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1.

Introduction

1.1

This Planning Policy Compliance Statement (the “Statement”) has been prepared by Euan
Kellie Property Solutions on behalf of North West Industrial Estates Ltd, (the “Applicant”) in
respect of land bound by Summers Road, Brunswick Way, Century Buildings and an area of
car parking which is located within the administrative boundary of Liverpool City Council
(“LCC”).

1.2

The application proposes the erection of a residential-led development within a ground plus 1
to 11 storey building comprising 240 units (Planning Use Class C3) and 685 sqm (7,373 sq ft)
commercial floorspace (Planning Use Classes A1, A2, A3, A4, B1, D1, D2) and associated
works including the creation of 192 car parking spaces and 200 cycle spaces (the “Proposed
Development”).

1.3

The purpose of this Statement is to provide a clear justification for the proposals by
demonstrating compliance with the relevant Development Plan, along with other material
considerations.

Application Documentation
1.4

This Statement should be read alongside all other documents submitted with the planning
application which, at the time of writing, includes:


Covering Letter prepared by Euan Kellie Property Solutions;



Planning Application Form and Certificates;



Site Location Plan prepared by Falconer Chester Hall Architects;



Existing and Proposed Plans prepared by Falconer Chester Hall Architects;



Design & Access Statement prepared by Falconer Chester Hall Architects;



Heritage Assessment prepared by Gary Miller Historic Buildings Consultant;



Contaminated Land Assessment (“Phase 1 Ground Investigation”) prepared by
Curtins Consulting;



Drainage Assessment prepared by Curtins Consulting;



Phase 1 Ecology Assessment prepared by Urban Green;



Noise and Vibration Assessment prepared by Sandy Brown;



Transport Assessment, including Framework Travel Plan and Car Parking Survey and
Justification Statement, prepared by Curtins Consulting;



Tree Survey and Arboricultural Impact Assessment (“AIA”) prepared by Urban Green;
and,



Landscape Proposals prepared by Layer.
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Contact Details
1.5

For further information in respect of this Statement please contact:
Ellie Philcox MRTPI AIEMA
Associate Director
Euan Kellie Property Solutions
Landmark House
Station Road
Cheadle Hulme
Cheadle
SK8 7BS
email: ellie@euankellie.co.uk
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2.

The Site and Surroundings
Site Location and Description

2.1

The application site is located adjacent to Brunswick Dock and is bound by Summers Road to
the west, Brunswick Way to the north, Century Buildings to the east and car parking to the south
associated with the surrounding land uses. The application site falls within the Riverside Ward
and extends to approximately 1.01 hectares (2.5 acres).

2.2

The site location is identified in Figure 2.1 (taken from Google Maps) and an aerial view of the
application site is provided in Figure 2.2 (taken from the Design & Access Statement).

^ Figure 2.1

^ Figure 2.2

2.3

The site is currently in use as a service level car park associated with Brunswick Business Park.
The car park within the application site provides 218 car parking spaces and is currently
underused. More detail on this is provided within the Transport Statement prepared by Curtins
Consulting.

2.4

The site is well located in terms of public transport accessibility with numerous bus routes
running along Sefton Street to the City Centre. Brunswick Railway Station, which provides
services to the City Centre at a frequency of 15 minutes, is around 500m from the site on the
east side of Sefton Street. Access to the site is from Atlantic Way, which adjoins the A5036
Sefton Street at a roundabout junction.

2.5

A photo of the site is shown in Figure 2.3 below. To provide a context, Regatta Place is visible
on the right with Century Buildings visible on the left of the image.

^ Figure 2.3 - View from the corner of Brunswick Dock towards site
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2.6

The site is located adjacent to Brunswick Dock which is the southernmost of Liverpool’s
remaining docks. The Dock ceased to be used for operational purposes in the late 1970s, and
now forms part of the Liverpool Marina. There are now a range of uses surrounding Brunswick
Dock including residential, employment and a hotel.

2.7

The site lies at the northern end of the Brunswick Business Park, which occupies an extensive
area of converted warehouses previously associated with the Toxteth and Harrington Docks,
which have now been infilled to provide roads, parking and servicing areas. The business park
is largely made up of Planning Use Classes B1 and B8 uses.

Planning Policy Designations
2.8

Local Plan
Turning to local planning policy, the application site falls within a “Primarily Industrial Area”
which is covered by LCC’s Saved Unitary Development Plan Policy E1. The application site
itself has no other specific allocations. This is shown in Figure 2.4 below:

^ Figure 2.4

Environmental Designations
2.9

Having consulted the Environment Agency website, the application site (marked with a red
circle) is located Flood Zone 1 and is therefore not at risk of flooding. This is illustrated by Figure
2.5 below:

^ Figure 2.5
2.10

The application site does however appear to be very close to Flood Zones 2 and 3. A full review
of topography has therefore been undertaken and will be discussed later in the report.
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Designated Heritage Assets
2.11

The application site does not fall within a conservation area, but is within the setting of two
Grade II listed buildings; Bradbury House and the Customs Depot. The application site lies
within the historic dock area but is not within the World Heritage Site Buffer Zone.

2.12

The proximity to the listed buildings is illustrated in Figure 2.6 below, taken from the Historic
England Website (the site is marked with a red dot).

^ Figure 2.6

Planning History
2.13

A review of the planning history records for the application site has been carried out on LCC’s
website1. It should be noted that in April 2009, planning permission was granted to the Applicant
for the following development:
“To erect 5 storey B1 office building and layout associated car parking, landscaping and
sub-station.”

2.14

An image of the approved 2009 scheme is provided in Figure 2.7,

^ Figure 2.7

1

www.liverpool.gov.uk
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2.15

The 2009 consent sought to replace a previous consent granted to the Applicant in July 2004
for development as follows:
“To erect 3 storey office block, 3no. 2 storey B1 units, 1 No. 2 storey B1/B2/B8 units, 2
No. sub-stations and remodelling of car park.”

2.16

It is understood that the 2004 consent relates to only part of the site which is covered by the
2009 consent. Neither consent has been implemented due to lack of commercial interest or
demand for the office accommodation.

2.17

Having introduced the application site and surroundings Chapter 3 will now provide further
information with regard to the Proposed Development.
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3.

The Proposed Development

3.1

The application proposals present an opportunity to deliver high quality residential apartments
in a highly sustainable location adjacent to the mixed-use area of Brunswick Quay. The
proposals are summarised in this chapter – further information is set out in the Design & Access
Statement prepared by Falconer Chester Hall Architects.

Use and Amount
3.2

The Proposed Development is for a residential-led scheme with the primary aim of providing
high quality residential apartments for market sale. Commercial space is provided on the ground
floor comprising 685 sqm (7,373 sq ft) of new floorspace split across three units.

3.3

The commercial space at ground floor has a generous floor to floor height (circa four metres)
creating attractive and spacious units. These units would be open to Planning Use Class A1,
A2, A3, A4, B1, D1 and D2 uses.

3.4

The residential accommodation totals 240 units with a mix of circa apartments as follows:


32% (76 no.) one-bedroom apartments (44 sqm and 53 sqm in size);



68% (164 no.) two-bedroom apartments (59 sqm in size).

3.5

On-site car parking is to be provided for residents. A total of 192 car parking spaces are
proposed at ground floor level, with 90 car parking spaces being provided within an under-croft
car park and 102 within a surface level car park immediately south of the proposed building. A
total of 200 cycle spaces are proposed in two secure storage facilities at ground floor.

3.6

Large courtyard areas are located at Level 2 to provide residents with high quality semi-private
amenity space.

3.7

The Proposed Development consists of a single building comprising of a podium level with a
‘H’ formation building above. At street level, frontages are arranged onto Summers Road to
allow a positive contribution to the streetscape thus creating animation and passive
surveillance. Commercial spaces are arranged to allow optimum frontage for potential future
operators.

3.8

The massing of the building is based on a 3,150mm floor-to-floor level on each floor, with the
exception of the ground to first floor. The building is ground plus eleven storeys in height.

Appearance and Materiality
3.9

The northern gable ends of the building feature a ‘hoist’ like structure suspending balconies,
making reference to historic jibs found nearby, as can be seen in Figure 3.1 overleaf.

3.10

The central wing also benefits from projecting balconies with recesses to each side, visually
separating them from the lower side wings. Glass balustrades and perforated metal panels
create interest on the façade. At ground floor level, extensive glazing provides views from the
proposed commercial units towards Brunswick Dock and providing an active frontage to
Brunswick Way / Summer Road.
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^ Figure 3.1: Northern Gable end of the Proposed Development
3.11

The eastern and western elevations are proposed to be predominantly in brick, with prefabricated reconstituted stone panels sat in vertical recesses, creating a vertical rhythm to the
façade. Both of the proposed materials reference local buildings and the stone used in the
creation of the dock system. Juliet balconies are to be provided.

3.12

The southern elevation also includes Juliet balconies, with the central portion of the building
mirroring the north elevation, with long terraces providing personal amenity space and layering
to the façade.

Access
3.13

The main pedestrian entrance into the development is via an entrance lobby on the eastern
elevation, accessed via Brunswick Way. Secondary access is also provided via a smaller
entrance lobby off Summers Way. Access to the residents’ car park for vehicles is to be taken
from Summers Road.

3.14

Level access to the proposed commercial units at ground floor level is to be taken from
Brunswick Way / Summers Road.

3.15

The upper floors of the development are to be serviced via two lift and stair cores, serving the
eastern and western wings of the building.

Landscaping
3.16

Layer Landscape Architecture has been appointed to explore ways of integrating the proposed
building into its surrounds, as well as providing good quality, functional, private amenity space
for use by residents.

3.17

The landscape proposals illustrate a series of public, private and semi-private spaces, as can
be seen in Figure 3.2 overleaf. In summary:


From the dockside the space is public, with seating areas provided that are orientated
to maximise the views of the docks. A green band of tree planting and shrub planting
provides a physical green buffer between the terraces and carriageway.



Introduce traffic calming measures, alongside the potential to relocate the main
entrance of the Business Park, will promote an enhanced environment, meaning that
users of the ‘spill out space’ will experience reduced traffic numbers and speeds.



Seasonal planting will play a key role across the scheme by softening the visual
appearance of the site. Planting species will be appropriate to the dock edge location.
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The first floor roof terraces will provide a series of communal garden spaces for the
residents, with varying degrees of enclosure and openness.

^ Figure 3.2: Proposed on-site and off-site public realm
3.18

To provide a context it is relevant to outline the pre-application consultation which has been
undertaken by the applicant – this is set out in Chapter 4.

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission.
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4.

Statement of Consultation

4.1

This Chapter provides details of the pre-application consultation which has been undertaken
during the preparation of the planning application, and how this has helped to shape the
Proposed Development which is now submitted for full planning permission. The relevant
planning policy background which has underpinned these discussions is outlined in detail in
Chapters 5 and 6.

Strategy
4.2

The pre-application consultation has been undertaken to explain the Proposed Development in
the strategic context and the proposed design response, and to address any questions or
comments that have been received during this process.

4.3

In line with LCC’s adopted Statement of Community Involvement, and the provisions of
paragraphs 188 to 195 of the National Planning Policy Framework, the applicant has worked
closely with senior planning officers at LCC during the pre-application stage.

Engagement with Council Officers
Meeting on 6 April 2016


Having been appointed by the applicant in December 2015, Falconer Chester Hall
produced an initial scheme comprising a building of part-20 storeys/ part-10 storeys.
A pre-application meeting was held with LCC officers on 6 April 2016. At this stage,
no commercial space was included in the scheme.



