorway is to support the economy and facilitate economic growth 

in the region; and 

• Delivery of the Parkside Link Road in 2020/21 to fully open-up the development opportunity at 

Parkside (also see later sections of this letter).  

The provision of an RFI will help to stimulate new demand in the logistics sector.  Such a facility could 

however also encourage the growth of new sectors at Parkside, such as in major manufacturing and 

innovation hubs which can also take advantage of connectivity to major road and rail infrastructure.   Such 

an approach would mirror the work iSec are currently undertaking at Thames Enterprise Park in Thurrock 

(further details are provided below).           

  

DELIVERABILITY   

There are several important factors which support the deliverability of land at Parkside East for an RFI and 

major logistics and manufacturing development.  These, inter alia, include the following: 

Involvement of a Proven Delivery Partner 

iSec is keen to work with St Helens Council as a potential partner to bring forward the development of 

Parkside East. iSec is part of the Marcol Group, a privately owned and funded property company, operating 

in the industrial, residential, office, retail, hotel and healthcare sectors.  iSec specialises in industrial 

development and asset management, with total assets under management valued at £2.5bn.  Current 

pipeline includes: 

• 665,000sqfm of logistics development;  

• 320ha of strategic land;  

• 6,000 residential units; and  

• 4 major strategic sites in the UK. 

In addition to the above, iSec, along with their JV partner Greenergy, recently submitted a planning 

application for 167ha of brownfield land in the Thames Estuary for circa 480,000sqm of predominantly 

B2/B8 with an Energy Park, Food Park and Sustainable Industries Park, and land set aside for a rail freight 

terminal.  Work on the remediation of this site as already started, and the first phase should be ready for 

development from 2020. 

Other developments on site include the redevelopment of the former Rolls Royce East Works site at Filton, 

a 65 hectare site known as Horizon 38. Permission was granted in 2015 for up to 111,500sqm, with 

around 53,885sqm being developed speculatively for B2/B8 and the remainder for mixed use leisure, 

commercial and car dealerships. A global technical centre (10,590sqm) has recently been developed for 

GKN, as the overall site nears completion. 

Remediation work is currently ongoing on the former Coalite chemicals and coking works site in Derbyshire, 

a 60ha site with outline permission for B2/B8. iSec have worked over a number of years with the Local 

Enterprise Partnership and Councils to secure funding to overcome some complex remediation and viability 

issues, as well as with HS2 to ensure that the masterplan is deliverable in light of recent safeguarding. The 

first phase of this development is expected to start on site later this year.  
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The above demonstrates a strong track record in not only securing planning permission on complex sites, 

but also the delivery of these sites, often overcoming issues of remediation and wider connectivity to deliver 

development to the market and create clusters of specialist sectors within the wider B2/B8 use classes.     

Market Demand   

As emphasised elsewhere in these comments, it is widely accepted that land at Parkside will be highly 

attractive to major occupiers seeking a strategically located and highly accessible location in the M6 

corridor.   

Evidence suggests that the Parkside site would be attractive to the market for major logistics (and 

manufacturing) development in the absence of an RFI but that its connectivity to the motorway and rail 

network make this land ideal as a multimodal freight interchange.  Along with the SuperPort, the RFI is 

recognised as being a driver for growth, having the potential to increase demand for employment land in 

the region, including within St Helen’s, particularly for B8 and B2 uses. 

There is a recognised need for a RFI to support the growth of the LCR and Parkside East offers an excellent 

location for this as well as for major commercial employment development.   RFI’s require large areas of 

land and generate substantial activity throughout the day and night, 7 days a week.  Such facilities therefore 

suit out of urban areas locations (e.g. well-connected countryside locations which are not directly next to 

urban residential areas), and are typically large, flat types.  Parkside East is very well suited in this regard.  

It also outperforms other potential RFI locations that could serve the City Region, including in terms of the 

degree of rail connectivity it can provide.  The development of Parkside West (which has been planned to 

be able to provide for future connection to a RFI at Parkside East in the future), along with employment at 

Parkside East itself, will further support the rationale and delivery of the RFI, along with the various other 

major existing and proposed major commercial developments in the area. 

In summary, the location and scale of the site, together with the opportunity for major new employment 

growth to be served by rail with the development of an RFI, makes Parkside East a unique opportunity for 

the area and an important component of the overall growth strategy for St Helen’s and the wider City 

Region area.   

Parkside Link Road         

As noted previously, Parkside East is strategically positioned at Junction 22 of the M6 motorway. 

Additionally, it is important to highlight that delivery of the Parkside Link Road (“PLR”), which is expected 

by 2021, will fully open up the development of Parkside, including Parkside East.  Major infrastructure 

funding towards the delivery of the PLR was secured in October 2018 through the Liverpool City Region 

Single Investment Fund.  Detailed planning permission for the road is expected in 2019 and it is understood 

that the Council is working collaboratively with Highways England to facilitate delivery of the scheme and 

the major development at Parkside that this will support. 

 

DRAFT POLICY LPA10  

Our Client iSec wishes to express strong support for the proposed allocation at Parkside East.  This includes 

the principle of an RFI and the potential to deliver ‘other forms of B2 and B8 employment’.  The provision 

of an RFI in this location is recognised as an important element to overall delivery of land at Parkside East, 
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which should be complemented by the ability to develop major new manufacturing and logistics space to 

take advantage of the site’s excellent connectivity.    

To maximise the deliverability of Parkside East, we recommend a minor modification to the wording of the 

existing draft policy which currently requires a minimum of 60 hectares of Parkside East to be a SRFI.  This 

minimum size appears to be based on the NSIP threshold as set out in the Planning Act 2008, rather than 

other evidence base information which does not generally specify the size of the RFI at Parkside.  

Paragraph 4.36.16 of the Submission Plan explains that the Council reserves 60ha of land at Parkside East 

to provide related rail and road infrastructure and landscaping.  If this is the intent of the Policy, and the 

60 hectares is not also intended to include rail-served warehousing and manufacturing (as would normally 

be included as part of a SRFI), then setting aside this amount of land specifically for rail and road 

infrastructure may be excessive.  For example, the East Midlands Rail Freight Terminal, whilst covering a 

total of 283ha of land, incorporates a Rail Freight Interchange (including rail sidings, infrastructure and 

associated container storage and HGV parking) of 20ha, considerably smaller than the 60ha referenced 

in the Submission Plan.  

Similarly to the East Midland Rail Freight Terminal, iPort Doncaster is a rail-served employment 

development covering 136ha, of which 14ha comprises the Rail Freight Terminal (including rail sidings, 

infrastructure and associated container storage and HGV parking). This site was also formerly Green Belt 

site, as is Parkside East, and has let to major occupiers such as Amazon and Lidl. 

Should the rail freight interchange infrastructure at the site require a smaller land area than identified in 

the policy, this should not fetter the opportunity to deliver additional B2 and B8 employment development 

at the site in its place, particularly if this includes rail served warehousing and manufacturing.  This 

approach would better ensure that the Policy does not restrict flexibility and deliverability in line with NPPF 

paragraphs 81 and 82.   

We therefore suggest that the minor amends to the wording of Part 2 of Policy LPA10 so that it reads as 

follows (text to be deleted is shown as strikethrough) and is therefore fully justified and consistent with 

national policy:   

2. The site is also considered suitable in principle for other forms of B2 and B8 employment use provided that they would: 

 a)  bring significant inward investment, local employment and training benefits for the local community; and  

 b)  (i) be rail served (i.e., requiring on-site access to a railway); or  

  (ii) be of a layout and scale that would not prejudice the ability to develop an effectively laid out SRFI or other rail 

  served employment development (including any necessary rail and road infrastructure, buildings and landscaping), 

  on at least 60 hectares of the site, at any time in the future.  

Paragraph 4.36.16 of the Submission Plan should also be amended to reflect the above comments. 

SUMMARY 

It is clear from the evidence base which helps to inform the local plan that land at Parkside makes an 

important contribution to the supply of deliverable and strategically accessible employment land in the M6 

motorway corridor, particularly for / in support of the logistics (and manufacturing) sectors.  Our client 
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supports the key findings of the evidence base, which is considered to provide a robust basis for the 

emerging policy which flows from this.   

There is a need to boost the supply of deliverable employment opportunities to cater for major investors 

who require large, unconstrained and highly accessible land opportunities.  The ability for Parkside to 

deliver a RFI, alongside major manufacturing and logistics development, will be a ‘game changer’ and is 

a highly important part to the delivery of the overall growth strategy for St Helen’s and the City Region.   

