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1.0 INTRODUCTION    
 

1.1 This Planning Statement has been prepared by Barton Willmore LLP on behalf of Wirral 
Growth Company (WGC) (the “applicant”) to support a hybrid planning application for a 
multi-phase mixed-use masterplan to deliver the comprehensive regeneration of 
Birkenhead town centre (the “Site”).   
 

1.2 The hybrid application relates to the provision of a new market for Birkenhead, a 
commercial district anchored by Wirral Council, complementary retail and leisure 
development, a residential quarter, as well as new public open space and improvements 
to Birkenhead Bus Station and local infrastructure. 
 

1.3 The description of development is as follows:   
 

‘Hybrid Planning Application for the phased redevelopment of land within Birkenhead 
Town Centre comprising: 
Full planning application for the construction of: 
i) two five storey office buildings on Plot A comprising flexible office, retail or 

leisure (including food and beverage, hot food takeaway or drinking 
establishment) floorspace at ground floor level, and office floorspace at first to 
fourth floor level and a plant area at fifth floor level with associated landscaping; 
highways and infrastructure works including the creation of new junction from 
Claughton Road/Hemingford Street; and 

 
ii) an electricity substation on Plot H along with the necessary amendments to the 

arrangement of the Europa Pool surface car park to relocate coach parking spaces 
and the associated infrastructure and landscaping works and access/servicing 
arrangements.  

Outline planning application (with all matters reserved for future consideration) for 
the development of a car park on Plot B; office, retail and leisure floorspace (including 
food and beverage, hot food takeaway or drinking establishment) on Plot C which will 
include a new market hall/leisure building; infrastructure works on Plot D that will 
create a substation but no new publicly accessible floorspace; office, retail, hotel, 
leisure (including food and beverage, hot food takeaway or drinking establishment) 
and residential floorspace on Plot E; infrastructure works to provide a ‘super-crossing’ 
at Conway Street and improvements to the existing bus station on Plot F; residential 
floorspace or a hotel or a car park on Plot G; residential floorspace on Plots I and J; 
and ancillary residential car and cycle parking, servicing arrangements and 
infrastructure and all associated works on land to the west of Europa Boulevard and 
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land south of Conway Street and alterations and improvement works to the public 
highway.’ 

 
1.4 Submitted with the application is a plan showing the Parameters of the planning 

application and an Indicative Masterplan to demonstrate one iteration of how the site 
could be developed within the parameters set.  Both plans are attached at Appendix 1 
and 2 respectively. 
 
Purpose of this Statement 
 

1.5 The purpose of this Planning Statement is to set out the context of the proposed 
development and to assess its compliance with the adopted development plan and other 
material considerations in accordance with Section 38(6) of the Planning and Compulsory 
Purchase Act (2004). 
 

1.6 The scope of the planning application was agreed with the Council during extensive pre-
application discussions and Table 1 below identifies each of the submission documents 
and their author.  A full list of the plans submitted with the application is also attached 
at Appendix 3. 
 
Table 1: Planning Application Documents  
Document Author  

Application Forms and Ownership Certificate  Barton Willmore  

Environmental Impact Assessment (Vol 1-3) Barton Willmore 

Statement of Community Involvement  Barton Willmore  

Continuity of Trade and Construction Management Barton Willmore 

Draft Heads of Terms (s106) Barton Willmore 

Affordable Housing Statement  Barton Willmore  

Economic Benefits Statement  Barton Willmore 

Social Impact Assessment Barton Willmore  

Design and Access Statement AHR  

Transport Assessment Vectos   

Framework Travel Plan Vectos 

Waste Management Survey  Vectos 

Noise Impact Assessment for Planning Purposes AEC 

Phase 1 Preliminary Risk Assessment (Including UXO) Curtins 

Flood Risk Assessment  Curtins 

Crime Impact Statement Merseyside Police  
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Document Author  

Plot A Energy and Sustainability Statement (including 
BREEAM Pre-assessment) 