Feedback received from LCC officers acknowledged that the site could potentially
accommodate a building of greater height than its surroundings, forming a focal point
at the south end of Brunswick Dock. The height proposed at this stage was however
deemed to be excessive. Concerns were also raised about the loss of employment
land, however it was suggested that a mixed-use scheme would be acceptable.



Falconer Chester Hall subsequently revised the scheme, reducing building heights to
10 to 14 storeys but increasing the footprint slightly. Efficiencies were also made to
the general arrangement which resulted in a viable quantum of residential
accommodation.



In addition, Falconer Chester Hall provided massing images from key views in support
of the scheme. Commercial space was also incorporated providing a mix of uses on
the site, helping the scheme to ‘blend’ with commercial uses to the south and
residential uses to the north.

Meeting on 8 June 2016


A further pre-application meeting was held with LCC officers on 8 June 2016 and it
was acknowledged at this meeting that progress had been made in terms of height
and use. The issue of employment land was raised but it was left with the client’s
team to prepare an argument regarding the viability of commercial uses and the over
provision of car parking. The team was asked to consider moving the building closer
to the dock edge but this was not possible due to ownership issues with Brunswick
Way. A maximum height of 10 storeys was suggested.



The proposals were revised by Falconer Chester Hall taking account of advice
provided by officers, with the scheme reduced to 10 storeys. A landscape architect
was also appointed to develop public realm around the scheme, linking the site into
the surroundings with a shared surface linking commercial units to the dockside.
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4.4

Written Advice dated 13 September 2016
Formal Pre-Application advice was received from LCC in an email from Chris Ridland dated 13
September 2016, in which the following comments were made:


LCC will proactively safeguard developable employment land, make more efficient
use of such sites and premises, and actively seek new sites for industrial/business
use. In the context of Brunswick Dock, they would therefore not wish to approve any
non-business uses that ran contrary to these aims.



However, LCC is mindful of the relationship that the northern end of Business Park
has with Brunswick Dock and the potential for a more high-quality built form at this
southern terminus to the dock.



There may be an argument for a more mixed-use approach to regenerating the area,
whilst ensuring a consolidated and fully functioning Business Park.



LCC consider that the most complimentary way to do this would be to shift the
proposed development site to the north adjacent to Brunswick Dock and re-route the
business park access road around to the south. Clarification on whether the siting of
development relative to historic underground dock walls is appropriate due to any
archaeological significance which would need to be considered.



There is a concern that the proposed development site would create an island of
residential accommodation surrounded by industrial premises and their associated
car park and access roads, and this could create the potential for statutory noise
nuisance complaints from future residents that would prohibit future business
operations.



There is a desire for ground floor animation of the development, through incorporating
B1 office premises, along with other ancillary retail and leisure uses.



A building of the scale proposed (10/12/14-storeys) is a significant jump from the
surrounding built form – despite the reduction from 20-storeys. However, the case for
a building creating a focal point at the Southern end of Brunswick Dock which
provides visual interest along the waterfront is accepted. This does, however,
reinforce the argument for moving the site to the southern terminus of the dock.



A ten-storey building is the maximum LCC would accept in this location, however, this
needs to be considered in tandem with how the building interacts with surrounding
land.



Active ground floor uses should be incorporated into the scheme.



The proposed 70% car parking provision is approaching what would be considered
acceptable. However, this will need to be balanced against the loss of business
parking and the implications this would have for the future employment function of
Brunswick Business Park. A survey of commercial floorspace in the Business Park
(occupied and vacant) and the relevant car parking requirements for these uses, will
need to be undertaken and submitted in support of an application.



The principal of an elevated residential roof terrace may be acceptable. A financial
contribution towards public realm will also need to be considered.

Meeting on 25 November 2016


A further meeting was held with LCC Regeneration and the Head of Urban Design on
25 November 2016 based on a revised scheme. The proposals received strong
support as the provision of residential accommodation was in line with Mayoral policy
to create more homes in the city.



The appearance of the scheme was praised and Falconer Chester Hall was
encouraged to investigate additional height if, in design terms, it improved the overall
form of the building.
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Application Submission
4.5

The scheme submitted as part of this application is based on the proposals presented to LCC
Regeneration on 25 November 2016, with a modest additional of two storeys to the central core
of the building, creating duplex units and therefore a greater mix of apartment types.

4.6

Landscape proposals have also developed by Layer Architecture and are more extensive than
presented previously.

4.7

Chapter 5 will now outline the relevant local planning policy considerations.
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5.

Local Policy Considerations

5.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination
of planning applications must be made in accordance with the ‘Development Plan’ unless
‘material considerations’ indicate otherwise.

5.2

The planning policy context comprises two levels of adopted and emerging policy – national
and local. Within each level there is both planning policy and guidance which combine to provide
the framework for the consideration of the Proposed Development. The local planning policy
context is outlined below; national policy is introduced in Chapter 6.

Adopted Planning Policy
Liverpool Unitary Development Plan
5.3

The Development Plan comprises the saved policies of the Liverpool Unitary Development Plan
(“UDP”) which was adopted in November 2002.

5.4

As identified in Chapter 2, and Figure 2.4, the site specifically falls within the ‘Primarily
Industrial Areas’ designation which is covered by saved UDP Policy E1.

5.5

The Policy states:
“1. Within the primarily industrial areas and on the sites identified in Schedule 6.1 and on the
Proposals Map, planning permission will be granted for industrial/business uses (Use Classes
B1/B2/B8) and small-scale ancillary uses. Planning permission for other uses will only be
granted where the proposal:
i. would clearly act as a catalyst to the comprehensive redevelopment of the site or area
primarily for industrial/business use;
ii. would not prejudice the long term development of the area primarily for these uses;
iii. does not involve the development of a warehouse in the City Centre in excess of
2,500 square metres;
iv. would not cause unacceptable traffic and highway congestion and related problems
or have an adverse impact on residential amenity or on the operation of existing
businesses; and
v. would not conflict with other policies in the Plan.” (our emphasis)

5.6

Table 5.1 provides a summary of the other key saved policies of the Liverpool UDP:
Policy Objectives
Policy GEN1:
Economic
Regeneration

This Policy outlines LCC’s objectives for economic regeneration across the City. This
includes promoting the principle of mixed use development in appropriate locations,
and promoting regeneration within the City’s most deprived communities.

Policy GEN4: Housing

Whilst now significantly out of date, this policy seeks to promote a good quality living
environment for all residents by:
i. ensuring that provision is made for 23,100 additional dwellings between 1986 and
2001;
ii. improving the living environment of existing housing areas;
iii. considering carefully the design and layout of housing proposals, in particular for
those with special needs, including the elderly and the disabled.
Policy GEN8 aims to protect and enhance Liverpool’s environment by promoting the
recycling of land; controlling uses which can have adverse environmental impacts;
seeking to secure the efficient disposal of waste; protecting land drainage and
preventing flooding; and, investing and promoting the concept of renewable energy.

Policy GEN8:
Environmental
Protection
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Policy Objectives
Policy H5: New
Residential
Development

Policy HD5:
Development
Affecting the Setting
of a Listed Building

Policy HD18: General
Design Requirements

Policy HD19: Access
for All

Policy HD20: Crime
Prevention
Policy HD23: New
Trees and
Landscaping
Policy OE5 ‘Protection
of Nature
Conservation Sites
and Features’
Policy OE14: Open
Space in New
Residential
Developments
Policy OE15:
Environmental
Improvement
Corridors
Policy T6: Cycling
Policy T7: Walking
and Pedestrians
Policy T12: Car
Parking Provision in
New Developments

This policy states that planning permission will be granted for new residential
development which is of a density, design and layout which respects the character of
the surrounding area, and maintains levels of privacy and amenity for existing and
future residents; and does not have a negative impact on the local highway network.
It also states that new residential development should comply with the provisions of
policies HD18 on General Design and OE14 regarding the provision of new open
space.
This policy states that planning permission will only be granted for development
affecting the setting of a listed building, which preserves the setting and important
views of the building. This will include, where appropriate:
i. control over the design and siting of new development;
ii. control over the use of adjacent land; and the preservation of trees and landscape
features.
This policy seeks to ensure that new developments meet a range of design criteria (ixiii) as set out within the Policy, including the need for scale, density and massing to
relate to context; design, layout and materials to include characteristics of local
distinctiveness; that building lines and layout of the development relate to those of the
locality; and, there is no severe loss of amenity or privacy to adjacent residents.
In order to achieve a fully accessible environment for everyone, this policy seeks to
ensure that access to and egress from existing buildings and their surroundings is
improved as opportunities arise through development proposals. Furthermore, where
the City Council considers there to be evidence of local need, it will negotiate with
developers for an element of housing to be accessible to disabled people to facilitate
independent living where this is reasonable and realistic.
Policy HD20 states that the City Council will encourage developers, in the design and
layout of new developments, to incorporate measures which reflect the need to make
proper provision for personal safety and crime prevention
Policy HD23 sets out that all new development proposals should make proper
provision for the planting and successful growth of new trees and landscaping,
including any replacement planting provided as compensation for the loss of any trees
due to development.
The policy gives protection to sites of ecological interest and protected species through
the planning process.
The policy outlines requirements for open space within new developments.
Specifically, the Policy wording states that when granting planning permission for new
residential developments exceeding 25 family dwellings, the City Council will normally
require developers to make appropriate provision for recreational open space to meet
the needs generated by the development.
The policy requires the incorporation of a high quality of landscaping and screening
along identified Environmental Improvement Corridors.
Policy T6 promotes cycling across the City and requires that all new developments
provide secure cycling parking facilities.
Policy T7 states that the City Council will implement measures to encourage walking
as a mode of transport and to make the pedestrian environment safer and more
convenient.
Policy T12 states that all new developments which generate a demand for car parking
will be required to make provision for car parking on site, to meet the minimum
operational needs of the development.
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Policy Objectives
Policy EP1: Vacant,
Derelict and Neglected
Land

Policy EP9: Waste
Storage
Policy EP11: Pollution

Policy EP1 sets out LCC’s intentions to promote and encourage the redevelopment of
derelict land and vacant sites for appropriate uses. Particular attention will be given to:
i. the contribution the reclamation of the site would make to achieving the aims of
urban regeneration and to aiding the implementation of policies in this Plan;
ii. the need to facilitate inward investment opportunities and create jobs;
iii. the degree of contamination, dereliction or danger posed by the site; and
iv. the need to integrate with, and support, other regeneration initiatives and agencies
in order to maximise the benefits of reclamation.
In any reclamation scheme for derelict land, the City Council will seek opportunities to
retain, enhance or create features of ecological value.
The Policy outlines the requirement to provide adequate storage for waste and access
to waste storage as part of any development.
Planning permission will not be granted for any development which creates an
unacceptable impact in terms of air, water, noise or other nuisance or disturbance.

^ Table 5.1

Emerging Planning Policy
Emerging Liverpool Local Plan
5.7

The new draft Liverpool Local Plan was approved for public consultation by LCC’s Cabinet on
19 August 2016, and consultation took place between September and November 2016.
Submission of the Local Plan is due to take place in late 2017, following which it will be subject
to independent examination in 2018, with a view to the Local Plan being adopted by the end of
2018.

5.8

The new Local Plan will:


Set out a spatial vision, spatial objectives and strategic policies (based on those in the
Core Strategy).



