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1. FIVE-YEAR HOUSING LAND SUPPLY - BACKGROUND 

1.1 The five-year housing land supply position as of 31st March 2024, is detailed in the 

Strategic Housing Land Availability Assessment (SHLAA) 2024 and is based on 

evidence available at the time of publication and assesses whether there is five years’ 

worth of land that can deliver housing for the period 1st April 2024 - 31st March 2029. 

 

1.2 For the period 1st April 2024 to the 31st March 2029, the deliverable sites can yield 

an estimated 3,048 dwellings within St Helens, as demonstrated in Table 1.  

  

2024/ 

25 

2025/ 

26 

2026/ 

27 

2027/ 

28 

2028/ 

29 
Total 

Sites with planning permission 

(including SHLAA sites and local 

plan allocations) 

336 398 358 258 136 1486 

Sites without planning 

permission (including SHLAA 

sites and local plan allocations) 

0 0 263 464 370 1097 

Small sites - allowance 93 93 93 93 93 465 

Total 429 491 714 815 599 3048 

Table 1: Housing supply over the next 5 years 

 

1.3 In accordance with the requirements of the current NPPF (December 2023), the 

Council has identified a supply of specific deliverable sites sufficient to provide 6.38 

years’ worth of housing against the latest assessment of housing need in the Borough, 

as demonstrated in Table 1. 

 

1.4 In identifying the five-year housing land supply of deliverable housing sites, the 

supporting evidence submitted as part of the examination of the Local Plan was based 

on a 5% buffer, a position considered and found justified and sound by the Local Plan 

Inspectors, as the previous three-year completions had been considerably above the 

486 dpa requirement. The Inspectors stated that ‘The Council’s track record in robustly 

monitoring supply and the flexibility in the overall supply give us comfort that a five-

year supply can be maintained over the Plan period. This is reflected in the housing 

trajectory.’ (Paragraph 299, Report on the examination of St Helens Borough Local 

Plan (18 May 2022) Adopted plans and policies - St Helens Borough Council). 

Concluding that subject to proposed Minor Modifications (all of which were accepted) 

the housing requirement ‘will be met; the means of meeting the requirement have been 

justified and will be effective; and the Plan will have a five-year housing land supply 

upon adoption and be able to maintain it through the Plan period (my emphasis).’ 

(Paragraph 301, Report on the examination of St Helens Borough Local Plan (18 May 

2022) Adopted plans and policies - St Helens Borough Council). 

 

1.5 Regarding the delivery and build out rates of the Local Plan allocated sites, the 

Inspectors agreed with the Council’s projected commencement times and rates of 

delivery, based on the assumption that there would be a single housebuilder, even 

though some developers indicated at the examination that they could provide shorter 

lead-in times and higher build-out rates. Concluding, the Inspectors stated that the 

https://www.sthelens.gov.uk/article/3775/Adopted-plans-and-policies
https://www.sthelens.gov.uk/article/3775/Adopted-plans-and-policies
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‘Council’s assumptions about lead-in times and build-out rates are realistic.’ 

(Paragraph 132, Report on the examination of St Helens Borough Local Plan (18 May 

2022)). 

2. SITES IN DISPUTE 

2.1 The appellants have disputed several sites (Table 2 below) within the five-year housing 

land supply, where they consider the SHLAA has not provided the necessary evidence 

to be included in the supply and conclude that the supply should be 4.83 years. 

 Table 2: Sites disputed by appellant 
 

2.2 In total there are 11 sites that they consider should be removed completely, and two 

further sites that they consider should have their lead-in dates pushed back a year. No 

individual reasons for each site have been provided by the appellant.  

3. COUNCIL’S RESPONSE 

3.1  The following paragraphs, set out St Helens Borough Council’s position as to why the 

sites in dispute have been included within the five-year housing land supply, and why 

they should remain so, with further evidence appended in appendices 1 - 10.  

 LPA ref: Address LPA 
5YHLS 
 

Appellants’ 
5YHLS 

Difference 

Planning permission: Not started 
A HL483 Former Ibstock Bricks 202 157 45 
SHLAA 2024 Sites 
B SHLAA003 Somerset St 26 0 26 
C SHLAA004 Leyland Green Road 8 0 8 
D SHLAA005 Fairclough Street 14 0 14 
E SHLAA006 Liverpool Arms 29 0 29 
F SHLAA010 Former central works 10 0 10 
G SHLAA018 Former Parr High School 54 0 54 
H SHLAA022 Laffak Road 75 0 75 
I SHLAA025 Former Carr Mill Infants 53 0 53 
Total 313 0 313 
Local Plan Allocation 
K 1HA Smock Lane 112 0 112 
 2HA Florida Farm 112 67 45 
 6HA Cowley Hill 112 0 112 
 7HA Mill Lane 112 0 112 
 Total  448 67 381 
      
Grand Total   -739 
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Site Ref: HL483 - Former Ibstock Brick Roughdales Ltd, Chester Lane, Clock Face, 

WA9 4EN – Permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

239 239 No 22 45 45 45 45 202 0 

 

3.2 The Council have a very good working relationship with the applicant and have worked 

closely to secure a positive outcome for the site. There are no ownership constraints, 

and no external infrastructure is required to bring the site forward. The site has been 

cleared, demonstrating firm progress with site work, and the applicant, Backhouse 

Developments, has secured Brownfield Land Funding to help deliver this scheme.  

