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INTRODUCTION
Background

1.1

HOW Planning (HOW) has been instructed by Persimmon Homes North West Limited
(Persimmon Homes) to prepare and submit a further brief statement in relation to
the Knowsley Local Plan Core Strategy (KLPCS), in advance of the Examination
Hearings which are scheduled to reconvene on Tuesday 2 June 2015.

1.2

The representations are made in relation to land at Knowsley Lane, Huyton, which
is identified as a ‘Sustainable Urban Extension’ in the emerging KLPCS, and which
Persimmon Homes considers is entirely suitable for the purposes of accommodating
a significant residential development immediately.

1.3

Within the June 2014 version of the Draft Plan, Policy SUE 2a allocated the land at
Knowsley Lane for new housing development (in the central part of the site)
comprising “approximately 100 dwellings”, new employment development (in the
eastern part of the site) comprising “at least” 17.5 hectares of employment uses,
and associated public open space.

1.4

On behalf of Persimmon Homes, HOW participated in the reconvened hearings that
took place in July 2014 to examine this Draft Plan.

During the hearings, HOW

expressed support for the principle of releasing the land at Knowsley Lane from the
Green Belt for redevelopment. HOW also contended however that the site should
be allocated for a reduced area of employment development and a greater area of
residential development, or indeed an allocation based on and informed by a logical,
technical, evidence-based process.
1.5

Reflecting the discussions that took place during the hearings, the September 2014
version of the Draft Plan reduced the minimum area required to be made available
for employment uses at Knowsley Lane from 17.5 to 16 hectares. However, Draft
Policy SUE 2a continues to allocate the site for “approximately 100 dwellings” only.
Furthermore, the Allocation Profile for Knowsley Lane that is provided within
Appendix E of the Draft Plan identifies a reduced notional capacity for residential
development on the site of only 94 dwellings.
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Persimmon Homes considers that the land at Knowsley Lane is capable of
accommodating significantly more than 94 (or indeed “approximately 100”)
dwellings, which it considers is an unnecessarily and unjustifiably constrained
figure.
Reconvened Examination Hearings

1.7

The Agenda for the reconvened Examination Hearings includes a number of items
for consideration, including several key questions. This statement responds to the
Agenda items and questions that are specifically relevant to the land off Knowsley
Lane. Each relevant Agenda item (and the relevant questions raised within these)
are dealt with, in turn, within the subsequent sections of this statement.
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2.

LEGAL COMPLIANCE AND PROCEDURAL MATTERS

2.1

Question 2.1 asks whether the KLPCS has emerged from an open and transparent
process that demonstrates how and why the preferred strategy was selected, in
consultation with the public and other key stakeholders.

2.2

Whilst Persimmon Homes supports the allocation of the land at Knowsley Lane as a
Sustainable Urban Extension and agrees that this is legally and procedurally
compliant, it is considered that the site is capable of accommodating considerably
more residential units than the notional figure of 94 that is currently specified within
the Draft Plan. This is on the basis of the following evidence:


The Draft Plan assumes that housing will be brought forward on the site at a
minimum density of 30 dwellings per hectare. In reality, the density of any
residential development delivered in this location is likely to be much higher in
density than this, giving rise to a larger housing capacity. This is supported by
evidence obtained by Persimmon Homes for similar schemes in the area.



Masterplanning work carried out on behalf of Persimmon Homes indicates that
it would be possible to deliver a residential development on the Knowsley Lane
site comprising of in the region of 225 units (utilising the brook running across
the site as a natural boundary between the employment and residential
development). A copy of the Parameters Masterplan which was formulated as
part of this process is included as Appendix 1 of this Statement.



In discussions that have taken place, Council Officers have advised that the
figure of 94 units that is specified in the Draft Plan is not intended to be a ceiling
limit but simply a notional figure, and suggested that the emerging Plan, as
currently drafted, would not preclude Persimmon Homes from submitting a
planning application for a larger quantum of housing on the site. Persimmon
Homes considers however that this should be set out more explicitly within the
Plan, otherwise the Plan would be deliberately misleading.



Far more market interest has been demonstrated for housing on the site than
for employment development. To date, there has been no substantial interest
shown in developing the land for employment purposes.



The delivery of a major residential development on the site would play an
important role in helping to meet one of the key objectives of the North Huyton
and Stockbridge Village Principal Regeneration Area, which is to deliver the
3
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comprehensive housing-led regeneration of the area. It could also provide the
scope to create an attractive, green ‘destination’ through a greater capacity of
development.


Within the Statement submitted in advance of the July 2014 hearings to consider
the emerging Plan, the Council itself acknowledged that the delivery of new
housing on the Knowsley Lane site would allow for, “a valuable contribution in
addressing localised regeneration requirements and the need for residential
development during the plan period.”