Detail the development management policies that will be used to determine planning
applications in the City.



Set out site allocations for residential, employment, retail or other land uses across
the City, to be shown on a policies map.



Show where land is proposed to be safeguarded or where specific policies apply such
as District and Local Centres.

5.9

The draft Plan makes it clear at Page 1 that there are a number of areas for which the evidence
base is still being developed and this includes employment land requirements (quantity and site
assessments) and the policies map.

5.10

With this in mind, the policies of the Draft Liverpool Local Plan must be given limited weight
since they are subject to change given that they are only now being consulted on, and will not
be subject to public examination until next year.

5.11

Notwithstanding, Table 5.2 sets out the Spatial Priorities set out at Chapter 5 of the Draft Local
Plan.
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Spatial Priorities for the Sustainable Growth of Liverpool
Spatial Priority STP1: Spatial Priority STP1 states that in order to create a robust and regionally
Spatial Priorities for the significant competitive economy, and thriving and attractive residential
Sustainable Growth of neighbourhoods, development including the provision of new homes and land for
employment uses will be sustainably located. This will be achieved by (inter alia):
Liverpool
“d. Ensuring sustainable and attractive residential neighbourhoods across the
City.”
Spatial Priority STP2:
Spatial Priority STP2 states that new development should seek to avoid negative
Sustainable Growth
impacts on the environment and where a negative effect is identified this should be
Principles and Managing
mitigated by appropriate measures. Specifically, to ensure the sustainable growth
Environmental Impacts
of the City, new development should:
a. As a first priority, be located on previously developed land, seek to use
secondary materials such as recycled aggregates and where appropriate aim
to secure the remediation of contaminated sites;
b. Contribute to the delivery of sustainable communities including through the
promotion of social inclusion and equal opportunities in the communities in
and around the area where the development is taking place;
c. Contribute to improving health and wellbeing, especially but not limited to
those in areas ranked within the 10% most deprived in the country as
indicated in the Indices of Deprivation or as otherwise identified by the City
Council.
d. Protect and enhance the City’s natural environment (including
areas/sites/species of ecological importance) and heritage assets including
reflecting and enhancing the area’s character and environment;
e. Be well connected and accessible by, and actively promote, sustainable
modes of transport including electric vehicles and vehicle charging.
f. Deliver high quality design which results in the efficient use of resources
generally and water and energy in particular; a reduction in carbon emissions;
minimises waste and is well adapted to the effects of climate change.
g. Avoid areas at risk of flooding and demonstrate it will not exacerbate potential
sources of flood risk;
h. Improve and protect water and groundwater quality, including the River
Mersey, Leeds & Liverpool Canal, and other inland rivers and watercourses,
and where appropriate and feasible the opening up of watercourses to assist
in flood risk management
i. Minimise adverse impacts on, and include measures to improve air quality
within the City;
j. Minimise light and noise pollution through design;
k. Ensure that necessary water treatment infrastructure is in place prior to
development commencing;
l. Be adequately supported by infrastructure, and contribute to the provision of
infrastructure identified as necessary to support the development proposal in
accordance with STP4; and
m. Avoid and/or mitigate negative impacts on European habitat sites within and
beyond the Liverpool boundary
Spatial Priority STP3:
Presumption in Favour of
Sustainable Development

In line with National Planning Policy, the Local Plan as a whole has a presumption
in favour of sustainable development. Therefore, planning applications that accord
with this Local Plan (and where relevant Neighbourhood Plans) will be approved
unless material considerations indicate otherwise.
Where the Local Plan does not contain policies relevant to the proposed
development or relevant policies are out of date at the time of making the decision,
planning permission will be granted unless:
a. Material considerations indicate otherwise;

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission.

17 of 45

Spatial Priorities for the Sustainable Growth of Liverpool
b. Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National
Planning Policy Framework (“NPPF”) taken as a whole; or
c. Specific policies in the NPPF indicate development should be restricted.
Spatial Priority SPT4 states that new developments should primarily be located on
Spatial Priority STP4:
previously developed land and then in areas with the best infrastructure capacity,
Infrastructure Provision
to maximise the use of existing facilities, minimise the need for new provision and
reduce the need to travel.
Where new development is likely to create a specific shortfall in infrastructure
capacity or exacerbate existing deficiencies as identified by service providers or in
LCC’s Infrastructure Delivery Programme (IDP), developers will be required to
adequately mitigate or compensate for those deficiencies, either through:
a. Providing new on or off-site infrastructure provision; and/or
b. Making payments through a Community Infrastructure Levy or other
developer contribution procedure.
In
line
with Spatial Priority STP5, developer contributions will be sought to ensure
Spatial Priority STP5:
that new development meets the reasonable costs of providing the on and off-site
Developer Contributions
infrastructure requirements, to meet the needs for additional or improvements to
existing local and strategic infrastructure, services and facilities that would mitigate
and/or compensate for the impacts generated by the new development.
In addition, all developments will also be expected to provide for the future
maintenance of facilities provided as a result of the development.
Where viability is identified as an issue, a site specific financial evaluation will be
required to demonstrate to LCC that a development will be unviable as a
consequence of the developer contributions.
^ Table 5.2
5.12

Table 5.3 summarises the key emerging Policies which are relevant to the Proposed
Development.
Policy Objectives
Policy EC1 Employment
Land Supply

Policy EC2 Employment
Areas

The policy outlines that the City Council has a requirement for 120 hectares of land
for industrial and business uses (Use Classes B1/2/8), over the period of the Local
Plan, to meet the needs of the City. The take-up of existing employment land will
be monitored, and its ongoing supply managed, via regular review of site
allocations, to meet changing market conditions in land for employment and other
uses.
Land within Primarily Industrial Areas and allocated as Sites for Industrial/Business
will be protected for industrial and business uses. Proposals for the use of
Primarily Industrial/ Business Areas and Sites, for other purposes, should clearly
demonstrate that:
a. The proposed use is complementary to the primary employment use of the area,
providing a small scale-ancillary service to meet the day-to-day needs of local
employees subject to compliance with other plan policies; or
b. The proposal would not prejudice the long term development of the wider
employment area primarily for industrial and business development. Use of the site
for non-B purposes should not adversely affect the City’s overall capacity to meet
future demand for employment land; and
i. The proposal will not be incompatible with existing retained employment
uses within their vicinity;
ii. There is no likely future demand for employment use on the site. This would
require evidence that it had been appropriately marketed for B1/2/8, across a
range of media, for at least 18 months;
iii. In the case of retail, leisure and town centre uses, the proposal complies
with Policy SP6; and
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Policy Objectives

Policy H1: Housing
Requirement

Policy H3: Market and
Affordable Housing
Policy H4: Dwelling Type
and Size

Policy UD1: Local
Character and
Distinctiveness

Policy UD2: Development
Layout and Form

iv. Use of the site for other purposes would bring wider economic, social or
environmental regeneration benefits which outweigh the economic impact of
the loss of employment land. Evidence to demonstrate compliance with this
requirement would include:
 net employment generation
 need/demand for proposed use
 lack of suitable alternative accommodation
 satisfactory relocation of displaced business
 improvements to the physical/operational environment of the industrial
area
proposal forms part of comprehensive regeneration scheme
According to Policy H1, for the period 2013-2033, Liverpool's housing requirement
is for 29,600 net additional dwellings. The average annualised level of housing
growth equates to 1,480 dwellings. The City Council will meet this requirement
through the following sources of supply:
a. Completed homes between April 2013 and the formal adoption of the Local
Plan
b. The new homes which will be provided by unimplemented planning consents
at the date the Local Plan is adopted,
c. The new allocations of sites for residential development made in this Local
Plan, and
d. 'Windfall' housing completions on sites not currently identified.
The supporting text identifies that the current housing requirement is based on an
update to the 2011 Strategic Housing Market Assessment (SHMA) which has been
undertaken to provide LCC with an up to date Objective Assessment of Need
(OAN). The figures are base dated to April 2013 and look ahead to 2033.
Policy H3 states that planning applications for residential development should
demonstrate their contribution towards broadening the City's housing offer.
The supporting text confirms that Liverpool is affordable in housing terms.
Policy H4 states that all proposals for residential development should:
Include an appropriate mix of dwelling types and sizes to address the long term
needs of the Liverpool and provide a justification for the proposed housing mix.
For Market housing on sites of 10 plus dwellings, excluding the City Centre,
developers should provide:
- 60% in the form of semi-detached and terraced dwellings
- 75% of dwellings with two and three bedrooms
In determining proposals, the City Council will take into account the character of
the location, and site viability.
Policy UD1 requires developers to demonstrate, through the submission of a
Design and Access Statement, that a range of criteria (a-k) are taken into account.
For example: local grain and pattern of development; the form, scale, proportion,
building line, frontages, plot sizes, storey and absolute heights, rooflines and ratios
of solid to void within buildings; materials, colours, tones and textures; existing
uses and activity.
Policy UD2 requires the layout and form of development proposals to ensure that a
range of criteria (a-j) are met. For example: the structure allows for ease of
movement; new public spaces are fit for purpose; form, height, scale and massing
are appropriate to the function of the building; car parking, cycle, waste and
recycling storage are designed in a positive manner and are integrated into the
development; the proposal reduces the opportunities for crime; landscaping is
integral and is at the heart of the development.
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Policy Objectives

Policy UD3: Public Realm

Policy UD4: Inclusive
Design

Policy UD8: Accessible
Housing

Policy UD9: New Housing
- Physical and Design
Requirements

Policy GI7: New Planting
and Design

It also requires the developer to demonstrate that adequate building and
street/space management has been considered as part of the design, and detail
how this will be secured and delivered.
Policy UD3 requires that when designing public realm, it should be demonstrated
that a range of criteria (a-i) are met. For example: reinforces and complements
local distinctiveness; ensures the primacy of people over vehicles where
appropriate; allows for adequate car-parking, cycling provision and servicing; will
be of a scale, size and layout to achieve its primary function.
Policy UD4 seeks to promote inclusive design by ensuring development proposals:
1. meet the highest standards of accessibility and inclusion so that all potential
users, regardless of mental or physical ability, age or gender can use the
development safely and easily.
Accordingly, all applications will need to be accompanied by an Inclusive Design
Statement that could form part of Design and Access Statement, to show that the
principles of inclusive design, including the specific needs of disabled people, have
been integrated into the proposed development and how inclusion will be
maintained and managed.
Policy UD8 states that to ensure that new homes provide quality living
environments for residents both now and in the future and to help deliver
sustainable communities, the following standards will apply, subject to site viability:
a. Accessibility of homes
 Private Housing - for all new housing developments, all homes are to
meet building regulation M4(2) – ‘accessible and adaptable dwellings’.
 Affordable Housing - for all new housing developments, 90% of homes
should meet building regulation M4(2) – ‘accessible and adaptable
dwellings’.
 For all new housing developments; 10% of all new homes should meet
building regulation M4 (3) (2) (b). When providing for wheelchair user
housing, early discussion with LCC is required to obtain the most up-todate information on specific need in the local area. Where there is no
specific need identified, then M4 (3) (2) (a) will apply, to allow simple
adaptation of the dwelling to meet the future needs of wheelchair users.
b. Internal Space in a Home
 All new homes should meet the Government’s Nationally Described
Space Standard (NDSS).
In line with Policy UD9, planning permission will be granted for new residential
development which demonstrates, through a Design & Access Statement, that it
meets a range of criteria (a-i). For example: maintains or enhances the overall
character and appearance of the local environment; provides landscaping as an
integral part of the development; ensures that highway and parking provision
ensures a safe, attractive, convenient and nuisance-free highway environment; is
sympathetic to surrounding land uses and occupiers; links in with surrounding
movement patterns; minimises opportunity for crime and maximise natural
surveillance; makes provision for the needs of special groups in the community
such as the elderly and those with disabilities.
Policy GI 7 requires all new development to make an appropriate contribution to
the enhancement of the City’s green infrastructure resource. As a minimum, proper
provision should be made on site for the planting and successful growth of new
trees and landscaping, including any replacement planting provided as
compensation for loss due to development. It should be demonstrated that a range
of criteria (a-e) are met. For example: that new planting is sustainable for the longterm, fit for purpose, and species selection for planting schemes have had regard
to international, national, sub-regional and local biodiversity initiatives;
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Policy Objectives