3.3 The applicant’s agent has confirmed (see Appendix 1) that the acquisition of the site 

was completed last week, and following the discharge of remaining pre-

commencement conditions for the site, they are hoping to make a start on site this side 

of Christmas. The agent added that their projected completion of the site of all 243 

dwellings is the end of 2028. Place North West published an article (04 November 

2024) on Backhouse Developments success in securing the £12 million funding 

Backhouse completes £12m Ibstock brickworks sale to Vistry - Place North West. 

Site Ref: SHLAA003 – Land at Somerset Street and Sussex Grove – Part Permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

66 66 Yes 20 20 10 16 0 66 0 

3.4 The applicant, Torus, own and manage 73% of social housing in the Borough. The 

Council has an excellent working relationship with this Registered Provider and have 

approved and worked with them on several sites across St Helens including this 

SHLAA site. The site comprises of two sections. The northern section (Somerset 

Street) has consent for 40 dwellings and is currently under construction. The Council 

are waiting for written confirmation from the applicant to confirm their delivery 

intentions and anticipated start and build-out rates. However, it is the Council’s 

understanding that Torus’s intends to keep the current contractors on site, so following 

completion of the northern section (Somerset Street), work will then immediately start 

on the southern section (Sussex Gove). 

3.5 This brownfield site is in the ownership of the applicant’s and there are no known 

infrastructure constraints, that would prohibit the delivery of the site.  

Site Ref: SHLAA004 – Leyland Green Road, Garswood – Application pending decision 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

8 8 No 0 0 8 0 0 8 0 

https://www.placenorthwest.co.uk/backhouse-completes-12m-ibstock-brickworks-sale-to-vistry/
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3.6 A greenfield site, situated in a sought-after location. There is developer interest in this 

site, evident by a recent planning application being submitted (Ref: P/2024/0493/FUL), 

following encouraging pre-application advice from the Council. The site also benefited 

previously from planning consent, which has since expired, however, this shows the 

principle of development for this site has been found acceptable. Therefore, the 

Council are confident that this development will come forward within the next five 

years. Attached at Appendix 2 is a copy of the previous approval for the site.  

Site Ref: SHLAA005 - Land at corner of Fairclough Street and Wargrave Road – Not 

permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

14 14 No 0 0 10 4 0 14 0 

3.7 There is developer interest in the site, following recent pre-application submissions. 

The Council have sought confirmation from the applicant, who has confirmed that a full 

planning application will be submitted early November 2024. The scheme as assessed 

through pre-application discussions, is for a number of apartments (considerably more 

units than stated in the SHLAA). Evidence of the applicant’s intentions is provided in 

Appendix 3. 

Site Ref: SHLAA006 - Liverpool Arms and Former Sacred Heart RC Church and 

School, Borough Road – Not permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

29 29 No 0 0 10 19 0 29 0 

3.8 This is a cleared, vacant site, owned by the Council, with no ownership constraints or 

known infrastructure restrictions. There is developer interest in this site, but no 

confirmation of a date for submission. As part of the Council’s Asset Disposal Strategy, 

the Council’s Assistant Director – Property & Economy, has confirmed (see Appendix 

4) that it is the Council’s intention to take this site to market for sale by tender before 

the end of the calendar year. Therefore, the Council are confident that this site will be 

developed out within the next 5 years. 

Site Ref: SHLAA010 - Former central works – Not permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

48 48 No 0 0 0 0 0 0 0 

3.9 This site does not form part of the five-year housing land supply. 

Site Ref: SHLAA018 - Former Parr High School – Not permissioned 
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Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

54 54 No 0 0 15 30 9 54 0 

3.10 St Helens Borough Council has just secured £1.01m from the One Public Estate 

Brownfield Land Release Fund (Appendix 5). This brownfield site has been earmarked 

for much-needed high-quality new housing and its redevelopment will support the 

Council's wider regeneration ambitions for Parr.  

3.11 The Council’s Assistant Director - Property & Economy, has confirmed (see Appendix 

4) that the funding comes with set timescales for spend. The conditions of the funding 

state that the Council must be in contact with a developer/contractor for the 

remediation/delivery of the project by 31st March 2025. The funding also provides that 

delivery of housing on the site must commence before 31st March 2028. Therefore, 

the Council are confident that this site will be developed out within the next 5 years. 