Parkside East is a unique and deliverable opportunity and our Client strongly supports its allocation through 

draft Policy LPA10. The body of evidence, and the recognised substantial economic benefits Parkside East 

would bring help to justify the exceptional circumstances for the release of land from the Green Belt. 

In order to maximise flexibility and deliverability, whilst not diluting the purpose and aims of this policy, a 

minor amendment to its wording is recommended, and is therefore considered to fully meet the NPPF tests 

of soundness.  

I trust that the above responses are of assistance in informing the next stages of the St Helens Local Plan. 
Should you have any queries or require further details, please do not hesitate to contact me on  

 
 
Yours faithfully, 

RICHARD BROWN 
DIRECTOR 
 
FOR AND ON BEHALF OF CBRE LTD. 
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I EXECUTIVE SUMMARYIV

This Development Statement has been prepared by Seddon Construction Limited (“Seddon”) to support the allocation and removal 	
from the Green Belt of Land at Chapel Lane, Sutton Manor and its allocation to provide for the housing needs of St. Helens. 

Development of the site would form a natural urban extension to the established settlement and would not compromise the purposes and functions of the Green Belt in this 

location. The Land at Chapel Lane presents an opportunity to deliver much-needed new family and affordable homes to meet the future housing needs of the Borough, in a 

highly sustainable location. The Council has recognised this through including the site as an allocation in the Preferred Options Local Plan.

As part of the Bold Forest Park, the Land at Chapel Lane provides a unique opportunity to deliver sensitively designed residential development with an attractive landscape and 

green space network. Therefore, only this proposed allocation can fully contribute to the objectives of the Bold Forest Park Area Action Plan.

This Development Statement provides an illustrative masterplan for the site, informed by an assessment of environmental considerations and the opportunities and constraints 

presented by the site. This Development Statement demonstrates that the site is suitable and available to deliver up to 120 open market, affordable and high quality dwellings as 

benefits to the Bold Forest Park.

I EXECUTIVE SUMMARY

The Vision

��The Chapel Lane site offers a unique opportunity to deliver a high quality sustainable 

residential development that will positively and sensitively contribute towards the 

housing needs of the Borough whilst maintaining the purpose and functions of the 

Green Belt and contribute to the objectives of the Bold Forest Park Area Action Plan. 

The Vision for the site is:

“TO CREATE A SAFE AND AESTHETICALLY PLEASING DEVELOPMENT 
THAT INTEGRATES INTO BOTH THE EXISTING BUILT FORM TO THE NORTH 
AND RESPECTFULLY SITS WITHIN AND CONNECTS TO THE MATURE 
LANDSCAPED SETTING, INCLUDING BOLD FOREST PARK. THE LAND AT 
CHAPEL LANE WILL PROVIDE NEW HOMES OF QUALITY TO MEET LOCAL 
NEEDS WITH A CHARACTER THAT IS BEFITTING OF THE AREA.”

To support the Vision, this Development Statement clearly articulates the 

opportunity presented by the site and its surrounding context. In summary, it 

demonstrates that:

•	 The site represents a logical and natural extension to the existing urban area 

that has strong physical boundaries, is well-contained physically and visually 

and does not contribute significantly to the five purposes of the Green Belt;

•	 The site is entirely suitable, achievable and deliverable for a residential 

development in accordance with the NPPF; and will deliver a mix of housing 

types, including both market and affordable homes to meet local needs;

•	 The site is sustainably located on the edge of the existing urban area of Sutton 

Manor and is within proximity to a wide range of local-level services and 

facilities including high-quality public transport links;

•	 The site can accommodate a high quality residential-led development that 

sensitively integrates with and enhances the surrounding landscape features, 

delivering a new permanent Green Belt boundary at the southern edge 	

of Sutton;

•	 The development of the site will provide a network of high-quality footpaths 

and areas of open space that provide permeability within the site and with 

the surrounding area. Green linkages will also enhance access to leisure 

opportunities, including to the King George V Playing Fields and beyond this, to 

the Bold Forest Park;

•	 New public access to currently inaccessible non-designated heritage assets on 

the site in the form of Brooks Cottage and Brooks Works can also be provided 

together with informative signage for residents and visitors to celebrate the rich 

industrial heritage of the site and area;

•	 New public access to the existing woodland on-site to make it a feature for the 

local community that can be enjoyed and celebrated by residents and visitors;

•	 The development of the site will generate significant material social and 

economic benefits, by stimulating economic investment and job creation and 

providing housing choice; and,

•	 There are no identified technical or environmental constraints that will prevent 

the delivery of housing on the site. 



I EXECUTIVE SUMMARYV

I ILLUSTRATIVE  
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I SECTION 1   I INTRODUCTION

Purpose of the Development Statement

This Development Statement has been prepared by Seddon Construction Limited 

(“Seddon”) to promote the allocation of the Land at Chapel Lane for housing within 

the St. Helens Local Plan (“SHLP”), which will also require the site to be released 

from the Green Belt. St. Helens has a critical need for new homes which cannot be 

met within the existing urban areas. As a result, it has been firmly established by 

the Council that sensitive Green Belt release will be required in order to meet this 

demand. The site’s release from the Green Belt and its allocation for housing would 

represent a wholly logical and appropriate alteration to the Green Belt in St. Helens. 

This Development Statement presents an analysis of the site and its surroundings 

and sets out in detail, the case for the removal of the site from the Green Belt. 

This includes a review of the current and emerging planning policy position 

and an assessment of the site against the five purposes of the Green Belt. This 

Development Statement then sets out the Vision for the site, informed by a 

consideration of the constraints and opportunities and an illustrative Masterplan 

demonstrating how the Vision can be achieved through a sensitively designed 

residential scheme. The document then assesses the sustainability of the site 

against the overarching pillars of sustainable development and provides a review of 

key technical considerations before demonstrating that the site is available, suitable 

and achievable. The document concludes with a concise summary of the site, the 

proposed development and its key benefits.

Summary of case for Green Belt release

The St. Helens Green Belt has not been substantially altered since it was established 

by the Merseyside Green Belt Local Plan in 1983. It is now necessary to review and 

amend the Green Belt boundaries if sufficient land is to be allocated to meet the 

Borough’s development needs for the next 30 years.

The allocation of the site in the SHLP presents a unique opportunity to deliver 

sensitive Green Belt release and provide much-needed market and affordable 

housing for the Borough of St. Helens. The site is highly sustainable due to its 

proximity to the existing urban area and the associated services, facilities and 

transport links within it.

Seddon is keen to ensure that the proposed development is informed by 

collaborative dialogue between key stakeholders, including the Council and the local 

community. Doing so will enable the development of a high-quality housing scheme 

that respects the character of the area and the environment and offers a multitude 

of social and economic benefits. In addition, the Land at Chapel Lane can provide 

unique green infrastructure enhancements such as providing public access to the 

existing woodland and heritage assets and enhancing access to the Wider Bold 

Forest Park and leisure opportunities.

Given the site’s favourable position directly adjacent to the existing urban area, the 

development of the site for housing would not prevent the Green Belt from achieving 

its purpose and functions in this location. Furthermore, this is a logical extension of 

the built up area in this location given the consented site immediately to the north is 

now being developed for housing.
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The Land at Chapel Lane, Sutton Manor (“the site”) represents a logical and appropriate extension to the existing urban area. 	
The site is highly sustainable with good access to a range of existing services and facilities and offers an opportunity to 	
deliver up to 120 high quality family and affordable homes to meet St. Helens’ housing need and to contribute to achieving the 
objectives of the Bold Forest Park Area Action Plan (“AAP”).
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Looking south along Chapel Lane.

Looking north-east from the centre of the site.

Looking east from western part of the site.
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Site Description

The Land at Chapel Lane extends to approximately 7.8 hectares and comprises arable 

farmland separated by an extensive area of mature woodland at the south-west of the 

site which links to a further area of vegetation enclosing the east of the site. The site 

boundaries comprise post and barbed wire fencing with some dispersed trees and 

hedgerows. The site is naturally contained to the east by the sloped land and vegetation 

between an existing drain and the Pendlebury Brook. The site otherwise has a relatively 

flat topography. There are no buildings or public rights of way (PRoW) located within the 

site although the remains of the former mushroom buildings associated with former 

industrial uses are present in the east of the site. These have now been demolished to 

prevent anti-social behaviour.