Policy GI9: Green
Infrastructure
Enhancement

Policy R1: Air, Light and
Noise Pollution
Policy R3: Flood Risk and
Water Management

Policy TP1: Improving
Accessibility and
Managing Demand for
Travel
Policy TP2: Transport
Assessments

consideration has been given to any locational challenges, such as those
presented in the City Centre or more heavily urbanised parts of the City; the use of
larger size imported nursery stock in planting schemes has been avoided wherever
possible; selection of vigorous coniferous species are discouraged unless planted
as a deliberate screen; plant selection and design of the planted area has
wherever possible contributed to rainwater management of the site by minimising
surface run off and maximising surface infiltration.
Policy GI 9 states that development proposals should be designed to / will be
expected to incorporate new and/or enhanced green infrastructure or green
spaces of an appropriate type, standard, size and which reflect the needs of the
area.
Where on-site provision has been demonstrated not to be possible, or LCC is
satisfied that on-site provision is not beneficial or appropriate, financial
contributions through an appropriate legal agreement will be sought towards the
creation of new provision, or to enhance and improve existing provision off-site, to
meet the needs of the community, necessitated by the development.
Policy R1 states that planning permission will not be granted for development
which has the potential to create unacceptable air, water, noise or other pollution
or nuisance.
Policy R3 aims to reduce flood risk, promote, water efficiency measures and
protect and enhance water quality through the following mechanisms a number of
mechanisms (1-6) including (inter alia):
Developers will be required to demonstrate, where necessary, through an
appropriate Flood Risk Assessment at the planning application stage, that
development proposals will not increase flood risk on site or elsewhere, and should
seek to reduce the risk of flooding. New development will be required to include or
contribute to flood mitigation, compensation and/or protection measures, where
necessary, to manage flood risk associated with or caused by the development.
Unless appropriate alleviation or mitigation measures are carried out, planning
permission will not be granted for development which would:
a. Be at direct unacceptable risk from flooding from all sources including
flooding due to, or exacerbated by, rising groundwater
b. Be likely to increase the risk of flooding
c. Cause loss of access to watercourses for future maintenance
d. Result in an adverse impact on the water environment due to additional
surface water run-off, or
e. Have adverse effects upon the integrity of tidal and fluvial defences.
Policy TP1 states that development proposals should make the best use of
existing transport infrastructure. Developments which singly or in combination have
a significant impact on the movement of people or goods, should, through the
provision of Travel Plans, positively manage travel demand and contribute to the
improvement of accessibility in general, particularly by more sustainable modes of
transport including walking, cycling and public transport.
Policy TP2 states that development proposals should be accompanied by a
Transport Statement or Transport Assessment in accordance with LCC’s Guidance
Notes for the Submission of Transport Assessments.
Consideration will be given to the effect on safety, congestion and the environment
when dealing with development proposals that involve, inter alia, new or altered
access to the transport network; and the generation of additional trips on the
transport network.
Development will only be permitted where (inter alia): accesses, junctions and new
road layouts should be safe and operate efficiently; the development would not
have a material detrimental impact on the functioning of the transport network; the
proposal would not be detrimental to the safety of all users of the transport
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Policy Objectives

Transport Policy TP5:
Cycling

Policy TP6: Walking

Policy TP8: Car Parking
and Servicing
Policy TP9: Public
Transport

network, and in particular pedestrians and cyclists; the proposal makes provision
for walking, cycling and the use of public transport.
vehicle and cycle parking, turning and servicing is appropriate to the scale and
nature of the development is provided.
Policy TP5 requires proposals for new development to:
a. Demonstrate that they will have a positive impact on the cycling network and
its users;
b. Provide appropriate cycle access and sufficient, secure cycle parking
facilities; and
c. Provide evidence that it supports the vision and objectives of the City
Council’s cycling strategy and the Liverpool City Region Transport Strategy
for Growth.
In line with Policy TP6, all new development proposals should:
a. protect, maintain and where appropriate improve the existing pedestrian
infrastructure;
b. not adversely impact on the pedestrian or the environment and provide
appropriate pedestrian access; and
c. improve the safety and security of pedestrians
Policy TP8 states that all new developments which generate a demand for car
parking or servicing should make provision on site appropriate to the scale and
nature of the development in accordance with LCC's standards.
Policy TP9 requires public transport to be considered in the design of all
development and for it to be clear how the issue of ensuring public transport usage
as a realistic alternative to private car trips has been addressed where it is material
to do so.
Design and Access Statements should address how the proposed development
relates to and improves access to rail services and networks in terms of:
 Walking distance and walking routes to stations
 Cycling distance and cycling routes to stations
 Convenience of bus access to stations

^ Table 5.3

Supplementary Planning Documents and Planning Guidance
5.13

In addition to the adopted and emerging policy documents, LCC has issued a number of
Supplementary Planning Guidance (“SPG”) documents which provide further advice in respect
of specific issues.

5.14

A summary of the guidance, as outlined within each relevant SPG Note, is set out in Table 5.4.
Guidance
Supplementary
Planning
Guidance Note 6: Trees and
Development
Supplementary Planning
Guidance Note 8: Car and
Cycle Parking Standards

Summary
This SPG Note supplements UDP Policies HD22 and HD23.
In particular, it requires the submission of a tree survey where existing trees
may be affected by new development. Existing trees must also be protected
during construction. If new trees are proposed as part of an application details
are required in respect of these.
The SPG Note outlines car parking minimum standards for residential
development, cycle parking requirements, disabled parking space
requirements, servicing details and layout guidance.

Supplementary Planning
Guidance Note 10: New
Residential Development

This SPG Note sets out the design standards for new residential development
to ensure the objective of ensuring adequate privacy and a good standard of
environment for existing and future residents can be achieved.
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Guidance
Planning Advice Note:
Refuse Storage & Recycling
Facilities in New
Developments
Ensuring a Choice of Travel
SPD

Summary

Design for Access for All
SPD

The Design for Access For All SPD details how society can remove physical
barriers faced by disabled people rather than how disabled people can
overcome barriers erected by society.

This guidance note provides advice on LCC’s recommended standards for
refuse storage and recycling in all new developments.
This SPD document support LCC's transport policies. The primary objective of
the SPD is to ensure a good choice of travel modes to all new developments
in Liverpool. It contains a questionnaire, referred to as a MASA Assessment,
which will be used to assess planning applications in relation to transport
requirements.

^ Table 5.4

Other Relevant Planning and Regeneration Documents
Strategic Housing Land Availability Assessment
5.15

The latest edition of LCC’s Strategic Housing Land Availability Assessment (“SHLAA”) is the
2016 Update which represents an update to the Liverpool 2013 SHLAA and reflects the City’s
housing supply position at 1 April 2016.

5.16

The purpose of the SHLAA is to identify land and buildings in the City with potential for housing
development for the period 2016-2031 and to identify and assess constraints to delivery.

5.17

The 2016 SHLAA update includes land that has come forward from a range of sources,
including sites that have already been granted planning permission and sites that have been
put forward by landowners and developers.

5.18

The updated housing requirement as at April 2016 is identified to be 1,480 dwelling per annum,
which equates to a five-year requirement of 7,400 dwellings. The 2016 SHLAA update identifies
that LCC are able to identify in excess of the required five year housing supply, including the
20% buffer specified by the NPPF.

5.19

Within the SHLAA site reference 4470 (located within Brunswick Quay) is identified as being
developable within 6-10 years for 90 residential units. This indicates that LCC consider that
residential development could be acceptable in this location.

Strategic Housing Market Assessment
5.20

LCC’s Draft Local Plan has been prepared in the context of the findings of the current Strategic
Housing Market Assessment (“SHMA”) which was prepared by GL Hearn and published in July
2016.

5.21

In tandem, the Draft Local Plan has been prepared on the basis of an overall housing
requirement of 29,600 between 2013 and 2033. Through a combination of completed homes
since 2013, outstanding planning permissions and the proposed site allocations it is understood
LCC has been able to meet this requirement through the use of sites which are brownfield.

5.22

For the reasons outlined overleaf, however, this situation has, however, now changed.
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DCLG Household Projections
5.23

LCC’s Cabinet Report, dated 19 August 2016 (ref: EDR/33/162) makes specific reference to the
latest Household Projections published by the Department for Communities and Local
Government (“DCLG”) on 12 July 2016:
“Recently, this situation has now changed because the calculations set out in the current
SHMA are derived from population and Household Projections, which have changed
since both the SHMA and the Local Plan have been prepared.
In particular, the latest Household Projections were published by DCLG on 12 July 2016
and show that Liverpool will have 9,000 more households in 2033 than has been
taken into account in the Local Plan to date. These figures have only just been
published and were not anticipated to show an increase therefore the City Council will
need to address this issue going forwards.
The Council’s Committee Report acknowledges that when the Local Plan is published
for public consultation in September 2016 both it and the SHMA, which will be published
at the same time, will not reflect the latest position since the Household Projections of
July 2016 and consequently the Local Plan may not make enough housing provision for
Liverpool’s future housing needs.
Assuming that the increase of 9,000 households by 2033 translates to the similar
number of new homes, it may not be possible to meet that level of need without
considering other site options over the whole plan-period.
Currently undeveloped employment land is not considered to provide a solution
because the available supply of such sites also falls short of future needs. This means
that current undeveloped employment sites should not be considered as available for
residential development.
In any other circumstances it would be appropriate for a local planning authority to adjust
their plan-making timetable to address the changed circumstances. However the
government’s timetable means that this is not possible and so DCLG have advised that
while the new population and Household Projections have significantly increased, the
City Council should continue to progress its Local Plan as drafted, as quickly as
possible.
The City Council is also advised by DCLG to make a clear statement in the Local
Plan consultation that it will need to undertake an early review in the light of the
new housing projections data. This will involve both the updating of the SHMA
and a search for new sites. Given the publication of new population and Household
Projections and the fact that the draft Local Plan and its current evidence base has not
been able to take the new projections into account, the Independent Inspector may have
to decide whether the government’s policy to have all Local Plan’s in place by 2017 has
priority over the government’s requirement for the Local Plan to meet the identified
housing need in full.
It will, as above, however be a matter for the independent Inspector to determine if this
is an acceptable approach and his/her decision will depend on a number of factors
including in particular how much new housing is being delivered and of what type
relative to the City’s needs.” (our emphasis throughout)

2

http://consult.liverpool.gov.uk/file/4160689
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Employment Land Study
5.24

The Liverpool Employment Land Study (“ELS”), published in February 2017, was undertaken
to assess the quantity and quality of available employment land, and of the likely demand for
land for different types of industrial development, including offices, manufacturing and
distribution.