Hannan Associates 

Outline Planning Energy and Sustainability Statement Hannan Associates 

Shadow Habitats Regulations Assessment UES 

Preliminary Ecological Appraisal  UES 

Bat Scoping Survey UES 

Bat Back Tracking Survey UES 

Arboricultural Report JCA 

Tree Survey JCA 

 
Environmental Impact Assessment (EIA)  
 

1.7 An EIA Scoping Report was been prepared by Barton Willmore LLP on behalf of WGC. The 
Scoping Report accompanies a request for an EIA Scoping Opinion from Wirral Borough 
Council (WBC) in accordance with Regulation 15 of the Town and Country Planning (EIA) 
Regulations 2017 (as amended), (the “EIA Regulations”).  
 

1.8 The development proposed by WGC in Birkenhead falls within Category 10(b) of Schedule 
2 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 
(as amended) (urban development projects) as the Development exceeds the 5ha area of 
development and the 150 dwelling thresholds. It is considered that the Development could 
lead to significant effects on the environment and an Environmental Statement (ES), 
informed through the EIA Scoping process should be prepared in support of the planning 
application.  
 

1.9 In light of the above, a Scoping Report was prepared using desk-based research, site 
visits, professional judgement and other information available for the site to identify the 
likely significant effects on the environment that may arise from the demolition and 
construction and operational phases of the development. It was also informed by 
competent experts as required under the EIA Regulations.  
 

1.10 The EIA Scoping Report was submitted to WBC on 10th of April 2020 and an official 
response was issued by the Council within the statutory time period to influence the 
content of the ES.  The ES has subsequently been prepared in accordance with the Scoping 
Opinion received and it has been submitted in support of this planning application.  This 
planning application, therefore, should be read in conjunction with the submitted ES and 
it covers the following topics: 
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• Alternative Design Evolution 
• Construction Methodology and Phasing 
• Population and Human Health 
• Townscape and Visual 
• Cultural Heritage 
• Transport and Access 
• Noise 
• Air Quality 
• Climate Change 

 
Planning Statement Structure  
 

1.11 The following sections of the Planning Statement are structured as follows:  
• Section 2 provides the development context by introducing WGC and their vision 

for Birkenhead town centre. This section includes an overview of the consultation 
programme which has aided the progression of the indicative masterplan for 
Birkenhead; 

• Section 3 provides a description of the site and the surrounding area;  
• Section 4 outlines the relevant planning history for the site; 
• Section 5 describes the proposed development and the phases of delivery; 
• Section 6 sets out the development plan in which the application should be 

determined; 
• Section 7 outlines any other material considerations that are relevant to the 

determination of this application;  
• Section 8 contains the planning assessment and sets out the case for 

development and how the proposed development accords with planning policy;  
• Section 9 assesses technical considerations including and developer 

contributions;  
• Section 10 provides a summary of the benefits provided by the development; 

and 
• Section 11 sets out the concluding remarks and weighs the application in the 

planning balance. 
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2.0 DEVELOPMENT CONTEXT 
 

Wirral Growth Company 
 

2.1 WGC is a 50:50 joint venture partnership between Wirral Metropolitan Borough Council 
WBC and national urban regeneration specialists, Muse Developments (Muse). Together, 
Muse and WBC are committed to delivering a long-term vision for regeneration, which 
benefits communities across the Borough. 
 

2.2 WGC was formally established in early 2019 to deliver new developments and regeneration 
over the next 10-15 years, through a range of schemes providing commercial, retail, 
leisure and residential accommodation. 
 

2.3 Muse was selected as the Council’s development partner on the strength of their track 
record of working collaboratively with the public sector and an ability to deliver a variety 
of successful regeneration projects throughout the UK in partnership with local 
authorities. 
 

2.4 Muse is one of the UK’s leading names in mixed-use development and urban regeneration, 
with more than 30 years’ experience of delivering high quality, transformational schemes 
in the communities they work. For example, in the North West, Muse has successfully 
delivered projects in Blackpool, Chester, Colwyn Bay, Liverpool, Manchester, Salford, 
Stockport and Warrington amongst others.  
 
