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1.0 Introduction 

1.1 This technical note has been prepared on behalf of Barratt Homes to respond to the 

Matters, Issues, and Questions for Examination and Hearing Sessions, Matter 4, Issue 

3, Question 29 in relation to the Land at Florida Farm (2HA) Site.   

2.0 Q29 - Are there any barriers to Site 2HA coming forward as 
anticipated by the housing trajectory? 

2.1 From a highway perspective, it is our view that there are no barriers to Site 2HA coming 

forward as anticipated by the housing trajectory, and furthermore, that there are also 

no reasons why Site 2HA cannot come forward in advance of the housing trajectory.  

2.2 The Council’s housing trajectory, set out in St Helens Borough Local Plan 2020-2035 

Housing Need and Supply Background Paper (October 2020) (SD025), indicates that 

the first completion on Site 2HA will be in 2024/25 when it forecasts that 22 dwellings 

will be complete. Following that, the trajectory forecasts that 45 dwellings will be 

completed each year with completion of the full 520 dwellings extending past the end 

of the Local Plan period, 2035.  

2.3 We understand that the housing trajectory has recently been updated as set out in the ‘Updated 

Employment and Housing Land Supply Position as of 31.03.21 (May 2021)’. This updated 

paper indicates that the first completion on Site 2HA will be in 2027/28 with completion 

of the full 522 dwellings extending past the end of the Local Plan period, 2035.  

2.4 Neither aforementioned papers in themselves present any barriers to Site 2HA coming 

forward. However, the Housing Need and Supply Background Paper (October 2020) 

makes reference to a 4 year lead in time for Site 2HA to come forward based on 

progressing the Junction 23 Study. i.e. in para 4.22 the paper states:  

‘For site 2HA, a lead in time of 4 years has been applied to allow for the completion of 

the ongoing M6 Junction 23 Study and any subsequent follow-on work’.  

2.5 However, the paper does not provide any technical evidence to justify the requirement 

for a 4-year lead in time, nor elaborate on why this appears to have only been applied 

to Site 2HA. We are also unaware of any other published technical work which justifies 

this position.  
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2.6 As is set out below, given the relatively low level of traffic that will be generated by Site 

2HA over the site’s phased delivery, we do not consider that there is a need for the M6 

Junction 23 study to be complete before the identified housing need on Site 2HA can 

come forward.   

2.7 National Planning Policy Framework (NPPF) clearly sets out that the planning system 

should aim to create sustainable and healthy communities. The NPPF in paragraph 

108 sets out a number of key tests for considering development, namely, that plans for 

development should ensure that: 

• Appropriate opportunities to promote sustainable transport modes can be – or 

have been – taken up, given the type of development and its location; 

• Safe and suitable access to the site can be achieved for all users; and 

• Any significant impacts from the development on the transport network (in terms 

of capacity and congestion), or on highway safety, can be cost effectively 

mitigated to an acceptable degree. 

2.8 Furthermore, at paragraph 109, the NPPF states that: 

• Development should only be prevented or refused on highways grounds if there 

would be an unacceptable impact on highway safety, or the residual cumulative 

impacts on the road network would be severe.  

2.9 Taking each of these three factors in turn, our response to Q24 clearly establishes that 

Site 2HA is in a sustainable location for residential development and that appropriate 

opportunities can be taken to promote sustainable transport modes. 

2.10 The site is located within walking distance of a full range of local facilities necessary to 

cater for day to day needs, without relying on trips by car. Much of Haydock village, 

which contains a wide variety of local services is within walking distance of the site, as 

are various existing and proposed employment opportunities. There is an established 

cycle route running along the northern boundary of the site and the site is located within 

walking distance of bus stops which offer regular bus services operating to a variety of 

local destinations. 

2.11 The sustainability of the site is supported by the Council’s own sustainability appraisal 

which identified that of ten key indicators used to appraise accessibility and 

sustainability, eight were classified as either ‘Good’ or ‘Excellent’, designating the site 

as one of the highest performing sites in this regard.  

2.12 Overall, we conclude that the site is in a sustainable location for residential 

development in terms of paragraph 108 of the NPPF and that appropriate opportunities 

can be taken up to promote sustainable transport modes.  

2.13 Our response to Q24 also showed that safe and suitable access to the site could be 

provided, thereby meeting the second criteria of paragraph 108 of the NPPF in that 

‘safe and suitable access to the site can be achieved for all users’.  
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2.14 With reference to the third criteria of paragraph 108 of the NPPF, our response to Q24 

and Q28 demonstrated that the expected level of traffic estimated to be generated by 

the proposed development when distributed through the local highway network would 

be relatively low, would be unlikely to impact on junction operation, and would be of a 

level that most highway users would be unable to discern or notice and would likely fall 

within day to day variations in traffic flow.  