2.3

In response to Question 2.1, Persimmon Homes therefore considers that, in its
current form, the Draft Plan does not demonstrate how and why the notional figure
of 94 residential units was selected in relation to the land at Knowsley Lane, and
fails to address previous submissions made on behalf of Persimmon Homes in this
respect, plus the masterplanning work which illustrates a logical and evidencebased form of development that could be delivered on the site. On the grounds
that the notional figure of 94 units does not rest on an open or transparent evidence
base, Persimmon Homes considers that this particular aspect of the Plan is neither
legally nor procedurally compliant.
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3.

HOUSING NEED AND LAND SUPPLY ASSESSMENTS

3.1

Question 3.1 asks what the implications of the new 2012-based household
projections are for the KLPCS, particularly in relation to the objectively assessed
need for housing.

3.2

Both the National Planning Policy Framework and Planning Practice Guidance are
clear that the Government’s household projections should be used as a starting
point in the process of estimating objectively assessed need for housing. According
to Planning Practice Guidance, other factors such as economic projections and
market signals also need to be factored in to a full objectively assessed need
assessment and typically lead to upward adjustments to the household projections.

3.3

It is clear that the Council has not undertaken a full objectively assessed need
assessment in setting its housing requirement of 450 dwellings per annum (dpa)
between 2010 and 2028.

Whilst the figure of 450 dpa is higher than the

Government’s household projections that were available to the Council at the time
of preparing the Submission Document, it is not clear on what basis the uplifts were
made. We have not examined the adequacy of the uplift factors that were applied
by the Council, but note that several other parties suggested at the Examination
hearings that the uplift factors were insufficient to meet with the likely economic
growth levels in the District.
3.4

Planning Practice Guidance states explicitly that the Government’s household
projections are simply the starting point in determining the objectively assessed
needs for housing. Rarely (if ever) will they also represent the end point. We note
that the underpinning 2012-based population projections point to a loss of over
8,300 working age residents in Knowsley between 2012 and 2028. This is wholly
incompatible with the economic needs of the area and the housing requirement
needs upward adjustment from the 2012-based projections to reflect this.

3.5

As mentioned in section 2 of this Statement, having been recognised as a
sustainable location and logical area of land to release, the Knowsley Lane site is
capable of accommodating a considerably greater number of dwellings than the
notional figure of 94 that is currently anticipated by the Draft Plan, which could
contribute significantly towards meeting the District’s economic growth needs.
5
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Question 3.2 asks if there are any other changes in the evidence base which
materially affect the assessment of housing need, such as any update to the SHMA
or changes in market signals.

3.7

We are not aware of any updates to the SHMA which affect the assessment of
housing need that has informed the Plan process.

3.8

Specifically in relation to the Knowsley Lane site however, Persimmon Homes
wishes to reiterate the point made in paragraph 2.2 of this Statement that far more
market interest has been demonstrated for housing in this location than for
employment development.

3.9

Moreover, evidence obtained by Persimmon Homes for similar schemes in the area
indicates that there is a particular market need for 2, 3 (and some 4) bedroom
properties in this location. This would be likely to equate to a density that is much
greater than 30 dwellings per hectare, which is the minimum figure currently
assumed for the site by the Draft Plan.

3.10

Persimmon Homes also believes that consideration should be given to the recent
challenge to the adoption of the Warrington Local Plan Core Strategy, which was
upheld in the High Court following a ruling that the Local Plan did not properly
address the affordable housing need identified in the Borough's housing figures. In
the context of this judgement, it is considered that the affordable housing
requirement for Knowsley which is specified in the KLPCS should be increased to
meet the need identified by the SHMA. A residential development on the Knowsley
Lane site comprising in the region of 225 dwellings would have the potential to
contribute significantly towards meeting with increased affordable housing
requirement.
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MINISTERIAL STATEMENTS AND REVISIONS TO PLANNING PRACTICE
GUIDANCE

4.1

Since the hearings were adjourned in July 2014, the Government has made a
number of Ministerial announcements and revisions to the Planning Practice
Guidance.

Question 3.4 asks what implications these have for the KLPCS,

particularly in relation to the following matters:
a) Development in the Green Belt
b) Sustainable drainage systems
c) Housing standards
d) Affordable housing site-size thresholds
e) Housing for older people
f) Planning obligations
4.2

In summary, Persimmon Homes does not consider that there are any implications
arising from these matters which are relevant in the context of the proposed
Sustainable Urban Extension on the land at Knowsley Lane.

Persimmon Homes

considers that part of this land could be brought forward for residential
redevelopment immediately. As well as making a significant contribution towards
helping meet the Borough’s housing need, there would be clear regeneration
benefits associated with the delivery of new housing in this location. The site is
located at the edge of the North Huyton and Stockbridge Village Principal
Regeneration Area and its proposed development could help tackle deprivation, rebalance the housing market and create jobs to serve North Huyton and Stockbridge
Village. This is specifically acknowledged at paragraph 6.16 of the emerging KLPCS.
4.3

With regards to development in the Green Belt, new guidance was published on 6th
October 2014 within Planning Practice Guidance which underlined the Government’s
commitment to protect the Green Belt from development. This new guidance was
the subject of the Ministerial Statement which was published via a press release
titled “Councils must protect our precious Green Belt land” dated 4th October 2014.