Why Birkenhead? 
 

2.5 The steady decline of traditional port-related industries over the past 50 years has had 
an impact on Birkenhead. Whilst the docks at Seacombe and North Birkenhead remain an 
important source of local employment and provide opportunities for a wide range of local 
business activity, Birkenhead no longer provides an attractive offer for business operators 
looking to take up office and/or creative spaces. 
 

2.6 Furthermore, fundamental changes in the retail market and the continuing decline of the 
high street, as well as competition from other retail destinations within the Liverpool City 
Region has affected the retail core of Birkenhead town centre over recent years. 
Birkenhead’s health as a town centre has declined markedly, it’s vitality and viability has 
become compromised by factors such as high vacancy rates, poor public realm and lack 
of diversity. 
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2.7 The town, however, remains the historic industrial and commercial heart of the Wirral 
Peninsula and a sub-regional centre that should be second only to Liverpool. It is because 
of the town’s history and its status that it has been identified as a key focus for investment 
and the regeneration of the town centre is identified as a key priority in the Wirral Council 
Plan 2025 as well as the emerging Framework for Birkenhead and wider the ‘Left Bank’ 
regeneration area.  
 

2.8 WGC has ambitions for Birkenhead to make it a thriving town once again, with residential 
neighbourhoods of choice, a strong commercial heart generating footfall and visitors 
alongside a revitalised retail and leisure provision.  
 
Public Engagement 
 

2.9 The WGC is committed to informing, involving, and consulting with the local community. 
By listening to the views of stakeholders and the community through a comprehensive 
programme of stakeholder and community consultation over two stages, WGC have used 
the information gathered to shape the masterplan for Birkenhead town centre to ensure 
it will benefit local businesses, improve opportunities for residents and deliver a new town 
centre which everyone will enjoy and be proud of. 
 

2.10 Below sets out a summary of stage one and stage two of public consultation which were 
carried out. Full details of the consultation strategy and its outcomes are set out in the 
Statement of Community Involvement (SCI), Stage One Consultation Report and Stage 
Two Consultation Report.  
 
Stage One Public Consultation 
 

2.11 During May, June and July of 2019, WGC undertook a comprehensive programme of 
stakeholder and community consultation to start a discussion to help shape their plans 
for the future of Birkenhead town centre. 
 

2.12 The objective of the first stage of consultation was to introduce WGC and its ambitions 
for Birkenhead, but more importantly it was designed to build an understanding of what 
people currently like and don’t like about Birkenhead town centre. Through this first stage 
of consultation, it was possible to determine the issues most important to the local 
community and stakeholders to aid the process of designing a draft masterplan to address 
those issues raised.  
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2.13 To generate awareness, interest and support of any future regeneration activity, WGC 
undertook a meaningful programme of communication and engagement which included 
presentations to elected members, four pop-up consultation events, an event with market 
traders and a workshop with The Hive Wirral Youth Zone. 
 

2.14 Prior to the first stage of consultation, a dedicated consultation website was also created 
at https://wirralgrowthcompany.co.uk/. The purpose of the website was to provide all 
interested parties with the opportunity to view information about WGC and to raise 
awareness of the opportunity to be involved in the consultation process. 
 

2.15 The website has been updated with consultation material throughout the consultation 
process and has also provided an online questionnaire for people to submit their feedback 
via the website rather than relying solely on paper copies at the pop-up events.  
 

2.16 It is intended that the website will continue to act as a live information portal for all WGC 
projects from early engagement stages to the submission of a formal planning application 
through to the delivery of development on site. A screenshot of the consultation 
homepage is shown below.  
 
 

 
Figure 1: Screenshot of WGC Website 
 

2.17 Overall, the stage one consultation helped to identify new development opportunities in 
Birkenhead town centre including:  
 

• Diversification of uses within the retail core and improvements to leisure, food and 
drink offer; 

https://wirralgrowthcompany.co.uk/
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• new business district with high-quality office space; 
• improvement of community facilities; 
• new residential neighbourhood;  
• connectivity and transportation improvements; 
• new and improved market, and  
• extensive improvements to the public realm and green space with the goal of 

revitalising the town centre. 
 