5.25

The Study concludes that 105 to 140 hectares of employment land is needed over the period
2013 to 2033 to meet the city’s needs. This is split indicatively as 25 to 30 hectares of land for
office uses (Planning Class B1a/b), 20 to 30 hectares for industrial uses (Planning Classes B1c
and B2) and 60 to 80 hectares for warehouse and distribution (Planning Class B8) uses.

5.26

In total, there is a need for an additional 56.2 hectares of employment land to meet the City’s
employment need over the period 2013-2033. This figure includes the additional need resulting
from the proposed development at Liverpool SuperPort, with the quantum of additional land
needed excluding the SuperPort being 26.3 hectares.

5.27

The Study identifies the current employment land supply in the city. This includes 29 sites
across the city suitable to support employment uses. The identified sites cumulatively provide
potential for 62.8 hectares of developable land for purely B-class purposes.

5.28

This is concluded to be a sufficient available and suitable employment land supply to meet
demand for for industrial / warehouse uses (Planning Class B1c, B2, B8). It is noted, however,
the city’s positive balance of employment land is relatively slight and as such the sites in the
identified supply should be protected from change of use to alternative (non-B Class) uses.

5.29

It is concluded that it is particularly important that employment land within the five key
employment areas is protected. This includes the City Centre and Waterfront area.

5.30

Chapter 5 will now introduce other material considerations that should be taken into account
when determining this planning application.
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6.

National Policy Considerations

6.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination
of planning applications must be made in accordance with the ‘Development Plan’ unless
‘material considerations’ indicate otherwise.

6.2

The Courts have held that the Government’s statements of planning policy are such ‘material
considerations’ which must be taken into account, where relevant, in decisions on planning
applications.

6.3

The National Planning Policy Framework (“NPPF”) was published by the Department for
Communities and Local Government (“DCLG”) on 27 March 2012 and is a material
consideration in planning decisions. The Planning Practice Guidance, published by the DCLG
on 6 March 2014, is also a material consideration.

National Planning Policy Framework
Ministerial Foreword
6.4

The NPPF Ministerial Foreword states clearly that “the purpose of planning is to help achieve
sustainable development”. It goes on to set out that “sustainable development is about change
for the better” and is also about “finding ways to enhance and improve the places in which we
live our lives.” As a result, the NPPF sets out the various policy provisions that guide the delivery
of ‘sustainable development’.

‘Three Dimensions’ to Sustainable Development
6.5

6.6

According to the NPPF [paragraph 7] there are three dimensions to sustainable development
and three roles for the planning system:


an economic role – contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying and
coordinating development requirements, including the provision of infrastructure;



a social role – supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations; and
by creating a high quality built environment, with accessible local services that reflect
the community's needs and support its health, social and cultural well-being; and



an environmental role – contributing to protecting and enhancing our natural, built and
historic environment; and, as part of this, helping to improve biodiversity, use natural
resources prudently, minimise waste and pollution, and mitigate and adapt to climate
change including moving to a low carbon economy.

Importantly the NPPF states [in paragraph 8] that “these roles should not be undertaken in
isolation, because they are mutually dependent.” Accordingly, “to achieve sustainable
development, economic, social and environmental gains should be sought jointly and
simultaneously through the planning system.”
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Presumption in Favour of Sustainable Development
6.7

The NPPF sets out, in paragraph 14, the presumption in favour of sustainable development’ –
the ‘golden thread’ which runs through the Framework. This presumption states that in terms of
decision-taking, this means (unless material considerations indicate otherwise):
“approving development proposals that accord with the development plan without
delay; and
where the development plan is absent, silent or relevant policies are out‐of‐date,
granting permission unless:


any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or



specific policies in this Framework indicate development should be restricted.”

Core Planning Principles
6.8

A set of 12 core land-use planning principles are outlined in the NPPF [paragraph 17] which
“should underpin both plan-making and decision-taking”. In sum, these include:


Ensuring a plan-led system.



Finding ways to enhance and improve the places in which people live their lives.



Pro-actively driving and supporting sustainable economic development.



Securing high quality design.



Taking account of the different roles and character of different areas.



Supporting the transition to a low carbon future.



Conserving and enhancing the natural environment.



Encouraging the effective use of land by re-using land that has been previously
developed.



Promoting mixed-use developments and encourage multiple benefits from land.



Conserving heritage assets.



Making the fullest possible use of public transport, walking and cycling.



Taking account of and supporting local strategies to improve health, social and
cultural wellbeing for all, and delivering sufficient community and cultural facilities and
services to meet local needs.

Achieving Sustainable Development
6.9

Paragraph 6 of the NPPF states that “the policies in paragraphs 18 to 219, taken as a whole,
constitute the Government’s view of what sustainable development in England means in
practice for the planning system.” With this in mind, the following elements of the NPPF are
particularly relevant to the Proposed Development:
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6.10

Section 1: Building a strong, competitive economy (¶18-22)
In this context it is important to recognise the Government’s pro-growth agenda, and in particular
the text set out at Paragraph 22 of the NPPF which states:
“Planning policies should avoid the long term protection of sites allocated for
employment use where there is no reasonable prospect of a site being used
for that purpose. Land allocations should be regularly reviewed. Where there is no
reasonable prospect of a site being used for the allocated employment use,
applications for alternative uses of land or buildings should be treated on their
merits having regard to market signals and the relative need for different land
uses to support sustainable local communities.” (our emphasis).

6.11

6.12

Section 4: Promoting Sustainable Transport (¶ 29-41)
In order to accord with the aspirations of the NPPF any new proposals should extend the choice
in transport and secure mobility in a way that supports sustainable development. The
presumption in favour of sustainable development is a central theme running through the
framework and transport planning policies are seen as a key element of delivering sustainable
development as well as contributing to wider sustainability and health objectives.
To achieve these objectives paragraph 30 which states when making decisions, local authorities
should:
“Support a pattern of development which, where reasonable to do so,
facilitates the use of sustainable modes of transport.”

6.13

Paragraph 32 is also of relevance:
“All developments that generate significant amounts of movement should be
supported by a Transport Statement or Transport Assessment. Plans and
decisions should take account of whether:

6.14



the opportunities for sustainable transport modes have been taken up depending
on the nature and location of the site, to reduce the need for major transport
infrastructure;



safe and suitable access to the site can be achieved for all people; and



improvements can be undertaken within the transport network that cost effectively
limit the significant impacts of the development. Development should only be
prevented or refused on transport grounds where the residual cumulative impacts
of development are severe.”

Section 6: Delivering a wide choice of high quality homes (¶ 47-55)
Paragraph 47 of the NPPF stresses that LPAs should “boost significantly” their supply of
housing. In line with this they should:


“use their evidence base to ensure that their Local Plan meets the full, objectively
assessed needs for market and affordable housing in the housing market area, as
far as is consistent with the policies set out in this Framework, including identifying
key sites which are critical to the delivery of the housing strategy over the plan
period;
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6.15



identify and update annually a supply of specific deliverable sites sufficient to
provide five years worth of housing against their housing requirements with an
additional buffer of 5% (moved forward from later in the plan period) to ensure
choice and competition in the market for land. Where there has been a record of
persistent under delivery of housing, local planning authorities should increase the
buffer to 20% (moved forward from later in the plan period) to provide a realistic
prospect of achieving the planned supply and to ensure choice and competition in
the market for land;



identify a supply of specific, developable sites or broad locations for growth, for
years 6-10 and, where possible, for years 11-15.”

‘Deliverable’ sites are defined by Footnote 11 of the NPPF:
“To be considered deliverable, sites should be available now, offer a suitable location
for development now, and be 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. Sites with planning permission should be considered deliverable until
permission expires, unless there is clear evidence that schemes will not be
implemented within five years, for example they will not be viable, there is no longer a
demand for the type of units or sites have long term phasing plans.”

6.16

Importantly as stated previously, paragraph 49 states that:
“housing applications should be considered in the context of the presumption of
sustainable development [as defined by paragraph 14 of the NPPF]. Relevant policies
for the supply of housing should not be considered up-to-date if the local
planning authority cannot demonstrate a five-year supply of deliverable sites.”
(our emphasis)

6.17

6.18

Paragraph 50 of the NPPF also states that LPAs must “deliver a wide choice of high quality
homes, widen opportunities for home ownership and create sustainable, inclusive and mixed
communities.”
Section 7: Requiring Good Design (¶ 56-68)
The NPPF makes it clear that good design is a key aspect of sustainable development. The
following policies set out in Section 7 are of particular relevance:


Paragraph 58 of the NPPF states that “good design is a key aspect of sustainable
development, is indivisible from good planning, and should contribute positively to
making places better for people.”



Design creativity is encouraged by way of paragraph 60: “Planning policies and
decisions should not attempt to impose architectural styles or particular tastes and
they should not stifle innovation, originality or initiative through unsubstantiated
requirements to conform to certain development forms or styles. It is, however, proper
to seek to promote or reinforce local distinctiveness.”



Paragraph 65 states that Local Planning Authorities “should not refuse planning
permission for buildings or infrastructure which promote high levels of sustainability
because of concerns about incompatibility with an existing townscape, if those
concerns have been mitigated by good design.”
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6.19

6.20

6.21

6.22
6.23

6.24

Section 10: Meeting the challenge of climate change, flooding and coastal change (¶ 93108)
Planning plays a key role in helping shape places to secure radical reductions in greenhouse
gas emissions, minimising vulnerability and providing resilience to the impacts of climate
change, and supporting the delivery of renewable and low carbon energy and associated
infrastructure. This is central to the economic, social and environmental dimensions of
sustainable development.
Section 10 also outlines that inappropriate development in areas at risk of flooding should be
avoided by directing development away from areas at highest risk, but where development is
necessary, making it safe without increasing flood risk elsewhere.
Section 11: Conserving and enhancing the natural environment (¶ 109-125)
This part of the NPPF sets out that the planning system should contribute to and enhance the
natural and local environment. Paragraph 111 is noteworthy and sets out that planning policies
and decisions should encourage the effective use of land by re-using land that has been
previously developed (brownfield land), provided that it is not of high environmental value.
Section 12: Conserving and enhancing the historic environment (¶ 126-141)
Paragraphs 126 to 141 outline the Governments approach to dealing with heritage assets.
Paragraph 129 is noteworthy and states that local planning authorities should identify and
assess the particular significance of any heritage asset that may be affected by a proposal,
including its setting. Paragraph 132 provides further guidance and states that when considering
the impact of a proposed development on the significance of a designated heritage asset, great
weight should be given to the asset’s conservation. The more important the asset, the greater
the weight should be. Any harm to a heritage asset needs to be weighed about the benefits of
the proposals.
Decision-Taking
Paragraphs 188 to 195 of the NPPF promote ‘pre-application engagement and front loading’
when preparing planning applications. As outlined in Chapter 3 of this Statement, the Applicant
has engaged with LCC officers prior to the submission of this planning application. The
Proposed Development is therefore consistent with these objectives set out in the NPPF.

Planning Practice Guidance
6.25

6.26

On 6 March 2014, the DCLG published the Planning Practice Guidance (“PPG”) web-based
guidance. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004 the
PPG is a material consideration that should be taken into account during the determination of
planning applications. The following categories of the PPG are particularly relevant to the
Proposed Development:


Before submitting an application;



Design;



Housing and economic development needs assessments;



Housing and economic land availability assessment;



Local Plans;



Natural Environment; and,



Planning obligations.