I SECTION 2
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The Land at Chapel Lane is wholly sustainable and represents a logical and natural extension to the existing built up urban area 
of Sutton Manor. It comprises agricultural land that lies to the east of Chapel Lane and to the south of Walkers Lane. 	
The Land at Chapel Lane is located immediately to the south-west of Sutton Manor and to the south of Lea Green Business Park. 
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Site Surroundings 

The site abuts the south western edge of Sutton Manor in the Metropolitan Borough 

of St. Helens, Merseyside. The site is bounded to the north and east by residential 

properties which vary in style and character and include bungalows, modern semi-

detached houses and more traditional brick built detached properties. To the north 

of the site, Lea Green Business Park is accessed from Walkers Lane and comprises 

several industrial and business units. The site is bounded to the west by Chapel 

Lane, beyond which is agricultural land. There is further agricultural land, with some 

dispersed farm dwellings, to the south of the site. The Pendlebury Brook flows along 

but outside the eastern and southern site boundaries, apart from a small section in the 

south-east corner of the site that abuts the brook.

The Land at Chapel Lane forms part of the Bold Forest Park which extends to the 

south and includes leisure opportunities such as the Sutton Manor woodland and “The 

Dream.”

The Land at Chapel Lane and its surroundings provide a unique opportunity to deliver 

much needed affordable and market housing in a green and picturesque setting 

whilst also making a contribution as part of the Bold Forest Park.



I SECTION 2   I LAND AT CHAPEL LANE AND ITS CONTEXT
Southfield
Burnley

Lancashire
BB10 3RH

Tel : 01282 601157
Mbl : 07976 782876

Barn Meadow House
Southfield Fold Farm

Project

Client

Revision.

Drawn

Scale

Drawn

Approved

Checked

darren.dgla@gmail.com
E-mail :

Drawing Title

Drawing No.

A3

NORTH

AS
SO

CI
AT

ES

DGL Associates Limited

SEDDONS HOUSING

PARTNERSHIP

Chapel Lane, St Helen's

Birds Eye Context Plan

1603SHP/CLSH-AE02

D.G.Lever

NTS

28th Aug 2018

D

Chapel Lane, St Helens - Birds Eye Context Plan Seddon Housing Partnership

Application Boundary:
7.8ha

Extent of Green Belt

Industrial / Commercial
Space

Neighbouring Residential
Areas

Local Schools

Dual Carriageway /
Main Roads

Secondary Roads serving
the Proposed Site

Sutton Manor
Community

Primary
School

Church
Latter-day Saints

To Rainhill

Chapel Lane

Walkers Lane
Kverneland
Group (UK)

Walkers Lane

Forest Road

Jubist Lane (B5419)

St
 H

el
en

s 
Li

nk
wa

y 
(A

57
0)

Bell Lane

Burtonwood
Generator and

Switchgear
Services Allotment

Gardens

Nearby Bus Stops

Supermarket

Supermarket

Petrol
Station

Community
Centre

Health
Centre Community

Centre
St Theresa's Catholic

Primary School
St Theresa's
R.C Church

Yew Tree
Farm

Woodhouse
Farm

Footpath Link (PRoW 303)

Liverpool - Manchester Rail Lines

Sutton
Academy

Sutton
Leisure
Centre

Sherdley
Park

Sherdley Park Golf
Club

St Helens RFC
Stadium

Transpenine Express Railway Line -
Liverpool to Manchester Routes

Stables

King George V
Playing Fields
Sutton Manor

Lea Green
Railway
Station

Co-op Wincanton
Distribution CentreElton Head Road (B5204)

Mill Road (B5204)

'Hotel' and 'Pub
& Restaurant'

Lea Green
Business Park

Linkway
Distribution Park

PENDLEBURY BROOK

PENDLEBURY BROOK

Southfield
Burnley

Lancashire
BB10 3RH

Tel : 01282 601157
Mbl : 07976 782876

Barn Meadow House
Southfield Fold Farm

Project

Client

Revision.

Drawn

Scale

Drawn

Approved

Checked

darren.dgla@gmail.com
E-mail :

Drawing Title

Drawing No.

A3

NORTH

AS
SO

CI
AT

ES

DGL Associates Limited

SEDDONS HOUSING

PARTNERSHIP

Chapel Lane, St Helen's

Birds Eye Context Plan

1603SHP/CLSH-AE02

D.G.Lever

NTS

28th Aug 2018

D

Chapel Lane, St Helens - Birds Eye Context Plan Seddon Housing Partnership

Application Boundary:
7.8ha

Extent of Green Belt

Industrial / Commercial
Space

Neighbouring Residential
Areas

Local Schools

Dual Carriageway /
Main Roads

Secondary Roads serving
the Proposed Site

Sutton Manor
Community

Primary
School

Church
Latter-day Saints

To Rainhill

Chapel Lane

Walkers Lane
Kverneland
Group (UK)

Walkers Lane

Forest Road

Jubist Lane (B5419)

St
 H

el
en

s 
Li

nk
wa

y 
(A

57
0)

Bell Lane

Burtonwood
Generator and

Switchgear
Services Allotment

Gardens

Nearby Bus Stops

Supermarket

Supermarket

Petrol
Station

Community
Centre

Health
Centre Community

Centre
St Theresa's Catholic

Primary School
St Theresa's
R.C Church

Yew Tree
Farm

Woodhouse
Farm

Footpath Link (PRoW 303)

Liverpool - Manchester Rail Lines

Sutton
Academy

Sutton
Leisure
Centre

Sherdley
Park

Sherdley Park Golf
Club

St Helens RFC
Stadium

Transpenine Express Railway Line -
Liverpool to Manchester Routes

Stables

King George V
Playing Fields
Sutton Manor

Lea Green
Railway
Station

Co-op Wincanton
Distribution CentreElton Head Road (B5204)

Mill Road (B5204)

'Hotel' and 'Pub
& Restaurant'

Lea Green
Business Park

Linkway
Distribution Park

PENDLEBURY BROOK

PENDLEBURY BROOK

I FIGURE 2
WIDER SITE CONTEXT PLAN 

7

NORTH



I SECTION 2   I LAND AT CHAPEL LANE AND ITS CONTEXT

Landscape Character 

The Landscape Character Assessment (LCA) for St. Helen’s Borough was published 

in 2006 and is a tool for the Council to help ensure that all landscapes are effectively 

planned, well designed and effectively managed. The LCA classifies the Borough 

landscape into distinctive areas and the site is in the ‘floodplain farmland’ landscape 

character type and ‘Sutton Manor Fringe’ landscape character area (“LCA”). The 

‘Sutton Manor Fringe’ is described as a fragmented agricultural landscape that 

forms an edge with the residential and industrial edges of Sutton Manor to the 

north. The flat agricultural landscape is characterised by small to medium irregular 

fields with largely degraded field boundaries. The landscape also includes large 

industrial components, buildings and former spoil heaps. This contrasts with the 

network of narrow hedge-lined rural roads and small wooded areas occurring near 

to the site. The southern residential edge of Sutton Manor is considered to create an 

abrupt edge with the ‘Sutton Manor Fringe’. 

The LCA describes the ‘Sutton Manor Fringe’ as having moderate strength of 

character and being poor in terms of condition. The LCA’s Landscape Strategy 

recommends that the landscape character of the ‘Sutton Manor Fringe’ is restored 

and that landscape structure is enhanced along the existing hard urban edges. The 

Landscape Strategy considers there to be opportunity for small-scale development 

to improve the existing urban edge.

The proposed Masterplan for the site provides an opportunity to respond to the 

LCA’s recommendations by improving the existing abrupt edge of Sutton Manor. The 

Masterplan proposals could contribute to the restoration of landscape character 

with wooded edges and a central tree lined ‘avenue’. Furthermore, the existing 

wooded area would be retained. 

Views 

General visibility of the ‘Sutton Manor Fringe’ is limited by level topography, the 

vegetated edges to field boundaries and road infrastructure and the presence of 

small wooded areas, particularly on the fringes of Sutton Manor. 

The Land at Chapel Lane is contained by existing development to the north and by 

vegetation to the south and west. The Pendlebury Brook and sloping vegetated land 

between it and the eastern edge of the site visually contain the site. This limited 

visibility of the site is consistent with the ‘Sutton Manor Fringe’. In terms of public 

views towards the site, these are limited to Chapel Lane, Bell Lane and Wordsworth 

Avenue (cul-de-sac). Views from Chapel Lane towards the northern part of the site 

are partly interrupted by the mature trees next to the road. There are some open 

views of the northern part of the site from Wordsworth Avenue. Woodland and a 

tall hedgerow screen views from Chapel Lane and Bell Lane towards the southern 

part of the site. Private views towards the site are limited to views from the front 

elevations of properties on Wordsworth Avenue and rear views from properties on 

Walkers Lane. 
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I SECTION 2   I LAND AT CHAPEL LANE AND ITS CONTEXT9

Looking south along Chapel Lane towards proposed site entrance.

Looking from site towards Walkers Lane and existing residential area to the north.
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Looking east from proposed site access across the site.