2.18 Following the stage one consultation, an ‘Investing in Birkenhead Town Centre’ Outreach 
Consultation Report was published in September 2019. The Consultation Report forms 
part of the supporting documentation alongside this application and can also be viewed 
by the public online at https://wirralgrowthcompany.co.uk/consultation/#downloads. 
 
Draft Birkenhead Masterplan 
 

2.19 Taking on board comments captured from the first stage of consultation, the draft 
masterplan for Birkenhead town centre was created to present a vision for real change in 
the heart of Birkenhead. 
 

2.20 The starting point for the emerging draft masterplan was to use land in Birkenhead under 
option to WGC along with other key sites and opportunity areas. 

 
2.21 Applying this approach, the masterplan area is located wholly within Birkenhead town 

centre and extends to approximately 10.84 hectares. The Site spans from (and includes) 
Birkenhead Market and Borough Pavements in the south, moving north up to the junction 
of Europa Boulevard and Price Street.  
 
Stage Two Public Consultation 
 

2.22 WGC undertook the second stage of its extensive programme of consultation from the 7th 
to the 30th of November 2019 to continue public discussion about the future of Birkenhead 
whilst providing residents, businesses and visitors with the opportunity to share their 
views and opinions on WGC’s vision for the masterplan area.  
 

2.23 The main objective of the stage two consultation process was to build upon the events 
carried out during stage one and to communicate the WGC’s vision for the town centre, 
garnering public opinion about the draft masterplan.  
 
 

https://wirralgrowthcompany.co.uk/consultation/#downloads
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2.24 The key proposals of the emerging draft masterplan (Shown in Figure 5) formed a central 
part of the stage two consultation. Public opinion towards the features included was 
sought, which was in summary:  

 
• Civic hub – Delivery of flexible and sustainable office floorspace for occupation 

by Wirral Council. 
• New commercial office development – Grade A office floorspace to meet 

demand for high-quality commercial floorspace in the town centre. 
• A new home for Birkenhead Market – Options for the new market under 

consideration during consultation. The first option is to move the market to the 
old Marks & Spencer unit, a second option is for the market to be housed in a new 
building on the site of the existing market, and the third option is for the market 
to be located on the existing site of B&M.  

• A new leisure centre – A modern and more energy-efficient leisure centre close 
to Conway Park station.  

• New housing – a range of much-needed homes, including affordable housing on 
a sustainable and brownfield site around Conway Park Station.  

• New public space – the removal of the current market hall allows for the creation 
of new open space and public realm within the town centre to act as a connecting 
space between the retail, commercial and leisure elements of the proposed 
masterplan. Such integration will improve pedestrian and cycle links. It will also 
create an attractive environment, encouraging opportunities for events and 
participation in town centre-based activities.   

• Improved highway and transport infrastructure – investment in the local 
road network will improve the circulation of traffic and allow for improved 
connectivity for both pedestrians and cyclists. This includes works to further 
improve Birkenhead’s bus station. 
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Figure 2: Emerging Masterplan from Phase 2 Consultation Events 
 

2.25 As with the first stage of consultation, a wide range of events were undertaken by WGC 
during the second stage which included a drop-in event for elected members, media 
launch, four pop-up events, an event with market traders, a workshop with the Wirral 
Multicultural Organisation, a workshop with students attending Wirral Metropolitan 
College, a workshop with The Hive Wirral Youth Zone and finally a presentation to 
members of the Birkenhead BID and Wirral Chamber of Commerce.  
 

2.26 The four pop-up consultation events were held in the Pyramids Shopping Centre which 
ran from the 7th to the 15th of November 2019 at various times throughout the week. In 
total, over 220 people attended the events. 
 