Chapter 7 of this Statement will now set out why the principle of development is acceptable in
this location.
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7.

Principle of Development

7.1

Having introduced the site, the Proposed Development, and relevant local and national planning
policy, it is prudent – first and foremost – to justify the principle of development on the application
site.

7.2

To provide a context, the Applicant owns the northern part of Brunswick Business Park, which
includes the application site. This part of the Business Park totals approximately 11 hectares
(27 acres) and is currently in active use with space occupied by a range of businesses. This
position is illustrated by the Site Location Plan (see Figure 7.1) which shows our client’s land
ownership marked with a blue-edge boundary (in addition to the application site which is marked
with a red-edge boundary).

^ Figure 7.1: Application site (marked in red) and land also in the ownership of the Applicant
(marked in blue)
7.3

As set out in Chapters 2 and 4 of this Statement, the site is located within an area that is
currently allocated by way of UDP Policy E1, Primarily Industrial Areas. This policy states that
land within these areas should be developed for industrial or business uses only, and planning
permission for other uses will only be granted where the proposal meets five specific criterion.

7.4

Notwithstanding that the policy is now almost 15 years old, having been adopted in 2002, and
is therefore arguably out of date, this chapter will demonstrate that the proposals accord with
each of the relevant criterion.

Criterion (i): The Proposed Development “Would clearly act as a catalyst to the
comprehensive redevelopment of the site or area primarily for industrial/
business use”
7.5

It is considered that the proposals will make a positive contribution to the site and surrounding
area on the basis that the land in question is currently underused as a surface level car park,
comprising 218 spaces. The Proposed Development will include employment generating uses,
raise the profile of the local area, and improve the local context of the business park – making
it a more pleasant environment through investment in public realm, and bringing more activity
to the site and surroundings.
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7.6

Delivery of New Commercial Floorspace
In addition to the proposed apartments, the proposals will also comprise ground floor
commercial floorspace totalling approximately 685 sqm (7,373 sqft) and planning permission
will be sought for a range of uses including Planning Use Classes A1 to A5, B1 and D1; thereby
providing sufficient flexibility for the end occupier(s).

7.7

The proposals will be complementary in the sense that the commercial floorspace proposed as
part of the redevelopment will provide services and amenities for use by employees of the
surrounding businesses and in essence make the business park more attractive as a place to
work. The commercial element of the scheme will also mean that the development integrates
well with the existing surrounding uses.

7.8

As a result, the proposals will support LCC’s economic policy objectives and make a positive
contribution to the supply of employment land in the city for the following reasons:

7.9

7.10



The uses proposed within the building – apartments and 7,373 sqft commercial
floorspace – will support LCC’s economic policy objectives and make a positive
contribution to the supply of employment land in the city.



The investment will create full-time and part-time employment opportunities in the
new commercial space, along with the management and maintenance of the
apartment building. Jobs will also be created during the build period.



The scheme will make a positive contribution the local economy from a Gross Value
Added (“GVA”) perspective, once operational and also during construction.

Importantly, the Proposed Development will not result in the loss of any employment generating
floorspace and will complement the existing uses on the wider site.
Commitment to High Quality Public Realm
The scheme has been very carefully designed by Falconer Chester Hall, along with landscape
architects, Layer, to ensure that the development is carefully integrated into the business park
in design terms.

7.11

The driving concept for the landscape is to create a series of both public and semi-private green
spaces, which take advantage of the views across Liverpool Docks. By extruding building lines
and the creation of shared public space, the architecture is embedded in the landscape.

7.12

The key design principles for the landscape are to incorporate green spaces; introduce
softworks and tree planting to create a high quality public realm space; and, maximise views
from the buildings. These works will play an important role in delivering an attractive
environment, not just for the residents of the building, but also for employees working at the
Brunswick Business Park.

7.13

7.14

Delivery of a High Quality Building
It is considered that the scheme provides an appropriate building for this site which reflects the
local character and responds to its context. Further information on layout, design and scale
can be found on the submitted formal drawings and the Illustrative Scheme, as well as within
the Design & Access Statement prepared by Falconer Chester Hall.
In summary:


The application site is currently underused and the Proposed Development will bring
an active use back to the application site, and would include active frontages and
natural surveillance to Summers Road.



The commercial floorspace will increase activity and ensure the development is
animated at street level.



The Proposed Development do not give rise to any concerns regarding overlooking.
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7.15



High-quality public realm and landscaping will make the area more attractive for all
users to enjoy, and also assist in integrating the Proposed Development with
neighbouring uses, in particular the varying range of uses located to the north of the
application site (presented in more detail later in this chapter).



There will be no unacceptable adverse impact as a result of the Proposed
Development on the amenity of neighbouring properties.



In line with the requirements of saved UDP Policy HD20 ‘Crime Prevention’ measures
have been incorporated into the detailed design of the scheme including providing
natural surveillance to all sides of the building. CCTV will be installed around the
application site and there will be management on site, further enhancing the security
of the wider site and Proposed Development.



Sufficient waste storage will also be provided in accordance with Saved UDP Policy
EP9 ‘Waste Storage’, draft Local Plan (“draft LP”) Policy UD2 and Planning Advice
Note: Refuse Storage & Recycling Facilities in New Development.

The scheme therefore accords with Section 7 of the NPPF, as well as guidance set out within
the PPG. It will also accord with policies GEN4, HD18, HD20 and EP9 of the UDP, as well as
policies UD1-UD4, UD8 and UD9 of the emerging Local Plan, and the guidance set out within
the SPG Note 10 ‘New Residential Development’.

Criterion (ii): Would not prejudice the long term development of the area
primarily for these uses
7.16

7.17

7.18

Redistribution of Car Parking
It is important to note that the site is not currently occupied by an employment generating use.
Whilst it is within the area covered by UDP Policy E1 it is currently in use as a surface level car
park.
Importantly, as demonstrated by the Transport Statement prepared by Curtins, the land is
surplus to requirements. The site comprises 218 spaces and whilst these spaces will be ‘lost’
as part of the Proposed Development, it is important to provide context:


The Proposed Development would occupy an area which currently comprises a total
of 218 car parking spaces.



An analysis of the car parking survey results indicated a maximum occupancy level of
64%, which equates to a maximum occupancy of 141 spaces in that area.



Comparatively, the adjacent parking areas during the same period were found to have
at least 195 parking spaces vacant at any given time throughout the day.



It is therefore concluded that it is feasible to displace the observed demand of 141
vehicles from within the Proposed Development’s red line boundary area into the
adjacent car parking areas which have a capacity to accommodate up to 195
additional vehicles.



In doing so, this would still leave 28% (or 54 spaces) of the observed latent capacity
available for daily fluctuations in car parking demand.



Additionally, there are opportunities within the adjacent car parking areas to improve
the efficiency of their physical layout in order to increase the car parking provision
beyond the current numbers.



Whilst the assessment presented above indicates that there is sufficient latent
capacity within the current car parking provision in those adjacent areas to cope with
the displacement, any further capacity improvements would be a welcome addition.

Based on the above, the overall reduction in existing parking provision has been demonstrated
to be easily absorbed by the adjacent car parking areas with no material effect predicted for
either the operation of the nearby businesses or the operation of the public highway.
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7.19

7.20

The redevelopment of the site will therefore lead to the effective redistribution of on-site car
parking and – most importantly – not lead to the loss of any commercial floorspace.
Relationship with Other Businesses
When considering compliance with this criterion it is relevant to take into account the fact that
the site is located at the northern end of the Brunswick Business Park and the UDP Policy E1
boundary. Accordingly, this mix of surrounding uses is illustrated by LCC’s adopted UDP
Proposals Map. As shown in Figure 7.2 this illustrates that:


Land immediately to the north is a ‘mixed use area’ (with a specific allocation for
various types of development);



The Brunswick Business Park is promoted as a Primarily Industrial Area; and,



Land to the south of the Business Park is promoted for various types of development.

^ Figure 7.2
7.21

It is therefore appropriate to consider the relationship with the different land uses to the north
and south of the application site.

7.22

It is considered that this is the right location on the site for a residential-led mixed use
development. It is located at the northern most point of the Business Park and as a
consequence has an immediate relationship with Brunswick Dock to the north, where there are
a number of existing residential and other uses.

7.23

Figure 7.3 shows the location of the application site along with other sites / land uses that are
in close proximity, to the north. These comprise:
1. Residential properties South Ferry Quay / Clippers Quay;
2. Royal Marines Reserves;
3. The ‘Deli Fonseca’ Foodhall;
4. Liverpool Docks Travelodge;
5. The ‘Brunswick Quay’ development site; and,
6. Regatta Place office development.
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^ Figure 7.3
7.24

As illustrated by Figure 7.3, the site is in close proximity to a broad variety of land uses and the
proposed public realm improvements promoted by the development will make an important
contribution in terms of physically ‘connecting’ these sites. In tandem, as illustrated in Figure
7.2, it is also in close proximity to a designated key recreational route – a feature that can be
enjoyed by residents of the new development.

7.25

In line with this, it is important to note, as stated in Chapter 5, LCC has also indicated in the
2016 Strategic Housing Land Availability Assessment that the ‘Brunswick Quay’ site (marked
as Site 5 on Figure 7.2) which is also covered by Policy E1, is suitable for 90 residential units.
Whilst this is not a Development Plan allocation, it still provides an indication that residential
development in an area covered by UDP Policy E1 – and in this location – is acceptable.

7.26

The three plans prepared by Mason Partners – presented in Appendix 1 – illustrate the land
uses that are currently operational within the Dempster Building and Century Building at
Brunswick Business Park (marked as 1 and 2 respectively in Figure 7.4 below).

^ Figure 7.4
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7.27

7.28

The plans show the following:


The majority of the ground floor space in the Century Building is occupied by office
space (Planning Use Class B1) with Storage and Distribution uses (Planning Use
Class B8) in the northern part of the building facing onto the existing car park.



The first floor of Century Building is occupied solely by offices (Planning Use Class
B1);



There is a mix of uses within the Dempster Building although the majority is office
space (Planning Use Class B1) and Storage and Distribution (Planning Use Class
B8). In addition there are 2 no. B2 occupants (Manufacturing and Industrial), 1 no. D1
(Non Residential Institutions) and 1 no. D2 (Entertainment and Leisure).

In other words, the majority of the businesses that currently operate at the Brunswick Business
Park, and therein within the area covered by UDP Policy E1, are in office use and consequently
the hours of operation/ associated noise levels will be congruent with the proposed residential
development – a position reflected by the Noise Assessment prepared by Sandy Brown.

Criterion (iii): Does not involve the development of a warehouse in the City
Centre in excess of 2,500 square metres
7.29

The Proposed Development does not involve the development of a warehouse in the City
Centre which is in excess of 2,500 sqm and therefore the requirements of criterion (iii) are
satisfied.

Criterion (iv): Would not cause unacceptable traffic and highway congestion
and related problems or have an adverse impact on residential amenity or on
the operation of existing businesses
7.30

Traffic and Highways Matters
A Transport Statement has been prepared by Curtins to accompany the planning application.
This confirms that during scoping discussions with LCC, it was agreed that the development
would produce a low level of vehicle trip generation and so would have no perceptible impact
on the surrounding highway.

7.31

It has therefore been confirmed that the Proposed Development would not have an
unacceptable impact on traffic and highway congestion or have an adverse impact on
residential amenity or on the operation of existing businesses.