2.15 Our response to Q28 demonstrated that with 90 dwellings complete and occupied, the 

volume of traffic estimated to be generated by the development would result in less 

than one additional vehicle movement per minute (on average) being added to the 

network.  

2.16 With 270 dwellings complete and occupied, the only key junctions where traffic 

generated by the site is forecast to be more than one additional vehicle movement per 

minute are at the proposed Vicarage Road Site Access junction and the A58/Vicarage 

Rd and A58/A580 junctions. At these locations, the development generated trips would 

equate to just over one additional vehicle movement per minute.  The development’s 

impact at other key junctions would be less than one additional vehicle movement per 

minute, and in the case of J23, less that one additional vehicle movement every two 

minutes. This level of increase in traffic at J23 would not be noticeable.     

2.17 With the whole site built out (600 dwellings assumed), our response in Q28 

demonstrated that additional key junctions where traffic generated by the site is 

forecast to add more than one vehicle movement per minute were limited to the second 

site access onto the A580, the Haydock Ln/A580, Park Rd/Parr St/Ashcroft St, and 

A58/Millfield Lane junctions. However, the additional traffic forecast to be generated 

through the A58/Millfield Lane junction is only just over 1 vehicle movement per minute.   

2.18 Of these junctions, the A58/A580 and Haydock Ln/A580 junctions have both been 

subject to recent significant improvement schemes, the A58/A580 in 2020 and the 

A580 / Haydock Lane in 2019. The IDP also states that the A58/Millfield Lane junction 

has been the subject of a scheme providing short term benefits which was delivered in 

2017.  

2.19 Of the Park Rd/Parr St/Ashcroft St junction, the Transport Impact Assessment Report 

(TRA003) prepared for the St Helens Local Plan by WSP, identified that the forecast 

junction operation in the 2033 DS1 scenario (which includes all Local Plan 

developments – therefore including Site 2HA) would be comparable to that identified 

in the Do-Minimum scenario. 

where: 

• Do Minimum: the likely future network operation incorporating sites with extant 

planning permissions, SHLAA sites, and planned infrastructure schemes on the 

local road network.  

• Do Something 1 (DS1): includes all do minimum developments and planned 

infrastructure schemes, and in addition also includes the Local Plan preferred 

site allocations – including Site 2HA. No further highway improvements have 
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been assumed under DS1.  

2.20 For the wider A58 corridor, the WSP TIA states that for the 2033 DS1 scenario, the 

‘forecast junction operation along the A58 corridor is generally similar to that for the Do 

Minimum scenario at the majority of junctions, with the highest Volume over Capacity 

(v/c) values increasing by up to around 5 percentage points’. 

2.21 In respect to J23 of the M6, and also J24, our response in Q28 demonstrated that the 

level of traffic forecast to be generated by 600 dwellings on Site 2HA passing through 

junction 23 and 24 would result in less than one additional vehicle movement per 

minute. This additional traffic would again be of a level that most highway users would 

be unable to discern or notice and would likely fall within day to day variations in traffic 

flow.  

2.22 The supporting analysis undertaken to identify the distribution of trips generated by 

Site 2HA through the local network identified that the majority of journeys (to work) 

would be towards locations to the south and south-west of the site and to the Haydock 

area – all located to the west of the M6. Therefore, as a result limited development 

trips pass through J23 and Site 2HA therefore has very little influence on J23 (or the 

need for improvement there) and vice versa. 

2.23 Given that the expected level of traffic estimated to be generated by the proposed 

development when dissipated around the highway network is relatively low, and that 

junction improvements have already taken place at junctions in the immediate vicinity 

of Site 2HA (i.e. at the A58/A580 and A580/Haydock Lane junctions), we do not 

consider that large scale infrastructure improvements need to be put in place to enable 

Site 2HA comes forward. 

2.24 It is therefore considered that based on the above and the results of the assessments 

contained within the WSP TIA, the development of Site 2HA for housing would also 

meet the third criteria of paragraph 108 of the NPPF in that: 

• Any significant impacts from the development on the transport network (in terms 

of capacity and congestion), or on highway safety, can be cost effectively 

mitigated to an acceptable degree. 