2.27 A dedicated consultation event was also held on Thursday 11th November 2019 for market 
traders within Birkenhead Market. Members of the WGC team also went to individual 
market stalls to hand out comment forms and engage in discussion about the future of 
the market. The event was attended by approximately 30 people and included a mix of 
traders and shoppers. 
 

2.28 The workshop with members of the Wirral Multicultural Organisation was held on the 13th 
November 2019 and explained the emerging draft masterplan. The event was attended 
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by approximately 35 people and was followed by a Q&A session, after which, attendees 
were invited to complete a feedback form at the event or at home (forms included a free-
post address for return) or were directed to the WGC website where the form could be 
completed electronically. 
 

2.29 A workshop was also held at The Hive Wirral Youth Zone on 25th November 2019 to 
actively engage with young people aged 10-19. The event was less formal and those 
attending were encouraged to leave responses to four specific questions on large sheets 
of paper. 
 

2.30 Members of the WGC team also visited Wirral Metropolitan College, providing students 
and staff with the opportunity to attend three consultation sessions over the course of a 
morning on the 27th of November 2019. Students had the opportunity to ask questions 
and discuss the proposals with the WGC team before completing feedback forms. 
 

2.31 Following the stage two consultation events, a ’Your Town, Your Say’ Outreach 
Consultation Report was published, providing a summary of the responses received 
alongside key considerations and priorities that need to be addressed by the indicative 
masterplan as it progresses towards a planning application. The second stage of 
consultation report is enclosed within the supporting suite of documents for this 
Application and can be viewed online at 
https://wirralgrowthcompany.co.uk/consultation/#downloads.  
 
Summary of Feedback Form Responses 
 

2.32 There was a total of 274 feedback forms gathered from the second stage of consultation 
(including 70% online and 30% paper copies). 
 

2.33 The results showed that most respondents felt positively about the draft masterplan as a 
whole. Participants particularly liked the plans for the new public spaces which would 
provide opportunities for local events and activities.  

 
2.34 Respondents wanted to see better sports, leisure and cultural facilities as well as a more 

diverse shopping experience in Birkenhead town centre. The results gathered also 
demonstrated that people wanted the design of the proposed buildings to be interesting 
and to enhance green space and connectivity throughout the town centre. 
 

2.35 Many respondents felt that replacing Europa Pools leisure centre was unnecessary and 
that they would rather see more family entertainment options and affordable housing.  

https://wirralgrowthcompany.co.uk/consultation/#downloads


Development Context  

29343/A5/JC/NR 12                   August 2020 

2.36 Young people expressed a strong positive response to the draft masterplan and they also 
wanted to see a range of cultural and leisure facilities in Birkenhead town centre including 
a cinema, more shops, parks, sports facilities, community centre and activity hub. The 
responses clearly demonstrated that young people felt unsafe in the town centre and their 
awareness of crime, anti-social behaviour, drugs and homelessness demonstrated a need 
to tackle these issues in Birkenhead. 
 
Summary  
 

2.37 Continuing to engage with and involve the local community has been critical to the 
progress of WGC’s vision and ambitions for Birkenhead town centre. By listening to the 
views of stakeholders and the community, WGC has been able to develop a robust 
masterplan for Birkenhead town centre, that benefits local businesses, provides improved 
opportunities for residents and delivers town centre improvements.  
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3.0 SITE LOCATION AND DESCRIPTION 
 

Strategic Context 
 

 The site is located within Birkenhead town centre, a densely populated urban centre in 
the Metropolitan Borough of Wirral, Merseyside, and the largest urban conurbation on the 
Wirral Peninsula.  
 

 The Liverpool City Region (LCR) Strategic Housing and Employment Land Market 
Assessment 2018 (SHELMA) provides the evidence base for housing and employment land 
needs across the LCR authorities. It confirms that Wirral has the second largest economy 
behind Liverpool, contributing 14% of GVA.  
 

 The SHELMA sets out the annual housing need for Wirral equating to 855-1185 dwellings. 
It also states employment land needs for Wirral of 204.9-259.9ha (equating to 11.6ha per 
annum between 2010-2030). 
 