7.32

As presented elsewhere in the planning submission the site also benefits from close proximity
to a range of transport connections including local bus stops and Brunswick train station. It is
also in close proximity to Liverpool city centre which can be accessed on foot.

7.33

7.34

Impact on Residential Amenity
As demonstrated by the technical assessments submitted in support of the planning application,
there will be no adverse impact on residential amenity arising from the Proposed Development.
Impact on Operation of Existing Businesses
Please see the information set out in response to Criterion (ii) above.

Criterion (v): Would not conflict with other policies in the Plan
7.35

Chapter 8, set out overleaf, demonstrates that the Proposed Development will not conflict with
other policies in the UDP, other relevant local or national planning policies.
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8.

Appraisal of Other Technical Matters

8.1

Having demonstrated that the Proposed Development is compliant with the criteria set out in
UDP Policy E1, it is prudent to outline in this chapter the suitability of the Proposed Development
in relation to other technical matters. The following matters will be considered:


Contribution to Liverpool’s Supply of Deliverable Housing Land;



Mix of Housing Types;



Relationship to Heritage Assets;



Assessment of Transport Impacts;



Impact on Amenity of Users and Neighbours; and,



Other Material Considerations.

Contribution to Liverpool’s Supply of Deliverable Housing Land
8.2

The Proposed Development seeks approval for up to 240 residential units (Planning Use Class
C3).

8.3

Draft LP Spatial Priority STP1 encourages new residential development in sustainable locations
and the Proposed Development will accord with this objective.

8.4

These policies are supported by UDP Policy H5 ‘New Residential Development’ which states
that proposals for new residential development will be granted where they have regard to
specific considerations. These are discussed in detail throughout this Chapter, but in summary:


The density, design and layout of the Proposed Development has been designed to
have regard to the local context;



The massing and building line of the Proposed Development have careful
consideration of the surrounding uses, refuse storage will be provided within the
scheme itself, and the scheme will be managed to ensure no adverse impact upon
the surrounding area;



The Proposed Development provide sufficient car parking, at an approximate ratio of
a minimum of 0.8 spaces per unit and will not have an adverse impact on the
surrounding road network; and,



Open space will be provided as part of the Proposed Development.

8.5

The housing targets set out within UDP Policy GEN4 ‘Housing’ are now out of date. Draft LP
Policy H1 ‘Housing Requirement’ states that for the period 2013-2033 Liverpool’s housing
requirement is for 29,600 net additional dwellings. This is based on the 2016 update to the 2011
SHMA which has been undertaken to provide LCC with an up-to-date Objective Assessment of
Need (“OAN”), in accordance with the NPPF and PPG.

8.6

As presented in Chapter 5, the NPPF states in paragraph 47 that LPAs should “boost
significantly” their supply of housing land. To do this they are required to identify their OAN and
then meet this need.

8.7

The Liverpool SHMA, issued in July 2016, represents the most up-to-date assessment of OAN
for Liverpool over the period 2013 to 2033. The SHMA concludes:

8.8



There is an estimated need for 343 affordable homes per year in Liverpool; and,



A modelling of scenarios indicates that there is an objectively assessed need for
1,472 dwellings per annum, over the period.

Crucially, as stated in Chapter 5, LCC has accepted 1,480 dwellings per annum as the OAN
figure for the draft Liverpool Local Plan in light of the SHMA. This equates to a housing
requirement of 29,600 for the plan period 2013 to 2033.
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8.9

However, the LCC Cabinet Report No. EDR/33/163, published on 19 August 2016, clearly states
that based on the latest Household Projections published by the DCLG on 12th July 2016, that
Liverpool will need have 9,000 more households in 2033, then has currently been accounted
for in the draft Local Plan.

8.10

The Cabinet Report goes on to state:
“Assuming that the increase of 9,000 households by 2033 translates to the similar
number of new homes, it may not be possible to meet that level of need without
considering other site options over the whole plan-period.” (Paragraph 18)

8.11

It is also worth noting, as set out within Chapter 7, whilst the Proposed Development falls within
an area that is allocated for employment use by way of UDP Policy E1, Primarily Industrial
Areas, the land is not in active employment use, per se. Rather the site is underused as a
surface level car park, and is therefore previously developed land, as defined by the NPPF.
Development on this site will therefore limit the need for greenfield sites to be released to
provide for the identified need for new housing development. The application site is also
deliverable, as defined by footnote 11 of the NPPF, and could reasonably be developed for
housing within five years.

8.12

It is therefore considered that the Proposed Development will make a positive contribution to
LCC’s future supply of deliverable housing land as required by Section 6 of the NPPF. In
addition, the scheme will meet the local requirements of UDP Policy H5 and assist in the delivery
of new homes in line with Draft LP Policy H1.

Mix of Housing Types
8.13

Draft LP Policies H3 ‘Market and Affordable Housing’ and H4 ‘Dwelling Type and Size’ does
not set a target requirement for affordable housing or outline a preferred residential mix. Rather
it states that proposals for residential development should include a mix of dwelling types and
sizes to address the long-term need of the Liverpool housing market.

8.14

The mix of residential accommodation is as follows:


32% (76 no.) one-bedroom apartments (44 sqm and 53 sqm in size);



68% (164 no.) two-bedroom apartments (59 sqm in size).

8.15

The proposal will make a positive contribution to some of the key objectives identified in LCC’s
latest SHMA. There is a recognised and identifiable demand for small properties due to the
rise in single person households which this development will help to meet though the provision
of one bedroom units. This has been confirmed by City Residential who have been involved in
the proposals for the site from inception and have strongly influenced the current proposed mix
to ensure that it is appropriate for the site and location. They have provided a letter to this effect
which is included at Appendix 2.

8.16

UDP Policy HD19 ‘Access for All’ requires an element of residential schemes to be wheelchair
accessible. This is supported by the Design for Access for All SPD, which stipulates that 10%
of residential units should be wheelchair accessible, and Draft LP Policy UD4 ‘Inclusive Design’
and Policy UD8 ‘Accessible Housing’. Accordingly, provision will be made for a number of units
to be adaptable to be wheelchair accessible within the scheme.

8.17

In summary, the principle of the Proposed Development meet the requirements of Saved UDP
Policy HD19, and emerging Local Plan policies H3 and H4.

3

http://consult.liverpool.gov.uk/file/4160689
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Relationship to Heritage Assets
8.18

A Heritage Statement has been prepared by Garry Miller Historic Building Consultancy and is
submitted in support of the application.

8.19

The Statement appraises identified features of historic built environment within the context of
the application site providing a description of their significance in order to understand the
potential impact of the proposals. The Statement is presented to accord with the requirements
of the NPPF paragraph 128, to describe the significance of the heritage assets affected and the
consequent potential impact of the Proposed Development.

8.20

As set out in Chapter 2 of this Statement, the application site does not fall within a conservation
area, but is within the setting of two Grade II listed buildings; Bradbury House and the Customs
Depot. The application site lies within the historic dock area but is not within the World Heritage
Site Buffer Zone.

8.21

The Heritage Assessment outlines that the Grade II designation of the listed buildings denotes
they are of national importance for their special architectural and historic interest. This intrinsic
special interest is the basis of their significance, representing examples of a dockside hydraulic
engine house and customs depot respectively.

8.22

A strong group value exists between the two buildings, along with the undesignated former
transit shed. However, the setting of the buildings is now vastly altered following the erasure of
Toxteth Dock, and the present-day business park surroundings make a neutral contribution to
their significance.

8.23

It is identified that the application site, as a modern-day car park, has no historical role or interest
in terms of both its own merits and also its contribution to the setting of these heritage assets.

8.24

It is therefore concluded that the proposed building will have a limited visual impact upon the
setting of the listed buildings, while its impact upon the setting of the World Heritage Site will be
negligible.

8.25

The proposals therefore accord with UDP Policy HD5, Section 12 of the NPPF and the various
policy requirements set out in the PPG.

Traffic and Highways
8.26

A Transport Statement and Framework Travel Plan has been prepared by Curtins Consulting
to support the planning application.

8.27

The Transport Statement outlines that the development is in a sustainable location and is easily
accessible by non-car modes which will help to encourage residents, staff and visitors to travel
to and from the site using sustainable transport modes.

8.28

The development includes the on-site provision of 192 car parking spaces for residents,
provided within both a surface level car park and an under-croft car park, including 11 disabled
spaces, as well as 200 secure cycle spaces.

8.29

The Framework Travel Plan sets out the potential measures that would be implemented to affect
a modal choice and a management strategy for producing a Full Travel Plan in the future. A
number of sustainable travel initiatives are proposed to encourage the use of sustainable
transport modes in places of car travel to access the development.

8.30

The loss of car parking currently serving Brunswick Business Park has also been considered.
In order to measure and assess the impacts of the Proposed Development in terms of the likely
displaced car parking demand, a survey of the current car parking activity on the site and within
the adjacent parking areas has been undertaken by Curtins.

8.31

This concluded that the overall reduction in existing parking provision could be easily absorbed
by the adjacent car parking areas with no material effect predicted for either the operation of
the nearby businesses or the operation of the public highway.
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8.32

It is concluded that the Proposed Development will not have any significant adverse impacts in
relation to transport and that it is acceptable in transport terms.

8.33

A Construction Management Plan will also be developed and agreed with LCC prior to
construction commencing to identify measures to mitigate impacts associated with construction
traffic on the local and strategic transport networks.

8.34

The proposals are considered to be in accordance with all relevant local and national transport
planning policy, including UDP Policies T6, T7, T12, Draft Local Plan Policies TP1, TP2, TP5,
TP8 and TP9, the Ensuring a Choice of Travel SPD and Section 4 of the NPPF.

Impact on Amenity of Users and Neighbours
Noise Assessment
8.35

A Noise Assessment has been prepared by Sandy Brown and is submitted in support of the
application.

8.36

The Assessment concludes that the Proposed Development will have no significant effect in
terms of construction, noise and vibration, building plant and traffic noise. Furthermore, the
design of the development, including the proposed façade and glazing treatment, has been
developed to ensure compliance with LCC’s requirements for residential development.

8.37

The Proposed Development is therefore in accordance with UDP Policy H5, Draft Local Plan
Policies UD9 and R1, SPG 10, as well as Paragraph 123 of the NPPF.

Other Material Considerations
Trees
8.38

An Arborcultural Impact Assessment has been undertaken by Urban Green and is submitted in
support of the application.

8.39

The Assessment identified that the Proposed Development requires the removal of 21 trees.
Eleven of these trees are Category C trees of low quality and value, whilst 10 are B grade of
moderate quality and value. It is recommended that the loss of these trees is mitigated for by
replacement tree planting and the production of a robust soft landscaping scheme.

8.40

As set out within Chapter 3 of this Statement and within the accompanying Design & Access
Statement the Proposed Development includes the creation of a series of public, private and
semi-private spaces, which will include tree planting and shrub planting within the area to the
north of the proposed building, providing a physical green buffer between the terraces and
carriageway. The first floor roof terraces will also provide a series of communal garden spaces
for the residents, with varying degrees of enclosure and openness.

8.41

The Proposed Development is therefore in accordance with UDP Policies HD23, Policy GI7 and
Policy GI9, SPG6 and Section 11 of the NPPF.

Ecology
8.42

An Ecological Appraisal has been undertaken by Urban Green and is submitted in support of
the application.