4.4

The guidance encourages Councils to use their Local Plans to prioritise residential
development on brownfield sites and states that established Green Belt boundaries
should only be altered in exceptional circumstances.
7
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Persimmon Homes does not consider that this new guidance has any implications
for the principle of allocating the land at Knowsley Lane as a Sustainable Urban
Extension for redevelopment for a range of uses, including housing.

4.6

In its current Draft form, the KLPCS clearly sets out the exceptional circumstances
which justify the immediate release of the Green Belt land within the Sustainable
Urban Extensions (including the land at Knowsley Lane), namely that this is required
to meet Knowsley’s development requirements. The revisions to Planning Practice
Guidance do not have any implications for the approach taken within the Draft Plan
in this regard, which remains entirely robust and compliant with national policy.

4.7

Persimmon Homes does not consider that the ministerial announcements and
revisions to the Planning Practice Guidance made in relation to any of the other
matters listed above have any implications that are relevant in the context of the
land off Knowsley Lane.
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5.

OTHER MATTERS ARISING SINCE JULY 2014 HEARINGS

5.1

Question 3.5 asks whether there are any other new matters which have arisen
since the July 2014 hearings which are relevant to the KLPCS.

5.2

With specific regard to the land off Knowsley Lane, it is relevant to note that since
this time, Persimmon Homes has commissioned the preparation of a masterplan for
the entire Sustainable Urban Extension site, which it considers would help to
establish, more precisely, the development capacity of the site.

5.3

The emerging masterplan utilises the brook running across the Knowsley Lane site
as a logical boundary between the residential and employment elements of the
development. In this scenario, it would be possible to deliver a considerably greater
scale of residential development on the Knowsley Lane site than is currently
indicated by the Draft Plan, possibly in the region of 225 new homes.

5.4

Persimmon Homes considers that this masterplanning exercise should be used to
assist in the formulation of the Local Plan allocation for the Knowsley Lane site, as
opposed to the work being done on behalf of the Council to prepare and produce a
Supplementary Planning Document for Knowsley Lane, which is not being informed
by any technical studies, in contrast to the work being undertaken on behalf of
Persimmon Homes. It should be noted that the masterplanning work undertaken
by Persimmon Homes has been submitted to the Council with the intention that this
could help to inform the Supplementary Planning Document process.
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6.

RESPONSE TO CONSULTATION ON MAIN MODIFICATIONS

6.1

Question 4.3(e) asks whether, having regard to emerging matters including
revisions to PPG relating to Green Belt protection, new household projections, and
evidence of increased densities on certain housing sites, the proposed Sustainable
Urban Extensions are justified and consistent with national policy.

6.2

Persimmon Homes considers that the proposed Sustainable Urban Extension at
Knowsley Lane in Huyton remains entirely justified and consistent with national
policy in terms of the overall principle of its release from the Green Belt for
development.

6.3

However, for the reasons outlined in paragraph 2.2 of this Statement, it is
considered that the emerging Plan does not properly recognise the scale of
residential development that could be delivered on the Knowsley Lane site and is
therefore neither ‘justified’ nor ‘effective’. Paragraph 182 of the National Planning
Policy Framework states that for a Local Plan to be sound, it must be, inter alia,
‘justified’ and ‘effective’. On this basis, Persimmon Homes also considers that the
Draft Plan is not consistent with national policy.

6.4

Question 4.4 goes on to ask whether any further adjustments to the wording of
various policies within the Draft Plan are necessary. Persimmon Homes considers
that, in order to ensure the Plan is legally compliant and sound, the following
amendments are necessary:


Policy SUE 2a: a footnote should be added to the text of this Policy, which
specifically recognises that the figure of “approximately 100 dwellings” is not
intended to be a ceiling and would not preclude a considerably larger residential
development from being brought forward on the site (Persimmon Homes
considers that a figure of in the region of 225 would be more appropriate). This
footnote should also acknowledge that the precise quantum of residential
development to be brought forward at Knowsley Lane should be informed by
way of an evidence based, technically-informed masterplan for the site.



Allocation Profiles: Within the Allocation Profile for the Knowsley Lane site
that is set out within Appendix E of the Draft Plan, the specified notional capacity
of 94 dwellings should be removed. Instead, additional text should be included
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within the Allocation Profile so that it consistent with the provisions of Policy
SUE 2a, incorporating the amendments suggested above. More specifically, it
should acknowledge that the precise quantum of residential development to be
brought forward in this location should be informed by the principles of any
Supplementary Planning Document which is adopted for the site, together with
the results of any associated masterplanning exercise undertaken.
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7.

ATTENDANCE AT THE HEARING SESSIONS

7.1

Persimmon Homes (and their advisors as required) at this stage wish to retain the
opportunity attend the reconvened hearing sessions taking place on Tuesday 2nd
June and Wednesday 3rd June 2015 as necessary.

HOW Planning LLP
May 2015
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APPENDIX 1: MASTERPLAN PREPARED ON BEHALF OF PERSIMMON HOMES
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