Looking towards woodland from the south.
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Summary of Planning Policy/Guidance

National Planning Guidance
In July 2018, The Government published a revised National Planning Policy 

Framework (“NPPF”) which replaces the previous guidance published in 2012 and 

provides the overarching planning framework for England. Central to the NPPF is a 

presumption in favour of sustainable development which should be seen as a golden 

thread running through both plan-making and decision-taking (Paragraph 11). The 

NPPF also seeks to boost the supply of housing and requires local authorities to 

plan positively for objectively assessed needs and maintain a sufficient supply of 

housing land.

Paragraph 136 of the NPPF states that once the general extent of a Green Belt has 

been approved, it should only be altered in ‘exceptional circumstances’ through the 

plan-making process and that the amended Green Belt boundary should be “capable 

of enduring beyond the plan period”. In the case of St. Helens, there are exceptional 

circumstances which justify alteration to the Green Belt boundary and the site at 

Chapel Lane offers an opportunity to release Green Belt in a sensitive manner, 

without harming its purposes and functions, as set out at paragraph 134 	

of the NPPF.

Paragraph 8 of the NPPF sets out that sustainable development has three 

overarching objectives: economic, social and environmental. The proposed 

development would accord with each of these objectives, contributing to building a 

strong, responsive and competitive economy, supporting strong, vibrant and healthy 

communities and continuing to protect and enhance the natural, built and 	

historic environment.

Sustainable transport is another important theme within the NPPF (Paragraphs 

102-111); and has a critical role to play in facilitating sustainable development but 

also in contributing to wider sustainability and health objectives. The site offers a 

highly sustainable location on the edge of the existing built up urban area and has 

access to high quality public transport facilities. Other vital community facilities 

including shops, schools and parks are also within walking distance.

Chapter 5 of the NPPF sets out how local authorities should boost significantly the 

supply of housing in order to deliver sufficient supply of homes. The Land at Chapel 

Lane represents a deliverable site that is available, achievable and viable and its 

development with up to 120 homes would boost the supply of housing in 	

the Borough.

Chapter 15 of the NPPF highlights how the planning system should contribute to 

and enhance the natural and local environment. The Land at Chapel Lane does 

not have particularly high environmental or amenity value and its development for 

housing would not have any adverse impact upon valued and important landscapes 

or biodiversity and geodiversity. Furthermore, there are opportunities to provide 

ecological enhancements and connect the green spaces on the site to surrounding 

green infrastructure, including the Bold Forest Park.

I SECTION 3
CASE FOR GREEN BELT RELEASE
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Development Plan

The current Development Plan for the Land at Chapel Lane comprises:

•	 The Core Strategy Local Plan (adopted October 2012);

•	 Saved Policies of the 1998 Unitary Development Plan;

•	 The Joint Merseyside and Halton Waste Local Plan (adopted July 2013); and,

•	 The Bold Forest Park Area Action Plan (adopted July 2017).

The Core Strategy (“CS”) established the exceptional circumstances to release Green 

Belt land 2022 onwards (i.e. in years 11-15 of the CS plan period) to meet the longer-

term housing needs of St. Helens. 

The CS only allows for a strategic review of the Green Belt following evidence base 

work at a sub-regional level. This was largely reflective of the Regional Spatial 

Strategy (“RSS”) which was in force at the time of adoption. The RSS has now been 

revoked and therefore its policies, and those reflective of them are out-of-date. In 

any case, a sub-regional Green Belt Review has not taken place and instead other 

authorities (e.g. Halton, Knowsley and Sefton) have undertaken their own local Green 	

Belt reviews. 

In July 2013, as part of the next stage of preparation of a local plan following the 

adoption of the Core Strategy, SHMBC published its Allocations and Sustainable 

Development Local Plan (“ASDLP”) Scoping Document, which included a methodology 

for a Green Belt Review. The Scoping Document set out that 53.3ha of Green Belt land 

was required for employment, and 299ha of Green Belt land was required for housing. 

The total draft indicative Green Belt land requirement was therefore 352.3ha which 

included 5 years’ worth of safeguarded land beyond the CS period. 

However, the Draft Mid-Mersey SHMA (October 2015) (“SHMA”) and St. Helens 

Employment Land Needs Study 2015 (“ELNS”) found that the Borough’s objectively 

assessed needs (“OAN”) for housing and employment land are significantly higher 

than those set out in the CS. The Council received legal advice that if the ASDLP 

were to be pursued, there was a significant risk that it would be open to legal 

challenge or would not be found sound at the examination stage. 

At the meeting of the SHMBC Cabinet meeting on 18th November 2015, the decision 

was made to abandon the preparation of the ASDLP and begin preparing a new 

Local Plan for St. Helens. 

The Council therefore began preparing a new local plan to plan for significantly 

higher levels of economic growth than currently supported under the existing Core 

Strategy. A consultation into the scope of the St. Helens Local Plan (“SHLP”) ran for 

six weeks between January and March 2016 and a Preferred Options consultation 

ran for eight weeks between December 2016 and January 2017.

The Need for Housing Land and Exceptional 
Circumstances

In the SHLP 2018-2033 Preferred Options document (December 2016), SHMBC sets 

out its preferred spatial strategy for meeting development needs including how the 

Borough’s housing and employment targets will be met (Policy LPA02).

Policy LP04 and LP05 set out the housing and employment targets for the Borough 

respectively and allocate a minimum of 306 ha of employment land up to 2038 and a 

minimum of 10,830 net additional dwellings to 2033 in the Borough. This equates to 

an indicative annual average of 570 dwellings. 

Given the need to accommodate an increased amount of housing and employment 

land in the Green Belt and sooner than the Core Strategy envisages, SHMBC 

considers that exceptional circumstances exist for targeted release of Green Belt 

land in order to meet identified needs. The SHLP will therefore remove land from 

the Green Belt and allocate for development to enable the housing and employment 

land targets to be met in full over the plan period. Furthermore, the SHLP will 

identify safeguarded land to be removed from the Green Belt to meet housing and 

employment development needs for the following 15 years in order to establish a 

robust Green Belt boundary that will endure beyond the plan period and accord 	

with the NPPF.

Five Purposes of the Green Belt

Paragraph 134 of the NPPF sets out five purposes of the Green Belt. The 

development of the Land at Chapel Lane for residential development would not 

prevent the Green Belt from functioning effectively against these five purposes, as 	

demonstrated on the following pages.
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To Check the Unrestricted Sprawl of Large Built-up Areas
The site forms a logical extension to the existing urban area and would provide 

for the natural expansion of the settlement. The site is bounded to the north by 

residential properties. Chapel Lane forms a strong, permanent defensible boundary 

to the west of the site and the area of woodland to the south of the site would be 

retained as part of the development, providing a strong, permanent and long term 

defensible boundary to prevent encroachment into the Green Belt to the south. The 

Pendlebury Brook, drain and sloping vegetated ground inbetween provide a strong 

physical boundary to the east of the site (see image above).

The Land at Chapel Lane has defensible boundaries on all sides and would form 

a natural extension to the existing urban area. As such, the site is not required to 

check the unrestricted sprawl of the existing built-up area.

To Prevent Neighbouring Towns from Merging into One Another
The removal of the site from the Green Belt would not reduce the separation 

distances between the built up urban area and the nearest neighbouring settlement 

of Rainhill. The resultant gap between the site and Rainhill would be around 760m, 

which is further than the current narrowest separation distance of 685m between 

the two areas. 

Development of the site would not result in the merging of neighbouring towns 

and would maintain the functions and separation of the Green Belt in this location. 

Furthermore, the two areas are physically separated by the St. Helens Linkway Road 

which is a strong, permanent defensible boundary.

To Assist in Safeguarding the Countryside from Encroachment
The Land at Chapel Lane is well related to the existing urban area and benefits 

from strong existing boundaries in all directions. Whilst a limited amount of 

encroachment into the countryside is inevitable if St. Helens is to meet its long-term 

housing needs through Green Belt release, developing this site will be such that any 

further encroachment into the countryside would be prevented.

The sensitive development of the site will not affect the purpose of safeguarding the 

countryside from encroachment in this location.

To Preserve the Setting and Special Character of Historic Towns
The sensitive development of the site would not impact on the character or setting of 

any Listed Buildings or Conservation Areas. St. Helens is not a nationally recognised 

historic town and there are none within the vicinity of the site.

The removal of the site from the Green Belt does not affect the purpose of 

preserving the setting and special character of a historic town.