2.25 In conclusion therefore, based on the reasons identified above, the specific reference 

in the Housing Need and Supply Background Paper to a lead in time of 4 years for Site 

2HA to ‘allow for the completion of the ongoing M6 Junction 23 Study and any 

subsequent follow-on work’ should have no bearing on the delivery or required timing 

of the development of Site 2HA.  

2.26 It should also be noted that any future proposed development on Site 2HA will be the 

subject of a planning application which will include a comprehensive Transport 

Assessment. The Transport Assessment will comprehensively detail the impact of the 

development on the highway network, following which discussions and agreement with 

the local planning and highway authority will need to be undertaken on whether any 

further junction improvements are required, and the extent of these.   
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	1 Introduction
	1.1 The Florida Farm South is situated between Haydock Village and the A580, approximately 3.5km to the north east of the centre of St Helens.  The site currently comprises of open farmland with farm buildings located toward the middle of the site whi...
	1.2 The A580 provides the northern border of the site with residential dwellings off Springfield Park and Avery Road border the site to the east with further residential dwellings located immediately to the south off Brookside Way and Vicarage Drive a...
	1.3 The site can potentially accommodate approximately 600 residential units with vehicular access taken from both Vicarage Road and the A580 with emergency access provided on to Slag Lane.  An indicative parameters masterplan (Rev K) is appended to t...

	2 Site Access
	2.1 It is proposed that the primary access to the site will be taken from Vicarage Road via a new priority T-junction with a ghost island right turn facility.  Vicarage Road features a 30mph speed limit and the appropriate visibility splays for a road...
	2.2 A secondary access is proposed from the A580 to the north.  Given that the A580 is a dual carriageway, this access would operate on a left in, left out basis.  A design has been devised demonstrating that the proposed access arrangement could be i...
	2.3 In addition, an access onto Slag Lane to the east of the site will be provided, this will cater for pedestrians, cyclist and emergency vehicles only (Plan 4).
	2.4 The access proposals outlined in this section demonstrate that a suitable access strategy, which is appropriate for the scale and nature of the proposed development, is deliverable.

	3 St Helens MBC SCOPING COMMENTS
	3.1 SHMBC have raised issues with regards to the future operation of the surrounding highway network and the available capacity of the associated junctions given the number of pending applications and potential allocations taking access directly from ...
	3.2 SHMBC will therefore require assessment work to be carried out to ascertain, not only the traffic impact of the development proposals, but also the cumulative impact of the additional sites likely to come forward and therefore a full ‘future year’...

	4 scope of other assessments
	4.1 Given the planning status, close proximity and comparable size of the adjacent Florida Farm North scheme, it is considered prudent to review the assessment criteria requested by SHMBC for that application in order to ascertain the likely scope of ...
	4.2 A number of committed development sites were considered with regards to traffic generation, these comprised of the Parkside Strategic Rail Freight Interchange, Haydock Green Development and the Canmoor Scheme within the Haydock Industrial Estate. ...
	 Site Access/A580 East Lancashire Road/Haydock Lane Junction.
	 A580 East Lancashire Road/A58 Liverpool Road Junction.
	 Millfield Lane/A58 Liverpool Road Junction.
	 Haydock Lane/Millfield Lane Junction.
	4.3 In addition to the above committed development schemes, SHMBC also requested the use of traffic growth (TEMPro) factors to increase background traffic flows.
	4.4 It should be noted that, in order to mitigate the impact of the Florida Farm North scheme, the developer is providing a contribution of £500k to fund improvements at the A580/Liverpool Road Junction which have been secured as part of a S106 agreem...
	4.5 Other schemes are now coming forward and being considered along the A580 corridor, such as the Peel commercial/warehousing site (Ref: F/2017/0254/OUT) on the eastern side of the J23 M6 Junction, with the assessment methodology approach still in th...
	4.6 It is also understood that SHMBC and Highways England (HE) have appointed WSP to produce an area wide traffic model to assist in the consideration of the highways impacts of various developments on the highways network. Vectos will engage with SHM...

	5 Scope of our assessment
	5.1 Whilst review of the work undertaken for other schemes in the area gives an indication of the scope of assessment likely to be requested by the Council, it is likely that an extended assessment will be requested given the number of schemes that ha...
	 A580/Liverpool Road Junction.
	 A580/Haydock Lane/Florida Farm North Junction.
	 Junction 23 of the M6.
	 Junction 22 of the M6.
	 A58 Stanley Bank Way/Vicarage Road Roundabout.
	 A599 Vicarage Road/W End Rd.
	 A599 Clipsley Lane/Haydock Lane.
	 A58 Stanley Bank Way/W End Road.
	5.2 Whilst this represents a likely scope of assessment, it should be noted that we do not at present have traffic count data for the junctions listed.  DfT guidance requires traffic surveys to be undertaken in a ‘neutral’ month as to discount periods...
	5.3 As part of the preparation of a Transport Assessment to support the development proposals, a full scope of work will be agreed with SHMBC which will include assessment of the impact of the development proposals at all key locations whilst also pro...
	5.4 Essentially, it is considered that to assess the potential impact of the residential scheme on the Surrounding highway network, base data needs to be collected, a scope of assessment needs to be agreed with the Council and Highways England and a f...