Site Ref: SHLAA022 – Laffak Road – Not permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

99 99 No 0 0 15 30 30 25 50 

3.12 Extensive pre-application discussions have been had on this site and as a Council we 

have been very supportive in our response. Although the proposals are commercially 

sensitive, the applicant’s agents have confirmed (Appendix 6) that a further pre-

application is likely to be submitted November/December this year, with a full 

application expected 3-6 months after that. However, based on the current pre-

application scheme, the Council is willing to concede on approximately 50 dwellings 

for this site, as due to viability issues, more mixed uses are potentially likely to come 

forward for the site, which could reduce the overall number of dwelling units. 

Site Ref: SHLAA025 – Former Carr Mill Infants – Not permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

53 53 No 0 0 15 30 8 53 0 

3.13 Similar to site SHLAA006, there is developer interest in this site, but no confirmation 

of a date for submission. The brownfield site (Brownfield Land Register Ref: BR064), 

has been cleared, and is now vacant, situated in a predominantly residential location.  

The site is owned by the Council, with no ownership constraints or known infrastructure 

restrictions. As part of the Council’s Asset Disposal Strategy, the Council’s Assistant 

Director – Property & Economy, has confirmed (Appendix 4) that it is the Council’s 

intention to take this site to market for sale by tender before the end of the calendar 



APP/H4315/W/24/3350503 

7 
 

year. Therefore, the Council are confident that this site will be developed out within the 

next 5 years. 

Site Ref: Local Plan Housing Allocation 1HA - Land South of Billinge Road, East of 

Garswood Road and West of Smock Lane, Garswood – Not permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

216 216 No 0 0 22 45 45 112 0 

3.14 This is an allocated greenfield site in the adopted Local Plan. The examining Inspectors 

noted that the overall assumptions relating to the delivery of allocations had not been 

subject to significant challenge during the examination, with some developers advising 

that their sites could come forward sooner than anticipated, however, the Inspectors 

concluded that the lead-in times and build out rates the Council proposed for all the 

allocations were realistic.  

3.15 Regarding this site specifically, the Inspectors concluded that there were no significant 

technical constraints in that a safe access can be obtained and mitigation can be put 

in place to resolve on-site and off-site drainage issues for the site. 

3.16 The applicant, Persimmon, have confirmed (Appendix 7) that they intend to submit a 

full planning application during the course of this month (November 2024). This comes 

after two very thorough positive pre-application responses from the Council. A draft 

planning performance agreement (PPA) has also been submitted. 

3.17 The applicant has also confirmed that the assumptions we have made (start date 

2026/27 and 45 dpa) are reasonable. 

Site Ref: Local Plan Housing Allocation 2HA - Land at Florida Farm (South of A580), 

Slag Lane, Blackbrook – Application pending decision 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

522 522 No 0 0 22 112 112 112 0 

3.18 This is an allocated greenfield site in the adopted Local Plan, and the examining 

Inspectors comments on lead in times as set out in paragraph 3.14, above, should be 

noted. The Inspectors examining the Local Plan, concluded that this site was situated 

in a sustainable location with good access to services and jobs. Aside from some 

limitations imposed by the capacity of J23 of the M6, there are no significant technical 

constraints. Flood risk, noise, and historic mineshafts can be mitigated. 

3.20 The Council took a cautious approach in the Local Plan housing trajectory and 

anticipated that this site would not commence until 2027/28, due to potential capacity 

issues at J23 of the M6. However, National Highways have since removed their holding 

recommendation and are working on a suitable scheme to address these capacity 

issues and a planning application was submitted earlier than expected, therefore, 

officers have brought the lead in times for the site forward a year. 
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3.21 The applicants are eager to get an approval for this site as they are keen to start 

construction. There are some technical details that need finalising but a decision on 

the application is likely in early 2025. Furthermore, as there are two separate 

housebuilders (David Wilson and Barratt Homes), it is expected that build-out rates will 

be higher than initially anticipated. 

Site Ref: Local Plan Housing Allocation 6HA - Land East of City Road, Cowley Hill, 

Town Centre – Outline consent 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

1,100 1,100 No 0 0 22 45 45 112 0 

3.22 This Local Plan allocated site has outline planning permission for 1,100 residential 

units. At a Cabinet meeting on 23rd October 2024, Councillors accepted more than £12 

million in funding for two key transport schemes (minutes of this meeting are provided 

in Appendix 8). The fund will be split with £10m going towards the Cowley Hill Link 

Road, which will support the redevelopment of this brownfield site.  

3.23 A remediation strategy has been submitted for the site, with pre-application 

discussions currently underway for Phase 1 of the site, which would consist of 212 new 

homes. The Council are waiting for written confirmation from the applicant to confirm 

their delivery intentions and anticipated start and build-out rates. 