To Assist in Urban Regeneration, by Encouraging the Recycling of Derelict 
and other Urban Land
The Council have acknowledged in the St. Helens Core Strategy (2012) and the SHLP 

2018-2033 Preferred Options document that was consulted on in December 2016 that 

the supply of deliverable brownfield sites is not sufficient and, consequently, Green Belt 

release is required to meet the Borough’s housing needs over the plan period. As such, 

all sites in the Green Belt should be considered equally and neutrally when assessed 

against this purpose.

The release of the Land at Chapel Lane from the Green Belt and allocation for housing 

development would not prevent the recycling of derelict land and other urban land 

because insufficient brownfield sites are available to meet the future housing needs 

of the Borough. Furthermore, the fact that the former Pilkington Glass site is being 

developed relatively close by, indicates that derelict land, where available and suitable 

will indeed be delivered in the borough. The Land at Chapel Lane is well placed to deliver 

urban regeneration by meeting the housing needs of the borough whilst contributing 

environmental and ecological benefits. 

Looking towards eastern boundary from centre of site. The vegetation and sloped ground between the site and the 
Pendlebury Brook create a strong boundary which contains the site physically and visually.

Looking north from the centre of the site.
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The Vision

�“ �TO CREATE A SAFE AND AESTHETICALLY PLEASING DEVELOPMENT THAT INTEGRATES INTO BOTH THE EXISTING BUILT FORM TO 
THE NORTH AND RESPECTFULLY SITS WITHIN AND CONNECTS TO THE MATURE LANDSCAPED SETTING, INCLUDING BOLD FOREST 
PARK. THE LAND AT CHAPEL LANE WILL PROVIDE NEW HOMES OF QUALITY TO MEET LOCAL NEEDS WITH A CHARACTER THAT IS 
BEFITTING OF THE AREA.”

I SECTION 4
THE ILLUSTRATIVE MASTERPLAN

Seddon has developed a Masterplan for the Land at Chapel Lane which has been carefully designed to respect the environs and 
provide an acceptable and desirable density of development within the requirements for best reuse of land. 

The site has the capacity to deliver up to 120 new, high quality family and affordable homes and the scheme will aim to nestle 
within its extensive mature landscaped setting, including a mature, tree-lined site frontage along Chapel Lane. Along with 
providing much-needed housing, the development will deliver multifunctional greenspace and a network of links both within the 
site and connecting to surrounding areas.

I SECTION 4   I THE ILLUSTRATIVE MASTERPLAN
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Constraints, Opportunities and Technical 
Considerations

The site has been assessed with regards to the constraints and opportunities that 

arise when considering the site for residential development. The Constraints and 

Opportunities Plan has been produced to create a visual representation of 	

this assessment.

Seddon has carried out a number of technical assessments (summarised in 

Appendix 1) which have built on an intimate knowledge of the site and on previous 

meetings and correspondence between Seddon, the Council and Kingsland 	

Strategic Estates (who previously promoted the site).

As a result, Seddon is entirely confident that the Land at Chapel Lane can deliver the 

proposed development of up to 120 open market and affordable dwellings.

Highways and Access
A suitable access to the proposed development of Land at Chapel Lane can be 

achieved without the loss of any of the mature and valued trees along Chapel Lane, 

also avoiding all root protection zones.

A safe access could be provided via a priority-controlled junction approximately 110 

metres to the south of the junction of Chapel Lane and Walkers Lane. 

Pedestrian footways will be provided throughout the proposed development, offering 

comprehensive links around the site, with pedestrian and cycle access to the site 

provided at 3 points on Chapel Lane, Walkers Lane and Shakespeare Road.

The local highway network has the capacity to accommodate the additional traffic 

generation that will arise from the proposed development, however, any planning 

application will ensure that off-site highways improvements will be delivered if 

deemed to be necessary to mitigate any severe impacts on the transport network.

Ecology and Trees

An ecological appraisal of the site has confirmed that the site does not contain any 

protected habitats and any impacts from the development on protected species can 

be fully mitigated through compensation and enhancement measures. The proposed 

development would not have any significant negative impacts on the Pendlebury 

Brook Local Wildlife Site which runs close to the eastern and southern boundaries 

of the site. 

There are opportunities to provide ecological enhancements including those 

associated with the existing woodland, Pendlebury Brook and the existing pond close 

to the proposed site entrance should be retained together with its surrounding trees. 

Significant additional tree planting can also be provided as part of the proposed 

development in accordance with the objectives of the Bold Forest Park Area 	

Action Plan.

An Arboricultural Impact Assessment (AIA) has also been undertaken and 

demonstrates that the proposed development will retain all trees on the site, 

including the entirety of the woodland to the south, thus maintaining the long term 

wider visual public amenity associated with the trees on this site in both the wider 

landscape and on the Chapel Lane frontage.

Flood Risk and Drainage
The majority of the Land at Chapel Lane is located in Flood Zone 1 with a small 

proportion of the site immediately adjacent to Pendlebury Brook being located within 

Flood Zones 2 and 3. The areas of the site within Flood Zones 2 and 3 are not within 

the area proposed to be developed for housing. 

Any surface water drainage from the development will be adequately managed via 

Sustainable urban Drainage Systems and the potential to provide compensation 

storage within the site, to alleviate up-stream flooding and drainage issues will be 

fully investigated. 
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Archaeology and Heritage
The Land at Chapel Lane has an industrial past and the former sites of Brook 

Cottage and Brook Works (non-designated heritage assets) are situated within the 

wooded area in the southern part of the site. There is an opportunity to provide 

public access to these assets with informative signage for residents and visitors.

An archaeological appraisal has confirmed that there are no Scheduled Monuments, 

Listed Buildings, Registered Battlefields or Registered Parks and Gardens within the 

site and the potential for significant prehistoric, Roman or medieval remains to be 

found within the site boundary is low. 

There are some semi-extant buildings relating to former domestic dwellings and 

a coal smelt works which was constructed during the 19th Century and continued 

production until the early 20th Century. There are no identified archaeological 

constraints that would preclude the development of the site. 

Topography and Ground Conditions 
The site is relatively flat in terms of site levels and there are no topographical 

constraints to development.

A Phase I and Phase II Geo-Environmental Site Assessment has confirmed that 

the site can be developed without requirements for any contamination mitigation 

measures.

The site is located within a Coal Authority Development High Risk Area, but a coal 

mining risk assessment has confirmed that there are no known coal mine entries 

within or within 20 metres of the site boundary and the site is not within a surface 

area that could be affected by past underground mining.

Utilities & Infrastructure
The site is located at the edge of Sutton Manor and adjacent to existing properties 

and therefore it is anticipated that appropriate services including electricity and 

broadband will be available. A number of providers have been contacted, including 

United Utilities and SP Energy Networks to discuss a new supply to this site, and 

there are no identified utilities constraints to prevent the development of this site.

Air Quality & Noise
The site is not located within any of the four Air Quality Management Areas (AQMA) 

within the St. Helens Borough. The site will be assessed for potential air quality 

impacts during the development of the residential proposals however there are no 

obvious air quality constraints that would preclude the development of the site.

The main source of noise in close proximity to the site would be from traffic using 

Chapel Lane from which the site is accessed. The St. Helens Linkway runs to the 

south of the site however it is considered that the distance from the site and the 

dense woodland to the south of the development area would reduce any impact of 

noise from the Linkway.

The proposed Masterplan takes into account obvious noise considerations e.g. the 

retention of mature vegetation along Chapel Lane. The current noise environment 

would not preclude residential development coming forward in this location.

Landscape & Visual 
The proposed development would not harm the wider rural landscape, rather it 

would provide an opportunity to restore and enhance the landscape character along 

the existing urban edge through a sensitive, well-designed scheme. Subject to 

appropriate design, layout and massing at the planning application stage, there are 

no significant landscape or visual constraints that would preclude the development 

of the site.

Adverse impacts on views from Chapel Lane could be minimised by setting back 

development from the western site boundary. New tree planting would be proposed 

near to this boundary and would filter views from Chapel Lane towards the proposed 

development.

Dwellings could be orientated towards Chapel Lane to integrate with the existing 

public realm and create a suitable arrangement of development behind the mature 

tree-lined frontage.

Setting back development on the northern, eastern and southern boundaries would 

enable the provision of landscaped spaces with tree planting in keeping with local 

character and aiming to mitigate the impact of views from the wider area towards 

the site;
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Surrounding Development 
The Illustrative Masterplan has taken into account the site’s relationship with 

surrounding development, including:

•	 Development to the north off Walkers Lane and the need to considered adequate 

separation distances;

•	 Planning permissions P/2016/0422/OUP and P/2017/0772/RES directly to the 

north of the site on Walkers Lane. The approved scheme is therefore included 

for context on the illustrative masterplan as development is underway;

•	 Existing development off Scott Avenue with large gardens backs onto the 

development;

•	 Existing development off Wordsworth Avenue with dwellings facing south-west 

onto the proposed development. This frontage has an element of landscaped 

screening and Wordsworth Avenue itself has the potential to allow a pedestrian 

linkage together with an Emergency Access Route if required;

•	 The south-east site boundary abuts open paddock land with trees and 

vegetation filling a large extent leading up to the existing off-site watercourse 

(Pendlebury Brook).