8.43

The Survey identified that most of the habitats on site are common and widespread and are
individually not of significant ecological value. The site has an area where nesting bird activity
was observed.

8.44

On this basis, the recommendations are as follows:


If and where nests are confirmed, and removal of the habitat is necessary, works that
would disturb the nest will not be permitted until the young have fledged.
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8.45



It is recommended that if any other tree, shrub or hedgerow removal is required within
the breeding bird season, a suitably experienced ecologist should survey the habitat
for breeding bird activity no more than 48 hours before clearance. Where nesting
activity is confirmed, the nests must be left in situ until the young have fledged.



The shrubs and hedgerow currently on site provide potential hedgehog nesting and
hibernation sites. If affected during site development, these habitats should be
removed/altered carefully by hand to avoid harming this species during construction.

Accordingly, it is considered that the approach advocated by Urban Green will ensure that the
Proposed Development accords with these policy requirements and the scheme can be
considered to be acceptable in accordance with the UDP Policy OE5 and Draft Local Plan Policy
GI7 and Section 11 of the NPPF, Conserving and enhancing the natural environment.

Flood Risk and Drainage
8.46

A Flood Risk Assessment and Drainage Strategy has been undertaken by Curtins Consulting
and is submitted in support of the application.

8.47

The application site lies within Flood Zone 1 and as such is at low risk of flooding from rivers or
the sea. As the site is just over one hectare a Flood Risk Assessment has been prepared by
Curtins Consulting alongside a Drainage Strategy.

8.48

The Flood Risk Assessment identifies that the Proposed Development will not increase the risk
of flooding for the site or areas within the vicinity of the site.

8.49

The Drainage Strategy identifies that the surface water is to be formally discharged to the public
combined sewer system with the Sustainable Urban Drainage System (“SUDS”) methods, such
as the use of permeable drainage, where possible.

8.50

The Proposed Development therefore accord with the requirements of the Draft Local Plan
Policy R3 and NPPF, Section 10, Meeting the challenge of climate change, flooding and coastal
change.

Ground Investigation
8.51

A Site Investigation Report has been carried out by Curtins Consulting, which comprises a
Phase 1 Investigation, and is submitted in support of the application.

8.52

The Study identifies the following:


Contaminants may be present in Made Ground deposits on the site, however as the
development proposals encompass hardstanding on the ground floor, with limited
landscaping, the risks presented to end-users from contamination in Made Ground
soils is considered Moderate/Low.



The underlying Principal Aquifer is considered as being of low sensitivity in this
location as shallow groundwater will be greatly influenced by the saline and tidal River
Mersey / adjacent docks and is not abstracted for use in the area. The River Mersey
itself is also considered as of low sensitivity in this area and the risks to all controlled
waters are assessed as Moderate/Low.



Significant potential ground gas sources are noted onsite and near the site, however,
the development proposals encompass carpark of the ground floor, reducing the
likelihood of occurrence to the end-user; the risk to end-users of the site from ground
gas is considered Moderate/Low.



Historic dock walls may remain underneath north of the site which could affect
foundations, especially if they need to be piled.



Given the site is designated in a high-risk area from UXOs and bomb strikes occurring
from 50m from the site, it is considered that the site is at Medium-High risk from
UXOs.
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8.53

Curtins Consulting therefore recommend that further investigation work is undertaken in
advance of any development works. This is recommended to include obtaining a detailed UXO
Risk Assessment prior any all intrusive works, undertaking an intrusive ground investigation,
including a GQRA, undertaking a GPR survey to identify location of historic dock walls and
undertaking ground gas monitoring.

8.54

On the basis of these findings it is considered that the proposals accord with UDP Policy EP11,
Draft Local Plan Policy R1 and Section 11 of the NPPF (in particular paragraphs 120 to 122)
and the PPG.

Planning Obligations
8.55

Draft LP Spatial Priority STP5 ‘Developer Contributions’ states that developer contributions will
be sought to ensure that new development meets the reasonable costs of providing the on and
off-site infrastructure requirements, to meet the needs for additional or improvements to existing
local and strategic infrastructure, services and facilities that would mitigate and/or compensate
for the impacts generated by the new development.

8.56

The Applicant will begin discussions with LCC Officers regarding the requirements for such
payments, including a contribution towards open space provision, and has advised that the
requirement for any payments, and the viability of the scheme to deliver these, will discussed
in further detail with LCC during the course of the application.

8.57

Chapter 9 will now summarise the findings of this report.
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9.

Summary and Conclusions

9.1

As outlined in this Statement the proposals seek consent for 240 residential units (Planning Use
Class C3) and 685 sqm (7,373 sq ft) commercial floorspace (Planning Use Classes A1, A2, A3,
A4, B1, D1, D2) and associated works including the creation of 192 car parking spaces and 200
cycle spaces, within a high-quality building.

9.2

The proposals represent an important investment opportunity for this part of Liverpool. It will
lead to the effective re-use of previously developed land that is currently underused – and not
of high environmental value – in a highly sustainable location; in so doing this will make a
significant contribution to enhancing the Brunswick Business Park which will be complementary
to the existing occupiers. The Proposed Development will also lead to the efficient, effective
reconfiguration of car parking provision at Brunswick Business Park.

9.3

The proposals will also make an important contribution to LCC’s supply of deliverable housing
land and lead to the delivery of a high-quality development at the southern terminus of
Brunswick Dock. In addition, the scheme will add further diversity to the employment space that
is present at the Business Park and create full-time and part-time job opportunities.

9.4

In summary, the development will bring benefits from an economic, social and environmental
perspective and thereby represent ‘sustainable development’ – the key objective advocated by
the NPPF which is a significant material consideration.

9.5

In summary, it is considered that the Applicant’s proposals are acceptable in principle and
should be granted planning permission for the following reasons:

9.6

9.7



The Proposed Development makes good use of a previously developed and
underused site, within in a highly sustainable location;



The delivery of up to 240 new residential units (Planning Use Class C3) would assist
the City Council in meeting their housing delivery targets;



The Proposed Development will provide 100% private housing, helping to overcome
some of the issues identified within the SHMA and Ward Profile documents for the
Riverside Ward;



The accommodation is well located for the City Centre and local services;



The proposals have been designed in order to respond to its location.



The Proposed Development does do not give rise to any adverse impacts on
neighbouring properties or on the local area;



The inclusion of retail and leisure uses at ground floor will provide animation and
natural surveillance;



Sufficient car parking and cycle parking would be provided on site; and



Open space is provided around the application site providing amenity space for
residents.

Allied with the information set out above it is important to note that the Proposed Development
will accord with the three dimensions of sustainable development advocated by the NPPF and
will bring benefits from an economic, social and environmental perspective.
The economic role
The Proposed Development will make a significant contribution towards the future supply of
deliverable housing land, which will respond to the DCLG household projection figures which
have indicated the need for 9,000 new homes to be provided in Liverpool before 2033.
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9.8

The social role
The application proposes 240 new residential units, As a result, the proposal will make a
positive contribution to some of the key objectives identified in LCC’s SHMA.

9.9

The scheme provides an appropriate design solution for the application site.
The environmental role


The Proposed Development is located on a previously developed site, which is highly
accessible, supported by good public transport connections. It is also well located for
existing local services including shops and health and leisure facilities. The proposals
therefore, in principle, accord with the aspirations of local and national planning
policy.



The proposed car parking provision is considered appropriate for the development
and the application site is also extremely accessible by non-car travel modes.



The site is located within Flood Zone 1 with a low probability of flooding; in addition,
recommendations are made with regard to suitable drainage options.



The ecology report submitted with the application identifies that most of the habitats
on site are common and widespread and are individually not of significant ecological
value. The site has an area where nesting bird activity was observed, and
recommendations in relation to these findings are set out within the ecology report.



In terms of ground conditions, it is recommended that further investigation work is
undertaken in advance of any development works. This is recommended to include
obtaining a detailed UXO Risk Assessment prior any all intrusive works, undertaking
an intrusive ground investigation, including a GQRA, undertaking a GPR survey to
identify location of historic dock walls and undertaking ground gas monitoring.

9.10

The scheme also responds positively to the 12 core planning principles outlined in the NPPF
which should underpin decision-taking, and is consistent with the content of paragraphs 18 to
219 of the NPPF which, as a whole, constitute the Government’s view of what sustainable
development in England means in practice for the planning system.

9.11

Therefore, turning to paragraph 14 of the NPPF, the Proposed Development will accord with
the Development Plan and other material considerations and, therefore, the presumption in
favour of sustainable development is engaged.

9.12

To conclude, planning permission should therefore be granted without delay.
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Appendix
Appendix 1

3 no. plans showing existing land uses at Brunswick Business Park

Appendix 2

Letter from City Residential
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APPENDIX 2

Ellie Philcox MRTPI AIEMA
Associate Director
Euan Kellie Property Solutions
Landmark House,
Station Road,
Cheadle Hulme,
SK8 7BS
28th June 2017
Dear Ellie
Re: Brunswick Way, Liverpool
Further to our recent discussions we write to confirm our thoughts in respect of the above
site. As you now we have been involved in the proposals for the site from inception and have
strongly influenced the current proposed mix to ensure that it is appropriate for the site and
location. We have also tried to ensure that the scheme delivers the type of accommodation
that the market requires in this location using our detailed knowledge of the residential
market. As well as being the market leading residential agent in Liverpool selling, letting and
managing over 1,000 apartments a year we also collect unrivalled data from over 700
tenants. This ensures that we fully understand the demand in any given location in the city
but also taking note of any ongoing demographic changes.
The proposals for the site at Brunswick Way include a mix of one and two bedroom
apartments with a definite bias (over 68%) towards two bedrooms. The scheme is located in
a mixed commercial/residential location but given its waterside setting will prove popular to
both buyers and tenants, especially given the large allocation of car parking.
Looking specifically at the breakdown of the apartments there is a good range of one
bedroom types to suit all requirements from the 474 sq ft unit through to a more spacious
571 sq ft unit. A similar theme appears with the two bedroom apartments ranging from a
decent sized 635 sq ft unit through to larger, more spacious duplexes on the upper floors
approaching 1,000 sq ft.
We do not believe that the location and proposed scheme lends itself to either studios or
three bed apartments. Whist there has been a large number of studios built (and many more
planned) this is not considered a suitable location for a further increase in supply of this style
of apartment. Whilst some commentators are suggesting that three bedroom apartments
should be built in this location we see no evidence to support such a view. The majority of
the demand in this area of south docklands is for a range of one and two bedroom
apartments. Whilst there is a stronger demand for three bedroom apartments in the city
centre (with many of these units being occupied by three sharing tenants) the demand here
is substantially lower.

Indeed in comparison to many of the other proposed sites at the southern end of Baltic
(south of Cain's) and the likes of the recent application on Sefton Street (Brunswick Place),
our proposed mix benefits from a much larger percentage of two bed apartments, whilst
those schemes have a much higher percentage of one bed apartments.
Most of the demand to buy in this location will come from first time buyers, young
professionals, empty nesters, downsizers and general investors. We do not expect to see
much interest from families despite efforts to attract them into the city living environment.
Perhaps a scheme such as Festival park may have a little more success on this front.
Overall we consider the proposed design, mix and apartment sizes to be accurately reflective
of the anticipated demand for residential apartments in this location.
We hope that this assists at this time however if you do require any further
clarification/advice do not hesitate to contact us.
Yours Sincerely

Alan Bevan
Managing Director
City Residential