Site Ref: Local Plan Housing Allocation 7HA - Land West of the A49 Mill Lane and to 

the East of the West Coast Mainline railway line, Newton-le-Willows – Not 

permissioned 

Dwellings 
permissioned 

/ estimated 

Remaining 
Capacity 

31/03/2024 

Under 
Construction 

2
0
2

4
/2

5
 

2
0
2

5
/2

6
 

2
0
2

6
/2

7
 

2
0
2

7
/2

8
 

2
0
2

8
/2

9
 Deliverable 

units 
2024/25 – 
2028/29 

Discounted 
agreed 

from five-
year 

supply 

140 140 No 0 0 22 45 45 112 0 

3.24 This allocated Local Plan site is owned by a registered charity (Redbank Schools 

Limited), for which the Council are trustees. The Charity has appointed agents to 

dispose of the area of land allocated for housing to developers. The Council are not 

aware of any reasons why development should not come forward in the estimated time 

as set out in the housing trajectory (see email attached as Appendix 4 from the 

Council’s Head of Legal, Matt Jones and Assistant Director – Property & Economy, 

Steve Littler). 

4. OTHER CONSIDERATIONS 

4.1 It should be noted that two other Local Plan allocated sites (5HA & 8HA) have both 
now obtained planning permission, earlier than the assumptions made in the five-year 
housing land supply trajectory, which estimated housing would come forward in years 
2026/27.  Developer Miller Homes (site 8HA) has discharged all their pre-
commencement conditions, and building materials are now being delivered and stored 
on site, which is also currently being cleared, they have also confirmed (Appendix 9) 
that construction is due to commence in the first quarter of 2025.  
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4.2 The Council are waiting for written confirmation from developers of site 5HA (Taylor 

Wimpey) as to when they estimate construction will commence; with discharge of 
conditions being submitted (Ref: C/2024/0101/CON, C/2024/0102/CON, 
C/2024/0103/CON, C/2024/0104/CON). It is the Council’s understanding that 
development will also commence at least one year earlier than originally estimated on 
this site. As a consequence, of both these sites coming forward earlier than anticipated, 
there will be a potential of 45 - 90 dwelling units being added to the five-year housing 
supply. 

 
4.3 Planning application P/2022/0063/OUP, has also been approved (23 September 

2023), for outline consent for up to 130 dwellings. Working on the SHLAA assumptions 
a total of 122 dwellings could also be added to the five year housing land supply. 

 
4.4 Furthermore, St Helens Borough Council do not currently monitor residential 

institutions within the C2 use class (such as residential care homes) that can attribute 

a ratio that equates the bedspaces to C3 use (dwelling house) numbers for a five-year 

housing land supply. The ratios relate specifically to extra care units and student 

accommodation and are sourced from the Department of Levelling Up, Housing and 

Communities’ guidance.  

4.5 Should St Helens Borough Council decide to apply these ratios for the purposes of 

additional caution and consistency1 then a further 86 dwelling units could be added to 

the five-year housing land supply. This is based on two care homes currently under 

construction and a further care home application currently awaiting a decision.  

5. SUMMARY 
 
5.1 The Council can identify a supply of specific deliverable sites sufficient to provide 6.27 

years’ worth of housing against the latest assessment of housing need in the Borough, 
in line with the Government’s requirements and in the context of the NPPF (December 
2023). This amended figure is based on the latest pre-application discussions for one 
particular site, and as a consequence of that potential scheme the Council has 
conceded on the reduction of 50 units. 

  
6. DECLARATION 
 
6.1 This proof has been prepared by St Helens Borough Council on the most-up-to date 

information available. 
 
Signed on behalf of St Helens Borough Council by: 
 
 
 
 
Name: Sara Manson 
Position: Principal Planning Officer (Policy) 
Date: 05 November 2024 
 
 

 
1 In line with the Housing Delivery Test: 2021 measurement technical note (Housing Delivery Test: 

2021 measurement technical note - GOV.UK) (January 2022) under ‘To calculate the homes 
delivered, the steps taken were:’, paragraph 2. For C2 extra care units a 1.8 ratio is applied, therefore, 
for every 1.8 C2 extra care units, 1 C3 unit would be recorded. 

https://www.gov.uk/government/publications/housing-delivery-test-2021-measurement/housing-delivery-test-2021-measurement-technical-note
https://www.gov.uk/government/publications/housing-delivery-test-2021-measurement/housing-delivery-test-2021-measurement-technical-note
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APPENDIX 2 
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APPENDIX 4



APP/H4315/W/24/3350503 

21 
 

APPENDIX 5 
 

 
 
 
 



APP/H4315/W/24/3350503 

22 
 

APPENDIX 6 
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APPENDIX 7 
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APPENDIX 8 
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APPENDIX 9 