Greenspace and connections
The Land at Chapel Lane sits within a mature landscape and extensive network of 

greenspaces, including the Bold Forest Park. This presents an opportunity to create 

a development of attractive dwellings set within an attractive on-site greenspace 

network and connecting to wider functional greenspace network. 

This attractive greenspace network could: 

•	 Open up the existing woodland within the site so that it is fully accessible to the 

public, with attractive woodland routes and informative and educational signage 

and wayfinding;

•	 Provide a link from the Land at Chapel Lane to connect to a green route running 

within the Council land alongside the Pendlebury Brook between the site and 

the King George V playing fields to the north and through to the Bold Forest 

Park;

•	 Establish a linear green space and footpath running through the site to connect 

the existing woodland to residential areas to the north;

•	 Accommodate significant additional tree planting;

•	 Provide public access to the identified heritage assets within the site. 

Design Principles 

The constraints and opportunities analysis has resulted in the following design 

principles which the Illustrative Masterplan seeks to embrace:

•	 Create an attractive development that sensitively nestles in the wider landscape 

and network of greenspaces;

•	 Create an attractive, multifunctional greenspace network with the site which 

facilitates public access to the existing woodland and heritage assets within the 

site and provides connections through to the wider greenspace network and 

Bold Forest Park;

•	 Complement the character and grain of the surrounding area through 

appropriate development densities, street scenes and housing types and respect 

the amenity of existing residents;

•	 Create strong pedestrian movement through the site to promote access to 

sustainable transport, services and facilities;

•	 Retain the tree-lined approach along Chapel Lane; and,

•	 Provide an attractive edge to the development which will become an interface 

and durable boundary between the urban area and the open farmland beyond. 

Illustrative Masterplan

The Illustrative Masterplan has been produced to show how the site could deliver 

a high-quality scheme that fulfils the Vision and embraces the design principles, 

providing an much needed family and affordable dwellings to contribute to the 

Borough’s housing needs.
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Location and Accessibility 

The site is sustainably located in proximity to a range of local facilities and services. 

A distance of 1km is widely regarded as an acceptable walking distance to local 

services with 2km being considered acceptable for commuting. Within 1km of the 

centre of the site there are a number of local level services and facilities, which are 

very conveniently located for access from the site including employment and leisure 

units at Lea Green Business Park to the north of Walkers Lane, four convenience 

stores (including one at a petrol filling station); two hot food takeaways; allotments 

(located to the west of Walkers Lane); and access to a range of ‘green spaces’ 

including the Sutton Manor Woodland (the former Sutton Colliery site) to the east 	

of the site. 

There is a further range of services and facilities which are located just outside 

the 1km catchment of the site. These include the Four Acre Shopping Centre 

(incorporating a large convenience store, pharmacy and other retail units), Chester 

Lane Library, the Beefeater Mickle Head Green public house and restaurant and the 

Premier Inn St. Helens South hotel.

The site is well served by the existing public transport network with bus stops 

located in direct proximity to the site on Walkers Lane to the north and on Forest 

Road to the north-east, which are approximately 150 metres and 190 metres from 

the site respectively. There are a number of services which utilise these 	

stops including:

•	 Route 30 Sutton Manor – St. Helens – Chain Lane. This route operates three 

services per hour (two per hour in the evenings and Sundays);

•	 Route 32 Sutton Manor – St. Helens – Clinkham Wood: This route operates and 

hourly service (evenings and Sundays only); and,

•	 Route 920 Haydock Industrial Estate – St. Helens Bus Station: This route 

operates two services per day.

The nearest railway station is Lea Green which is located approximately 2km from 

the site. The station features a large car park with space for 190 vehicles along 

with cycle parking. The station also enables interchange with both buses and taxis. 

Services from Lea Green provide access to Liverpool and Manchester with journey 

times of approximately 30 minutes and 40 minutes respectively.

Based on a standard 5km cycle catchment, a range of employment, retail and leisure 

opportunities are available. Walkers Lane, Chapel Lane and Forest Lane in the 

vicinity of the site are highlighted in St. Helens Council’s cycle maps as suggested 

cycle routes. These provide connections to other cycle routes in the area including 

Lea Green Station via on-road, signed routes and other off-road routes including 

access to Lea Green Business Park to the north and Sutton Manor Woodland to 	

the east.

The A570 St. Helens Linkway offers good vehicular access to the site and links to 

the strategic road network (M62) to the south via Chapel Lane. Wide pavements with 

dipped kerbs on Walkers Lane and Chapel Lane provide safe pedestrian access to 

the site. 

Overall, the site is sustainably located and offers residents the opportunities to 	

use sustainable modes of transport to access local services, facilities and 

employment opportunities.

I SECTION 5
SUITABILITY AND DELIVERABILITY OF THE SITE

The site represents a highly sustainable solution to meeting St Helen’s housing needs in accordance with Government 	
guidance and the NPPF. The site will perform a positive economic, social and environmental role and meet the definition 	
of sustainable development. 

I SECTION 5   I SUITABILITY AND DELIVERABILITY OF THE SITE
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Community Facilities

A number of schools are located within 2km of the site, including: Sutton Community 

Manor Primary School (0.3km), St Theresa’s Primary School (1km), and Rainhill High 

School (1.1km). There are a number of other primary and secondary schools within the 

local areas of Rainhill to the west and Sutton to the north. Fourways Childrens Centre 

and Day Care Nursery is located approximately 1km to the north east of the site. Little 

Angels Pre-School is located approximately 1.7km from the site.

The nearest pharmacy is located approximately 1km to the north east of the site. The 

nearest doctors’ surgery is the Four Acre Health Centre in Clock Face (1.1km). The 

nearest hospitals are Whiston Hospital to the east and St. Helens Hospital to the north 

which are located 3.3km and 3.1km from the site respectively. Bold Veterinary Clinic is 

located approximately 1.7km from the site in Sutton Leach.

A number of community and recreational facilities are available in proximity to the site 

that could be utilised by future residents including the King George V playing fields, 

located approximately 0.6km to the east, which include a children’s playground and a 

number of sports pitches. The Shining Lights Community Centre, located approximately 

0.2km to the east of the site offers indoor sports, arts and crafts and holiday club for 

children. The woodland on the site could provide a fantastic facility for the Forest School 

associated with the Shining Lights Community Centre. Sutton Manor Woodland, located 

approximately 1km to the east of the site offers an extensive network of trails suitable 

for walking and cycling and includes a piece of public art known as the 	

‘Dream’ sculpture.

Economic Objective 

The development of the Land at Chapel Lane will contribute to building a strong 

and competitive economy and SHMBC has committed to pursuing economic growth 

through the SHLP.

A development of up to 120 family and affordable homes will lead to significant job 

creation through the construction period, both directly at the site, and indirectly 

through spinoff jobs created in the local construction industry and additional 

spending on local services and facilities.

Housing delivery will also provide fiscal benefits for the Council in terms of 

additional monies for the Council through Council Tax and New Homes Bonus 

payments, and will lead to increased expenditure in the local economy, directly 

through the investment during the construction period, and later through first 

occupancy expenditure and other ongoing expenditure benefits to the Borough’s 

economy, from the new residents of 120 new family dwellings.

Housing supply is important in the local labour market as it promotes local 

economic competitiveness. A shortage of homes or lack of affordability can create a 

barrier to people accessing employment opportunities or result in the requirement 

to commute which results in adverse transport and environmental impacts.
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Nearest bus stop on Lea Green Road. King George V Playing Fields
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Social Objective

The social role of sustainable development is to support a strong and healthy 

community. The site is draft allocated for housing and it is considered that the site can 

provide a development of up to 120 family and affordable homes which will provide:

•	 A range of house types and sizes for the open market to meet the needs of 	

the Borough;

•	 Affordable housing provision in line with the Borough’s requirements. Seddon is 

in advanced discussions with the Halton Housing Trust (Registered Provider) to 

deliver the affordable element on this site; 

•	 A network of multifunctional and attractive green space. The existing woodland 

within the site will be opened up to the public to create a valuable and attractive 

natural asset for the local community. The development of the Land at 

Chapel Lane could provide 3.5ha of open space and publicly accessible green 

infrastructure; and,

•	 Public access to the non designated heritage sites (Brooks Cottage and Brooks 

Works) will be provided together with information for residents and visitors. The 

form and context of this information can be agreed with the local community.