	6 Sustainability
	6.1 The site would provide a natural extension of surrounding residential area of Haydock and is well positioned to take advantage of existing walking and cycling routes with connections proposed to existing facilities on Vicarage Road and Slag Lane i...
	6.2 Bus stops are situated along the extent of the A599 in proximity to the site, providing up to five services per hour to a number of locations including major the local destinations of St Helens, Ashton-in-Makerfield and Wigan.  Consequently, journ...

	7 Summary
	7.1 It has been demonstrated that the proposed site can provide an access off Vicarage Road, a secondary access off A580 East Lancashire Road and an emergency access off Slag Lane to the east of the site.
	7.2 To demonstrate the potential impact on the surrounding highway network as a result of the residential scheme, a full Transport Assessment needs to be undertaken. In order to complete a Transport Assessment, base data will be required which cannot ...
	7.3 This process is likely to take several months to complete based on the level of work required, it should also be noted that other applications coming forward are still in the lengthy process of agreeing baseline and future year assessment traffic ...
	7.4 The Transport Assessment, once completed, will quantify the level of potential impact on the surrounding highway network and identify locations on the network where potential mitigation highway works are required.
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	 Category Grading A: Trees of high quality and value, which are in such a condition as to be able to make a substantial contribution from an arboricultural, landscape or cultural perspective;
	 Category Grading B: Trees of moderate quality and value, which are in such a condition as to make a significant contribution from an arboricultural, landscape or cultural perspective;
	 Category Grading C: Trees of low quality and value, which are currently in adequate condition to remain until new planting could be established or young trees with a stem diameter below 150mm; and
	 Category Grading U: Trees which are in such a condition that any existing value would be lost within 10 years and which should, in the current context, be removed for reasons of sound arboricultural management.
	Identification on Plan
	Criteria
	Category and Definition
	Category U
	 Trees that have a serious, irremediable, structural defect, such that their early loss is expected due to collapse, including those that will become unviable after removal of other category U trees (i.e. where, for whatever reason, the loss of companion shelter cannot be mitigated by pruning).
	 Trees that are dead or are showing signs of significant, immediate, and irreversible overall decline.
	 Trees infected with pathogens of significance to the health and/or safety of other trees nearby or very low quality trees suppressing adjacent trees of better quality.
	Criteria - Subcategories
	Identification on Plan
	Category and Definition
	3.  Mainly Cultural Values, including Conservation
	2.  Mainly Landscape Values
	1. Mainly Arboricultural Values
	Trees, groups or woodlands of significant conservation, historical, commemorative or other value (e.g. veteran trees or wood-pasture)
	Trees, groups or woodlands of particular visual importance as arboricultural and/or landscape features
	Trees that are particularly good examples of their species, especially if rare or unusual; or those that are essential components of groups or formal or semi-formal arboricultural features (e.g. the dominant and/or principal trees within an avenue)
	Category A
	LIGHT GREEN
	Trees with material conservation or other cultural benefits.
	Trees present in numbers, usually growing as groups or woodlands, such that they attract a higher collective rating than they might as individuals; or trees occurring as collectives but situated so as to make little visual contribution to the wider locality
	Trees that might be included in category A, but are downgraded because of impaired condition (e.g. presence of significant though remedial defects, including unsympathetic past management and storm damage), such that they are unlikely to be suitable for retention for beyond 40 years; or trees lacking the special quality necessary to merit the category A designation
	Category B
	Trees of moderate quality with an estimated remaining life expectancy of at least 20 years

	MID BLUE
	Trees with no material conservation or other cultural value.
	Trees present in groups or woodlands, but without this conferring on them significantly greater collective landscape value; and/or trees offering low or temporary/transient landscape benefit.
	Unremarkable trees of very limited merit or such impaired condition that they do not qualify in higher categories
	Category C
	Trees of low quality with an estimated remaining life expectancy of at least 10 years, or young trees with a stem diameter below 150mm 

	GREY