Seddon And Their Role in the Community 
Seddon is committed to providing employment 

and skills opportunities across a range of 

trades and support services, promoting 

careers in construction, recruiting apprentices 

and working with the supply chain to help develop their businesses. Seddon seeks 

to address identified social needs and empower communities to drive regeneration 

by engaging with local schools, supporting local charities or groups and providing 

training opportunities for local people. To ensure a positive experience, Seddon 

carries out early intervention with neighbours and maintain constant communication 

throughout each project.

Seddon has a dedicated Social Value team to deliver on social value commitments 

and ensure that each development contributes to the creation of thriving and diverse 

neighbourhoods that are tailored to local needs. The Social Value team, who already 

have established relationships with education, employment and training providers, 

are committed to strategically plan, identify and engage with stakeholders to 

implement initiatives. This will have a major impact on the drive and ability to deliver 

beyond basic contract terms and secure wider benefits for communities. 

Environmental Objective 

A key aspect of the environmental objective of sustainable development is protecting 

and enhancing the natural, built and historic environment, including making 

effective use of land and helping to improve biodervisity. In this context the proposed 

development will:

•	 Nestle sensitively within the surrounding landscape and green space network;

•	 Retain all trees within the site and open up and enhance the existing woodland 

into a publicly accessible, natural, local asset;

•	 Provide access to, and protect the heritage assets within the site;

•	 Facilitate ecological enhancements within the green space network within and 

surrounding the site; and,

•	 Contribute to meeting the objectives of the Bold Forest Park, including 

enhanced access to leisure opportunities.



33 I SECTION 5   I SUITABILITY AND DELIVERABILITY OF THE SITE

Deliverability 

The site is a suitable area for housing as there are no physical, technical or 

environmental constraints preventing its development. 

The NPPF requires Local Planning Authorities to maintain delivery of housing land 

to meet their housing targets. To be considered deliverable the site should:

Be Available: 
A site is considered available when there is confidence that there are no legal or 

ownership problems;

Be Suitable: 
A site is considered suitable for housing development if it offers a suitable location 

for development and would contribute to the creation of sustainable, mixed 

communities; and,

Be Achievable: 
A site is considered achievable for development where there is a reasonable 

prospect achievable with a realistic prospect that housing will be delivered on the 

site within five years and in particular that development of the site is viable.

Available

Seddon has secured a legal agreement with the landowner of the site. The site is 

therefore in control of a major housing developer and can be developed to provide up 

to 120 dwellings to meet both the open and affordable market needs of the Borough. 

If the site is to be successfully allocated and removed from the Green Belt, Seddon 

will seek to develop the site immediately, subject to planning, and doing so would 

contribute to the Borough’s 5-year housing land supply. 

The site is therefore considered available in the context of the NPPF.

Suitable 

The site is suitable for residential development for the following reasons:

•	 It can be developed immediately following its allocation and removal from the 

Green Belt;

•	 It will form a natural extension to the established area of Sutton;

•	 There are no identified environmental constraints which would prevent the 

development of the site for up to 120 dwellings;

•	 Development could utilise the existing infrastructure of the surrounding area 

and there are no drainage or utilities constraints which could prevent the site 

coming forward;

•	 A satisfactory access from Chapel Lane can 	

be accommodated; 

•	 The site is situated within a local highway network which has the capacity to 

accommodate these additional dwellings;

•	 The development will deliver new open space for use by new and existing 

residents; and,

•	 The site is sustainably located and close to existing bus stops and local services 	

and facilities. 

The site is therefore considered suitable in the context of the NPPF.

Achievable

The site has been fully assessed in terms of its potential constraints which 

illustrates that the delivery of the site is achievable and deliverable and a team of 

technical consultants has been appointed to support the delivery of this site moving 

forward. Where technical constraints are identified, Seddon will provide appropriate 

mitigation and invest in the site to ensure delivery.

Seddon have undertaken a viability assessment of the site including land values, 

market demand and potential sales within the Borough. On this basis, Seddon can 

confirm that this site is economically viable and is therefore achievable in the context 

of the NPPF.

The site is therefore considered achievable in the context of the NPPF.
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I SECTION 6
CONCLUSIONS

This Development Statement sets out the case for the removal of the site from the 
Green Belt and its allocation for residential development through the new St. Helens 
Local Plan. The site presents an opportunity to deliver approximately 120 new 
family and affordable dwellings of the appropriate type, size and tenure to meet the 
future housing needs of St. Helens without undermining the purposes of the Green 
Belt or adversely impacting upon the environment.

Development of the Land at Chapel Lane also presents a unique opportunity to 
provide a network of multifunctional green spaces, ecological enhancements and 
linkages through to the Bold Forest Park (helping to meet the objectives of the 	
Bold Forest Park AAP).
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This Development Statement demonstrates that the Land at Chapel Lane:

•	 Can support the objectives of the Bold Forest Park Area Action Plan by 

improving connectivity to the wider park, enhancing the landscape through 

additional tree planting, contributing to ecological enhancements and protecting 

heritage assets;

•	 Represents a logical and natural extension to the existing urban area that 

has strong physical boundaries, is well-contained and does not contribute 

significantly to the five purposes of the Green Belt;

•	 Is sustainably located on the edge of the Sutton Manor urban area and is within 

proximity to a wide range of local-level services and facilities including 	

high-quality public transport links; 

•	 Is entirely suitable, achievable and deliverable for a residential development in 

accordance with the NPPF; and will deliver a mix of housing types, including 

both market and affordable homes to meet local needs;

•	 Can accommodate a high quality residential-led development that nestles within 

the surrounding landscape and green space network; 

•	 Will provide high levels of connectivity and permeability within the site and the 

surrounding area. The development will also retain the existing woodland and 

open it up for public access;

•	 Will generate significant material social and economic benefits, by stimulating 

economic investment and job creation and providing housing choice; and,

•	 Has no identified technical or environmental constraints that will 	

prevent its delivery.

I SECTION 6   I CONCLUSIONS
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Introduction

Building on previous feedback from key consultants Seddon 
has carried out several technical assessments of the site 
which have not identified any constraints that would preclude 
development of the Land at Chapel Lane.

Ecology and Trees
The development site contains arable land, amenity grassland, woodland, some scattered 
trees and occasional tall ruderal habitats. The main habitats on site are arable land and 
woodland scrub. There are areas of extensive semi-natural broadleaf woodland and 
scrub habitat on the southern boundaries of the site. There is a single pond on site and 
running water (drain) located to the south of the broadleaf woodland. 

The site is not subject to any local, regional or international statutory designations. 
The nearest statutory designated sites are the Thatto Heath Meadows Local Nature 
Reserve (2.3km north) and the Colliers Moss Common Local Nature Reserve (3.6km 
north east). The site is located within SSSI Impact Zones for the Mersey Estuary SPA/
RAMSAR sites which are located approximately 7km from the site to the south. Given the 
significant distance between these designated areas and the site, a sensitively designed 
development would not adversely affect these designations. 

A Preliminary Ecological Appraisal, undertaken by Amenity Tree Care Ltd, has confirmed 
that the site does not support a habitat (semi-natural broad leaf woodland) protected 
under Section 41 of the Natural Environment and Rural Communities (NERC) Act 2006. 
Whilst evidence of some protected species was identified on site, suitable mitigation, 
compensation and enhancement measures can be implemented to address this. 
There is a designated Local Wildlife Site (LWS) (non-statutory) located within and close 
to the boundaries of the site (Pendlebury Brook). However, given that the proposed 
development seeks to retain the semi-natural broadleaf woodland on the southern 
boundary, no section 41 habitats or LWS would be lost or impacted by the development.

An Arboricultural Impact Assessment (AIA) has been undertaken by Amenity Tree Care 
Ltd to assess the impacts of the proposed development in relation to trees. The proposed 
development will retain all trees on the site, including the entirety of the woodland to the 
south, thus maintaining the long term wider visual public amenity associated with the 
trees on this site in both the wider landscape and on the Chapel Lane frontage.

There are no identified ecological or arboricultural constraints that would preclude the 
development of the site. 

Flood Risk
The majority of the site is located in Flood Zone 1 which is defined as having a less than 
1 in 1000 years annual probability of flooding and is suitable for residential development. 
The nearest watercourse, Pendlebury Brook runs through the site between Chapel Lane 
and Forest Road to the north of the southern parcel. There is a small proportion of the 
site immediately adjacent to Pendlebury Brook that is located within Flood Zones 2 and 
3, however this is not within the area proposed to be developed for housing.

The development of the site will address and mitigate against any flood risk; 
particularly in relation to surface water drainage. Appropriate standoff distances will 
be implemented to ensure that the required guidance and legislation is adhered to. It is 
not anticipated that there are constraints in terms of flooding or drainage which would 
prevent the development of the site for residential purposes.

Ground Conditions and Coal Mining
A Phase I and Phase II Geo-Environmental Site Assessment has been undertaken 
by E3P to determine potential contaminated land liabilities and other geotechnical 
considerations that will be relevant to the proposed development. The report indicates 
that there are no active or historic landfills located on or within the immediate vicinity of 
the site and that the site does not present a risk to human health and may be developed 
without requirements for any contamination mitigation measures. 

The site is located within a Coal Authority Development High Risk Area, therefore E3P 
has also completed a detailed coal mining risk assessment. This report identifies 
sixteen coal seams underneath the site at substantial depths, however there are no 
known coal mine entries within or within 20 metres of the site boundary and the site is 
not within a surface area that could be affected by past underground mining.

On this basis, there are no identified ground conditions constraints that would prevent 
the development of the site. If deemed to be necessary, detailed investigations into 
the coal seams present underneath the site will be undertaken as part of any future 
planning application and appropriate engineering practices adopted during construction 
to avoid any adverse impacts on safety or human health.

Highways and Access
Professional transport consultant, Vectos, has been appointed to assess the site in 
relation to highways and access.

Existing vehicular access to the site is via Chapel Lane in the form of a gated access to 
the existing agricultural land. A pedestrian footway is provided along the eastern edge of 
Chapel Lane, adjacent to the proposed development site.

I APPENDIX 1 – ENVIRONMENTAL CONSIDERATIONS
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Access to the development could be provided from Chapel Lane via a priority-controlled 
junction. The indicative Masterplan shows this located approximately 110 metres to the 
south of the junction of Chapel Lane and Walkers Lane. In this vicinity, Chapel Lane has 
a carriageway of around 5.5 metres in width with a pedestrian footway on the eastern 
site of the carriageway and is subject to a 30mph speed limit. Furthermore, footways are 
provided along the remainder of the nearby road network with dropped kerbs at crossing 
points to facilitate ease of movement. Forest Road, to the north east of the site, is traffic 
calmed and has a speed limit of 20mph. As such, a safe access to the site would 	
be achieved.

Pedestrian footways will be provided throughout the proposed development, offering 
comprehensive links around the site, with pedestrian and cycle access to the site 
provided at 3 points on Chapel Lane, Walkers Lane and Shakespeare Road. This will 
allow for access both within the site and to adjacent green space to the south of the site. 

The local highway network has the capacity to accommodate the additional traffic 
generation that will arise from the proposed development, however, any planning 
application will ensure that off-site highways improvements will be delivered if deemed 
to be necessary to mitigate any severe impacts on the transport network.

Utilities & Infrastructure
The site is located at the edge of Sutton and adjacent to existing properties and therefore 
it is anticipated that appropriate services including electricity and broadband will be 
available. A number of providers have been contacted, including United Utilities and SP 
Energy Networks to discuss a new supply to this site, and there are no identified utilities 
constraints to prevent the development of this site.

Further work in relation to infrastructure capacity will be undertaken as part of the 
detailed development of this site. 

Landscape & Visual Impact
The site is not subject to any national or local landscape designations and is classified as 
the ‘floodplain farmland’ landscape character type. The site is within the ‘Sutton Manor 
Fringe’ landscape character area (LCA) which is a fragmented agricultural landscape 
abutting the residential and industrial edges of the settlement to the north. 

Based on the St. Helens Landscape Character Assessment (2006), the ‘Sutton Manor 
Fringe’ is considered to have a moderate strength of character however is poor in terms 
of condition. The proposed development would not harm the wider rural landscape, 
rather it would provide an opportunity to restore and enhance the landscape character 
along the existing urban edge through a sensitive, well-designed scheme. 

Subject to appropriate design, layout and massing at the planning application stage, 
there are no significant landscape or visual constraints that would preclude the 
development of the site. 

Archaeology and Heritage
There are no Scheduled Monuments, Listed Buildings, Registered Battlefields 
or Registered Parks and Gardens within the site. An Archaeological Desk Based 
Assessment, undertaken by LP Archaeology, indicates that the potential for significant 
prehistoric, roman or medieval remains to be found within the site boundary is low. The 
report identifies that the site contains some semi-extant buildings relating to former 
domestic dwellings and a coal smelt works which was constructed during the 19th 
Century and continued production until the early 20th Century. Whilst the potential for 
any archaeology associated with this period is high, the significance is low and there are 
no identified archaeological constraints that would preclude the development of the site.

Within a 1km radius of the site there is one Scheduled Monument, Micklehead Green 
moated site which is located approximately 75 metres to the north of the site between 
Walkers Lane and St Michaels Road. The closest Listed Building to the site is Grade II 
Listed Woods House Farmhouse located on Bell Lane, approximately 350 metres to the 
south of the site. The proposed development is not considered to impact the Scheduled 
Monument or the Listed Building as no upstanding remains are extant for the monument 
and there is no inter-visibility between the site and either of these Heritage Assets.

Air Quality & Noise
The site is not located within any of the four Air Quality Management Areas (AQMA) 
within the St. Helens Borough. The site will be assessed for potential air quality impacts 
during the development of the residential proposals however there are no obvious air 
quality constraints apparent that would preclude the development of 	
the site. 

The main source of noise in close proximity to the site would be from traffic using Chapel 
Lane from which the site is accessed. The St. Helens Linkway runs to the south of the 
site however it is considered that the distance from the site and the dense woodland to 
the south of the development area would reduce any impact of noise from the Linkway. 
Any potential noise impacts would be addressed as proposals are developed in further 
detail. The proposed Masterplan takes into account obvious noise considerations e.g. the 
retention of mature vegetation along Chapel Lane. The current noise environment would 
not preclude residential development coming forward in this location. 
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6 March 2019  

 

  
Eden Planning  
Office 1 
Owen House Farm  
Wood Lane  
Mobberley 
WA16 7NY 
  
 
 
 
 
Dear   
 
Re: M62 Employment Site Allocation   
 
LM6 are a Chartered Surveying practice who specialise in the sale, letting, acquisition of warehouse 
units as well as advising on both strategic and smaller development sites to be brought forward for 
development.  
 
Having advised on Omega at Warrington c.450 acres, Logistics North at Bolton 250 acres and 
Kingsway at Rochdale 250 acres being the 3 largest development schemes in the North West in 
recent years, we are well placed to advise on the North Wests development site pipeline and in 
particular the M62 & A580 corridors bordering St Helens.   
 
Having reviewed the proposed allocations along the M62, M57 & A580, in our opinion, based on 
both the current available development sites, current known requirements, the supply and demand, 
there will be demand for the two subject sites named below well ahead of 2035.  
  
The two main strategic sites earmarked for employment which lie in both the boroughs of 
Warrington & St Helens are; 
 

▪ 1EA - Omega South Western Extension, Land north of Finches Plantation, Bold (to meet 
employment land needs arising in Warrington) 31.22 Ha 

▪ 1ES - Omega North Western Extension, Bold 29.98ha 
 
(1EA) is a proposed employment allocation and 1ES is a safeguarded employment site. We would 
suggest that the level of demand for industrial land along the M62 is enough to suggest that both 
the purple sections on the attached document should be allocations now (i.e. upgrading the section 
north 1ES of the M62 to be an allocation). 
 
Given the sites proximity to the boundary with Warrington, which is at the heart of 3 national 
motorways, we would advise that it is crucial to allocate the two subject sites thereby extending 
Omega.  
 
 



 

 

 

 
 
The internet is playing a big part in warehousing demand and motorway locations will be sought 
after. Notwithstanding this, Liverpool’s deep-sea port will also play a big part on the demand for 
North West motorway development sites.  
 
Note there are few strategic pipeline site development opportunities along the M62 with the 
exception of the sites named above which is why we believe these sites will be required for 
employment development during the plan period. Note Tritax / DB Symmetry are also exploring a 
major employment site at the junction of Knowsley & Cronton which will further cater for 
development demand if required, details of which we are currently looking into. 
 
Should you require anything else at this point then please do not hesitate to contact me.  
 
Yours Sincerely 

Phil Morley BSc (Hons) MRICS 
Director 
 



 

Avison Young 

Norfolk House, 7 Norfolk Street, Manchester M2 1DW 

Avison Young is the trading name of GVA Grimley Limited 

© 2019 GVA Grimley Limited  
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