 Evidence from the SHELMA identifies the importance of being able to accommodate 
demand in a way that provides flexible choice of appropriate opportunities for future 
development. 
 

 As explained later in this statement, the site is identified as a strategic regeneration area 
in the Development Plan for Wirral. The promotion of urban regeneration is the 
overarching priority of the UDP. The strategy for Wirral is to focus investment in existing 
urban areas to maximise previously developed land and support the regeneration of the 
run-down areas mainly situated in the east of the Borough, around Birkenhead and 
southern Wallasey. Birkenhead is also identified as a sub-regional centre and on the top-
tier of the settlement hierarchy within the emerging Wirral Local Plan.  
 

 WGC has a key role to play in the continued delivery of regeneration across the Wirral. 
Birkenhead has seen a decline and retail vacancy. WGC is committed towards bringing 
investment into Birkenhead town centre and the proposed development aims to deliver 
this by revitalising the town centre through a widespread and comprehensive regeneration 
scheme.  
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The Application Site  
 

 The site covers a substantial part of Birkenhead’s designated town centre. It has a total 
area of approximately 11.09 hectares and occupies land to the north of Pyramid Shopping 
Centre / Borough Pavement, extending north to the junction of ‘Europa Boulevard’ and 
Price Street. It contains commercial and retail units as well as transport infrastructure, 
including inter alia Birkenhead Market, a Grade II Listed Public House (‘the Crown’), a 
Vue Cinema, a Wilko Store and a Mecca Bingo. The site also incorporates vacant land to 
the north of Conway Park Station currently used as car parking and Birkenhead Bus 
Station, but Conway Park Station is outside the application site boundary.  
 

 Although Conway Park Station is outside the site boundary it is directly adjacent to it and 
readily accessible by foot.  It is a train station on the Wirral railway line and provides 
valuable connections to Ellesmere Port and Chester, and New Brighton and West Kirkby.  
 

 
Figure 3: Site Location Plan 
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Figure 4: Aerial Photograph of the Site  
 

 The site is accessed from the north via Price Street. Access to the central and southern 
parts of the site is via the A553 (Conway Street) and by Claughton Road. Both Price Street 
and the A553 provide access to the A59, A41 and A552 respectively. The northern and 
southern parts of the Site are connected by ‘Europa Boulevard’ which runs from Price 
Street (north) to Conway Street or A553 (south). 

 
Site Parameters  
 

 For the purpose of the Planning Application and this Planning Statement, ten individual 
plots (Plots A-J) have been identified within the site that are subject to development 
proposals. These ten plots are illustrated on the enclosed Parameters Plan which sets out 
the development parameters for the Site, and they are referenced throughout this 
Statement in the manner that they appear on the Parameters Plan at Appendix 1.  
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 A description of each Plot is set out below.  
 

 
Figure 5: Parameters Plan 
 
Plot A 
 

 Plot A is located centrally in the southern part of the Site and is one of two Plots subject 
to the detailed aspect of this hybrid planning application.  
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 Plot A extends to approximately 0.24ha in size and comprises Milton Pavements which 
contains a number of commercial units at the western extents of the Pyramid Shopping 
Centre. Plot A also includes a surface car park and servicing area which is located to the 
south of the B&M Bargains store (Plot B). 
 

 Plot A is bound by Birkenhead Market Hall (Plot C) to the east and the B&M and Shop 
Mobility store (Plot B) to the west. The north of Plot A is bound by Claughton Road, 
beyond which are commercial units (Plot E), and to the south by the Pyramid Shopping 
Centre. 
 

 Plot A is currently occupied by Milton Pavements, a largely vacant element of the Pyramids 
Shopping Centre which was constructed in the 1970s and is a combination of two and 
three storeys in height. 
 

 
Figure 6: Entrance to Milton Pavements from Claughton Road (Plot A) 
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Plot B 
 

 Plot B is approximately 0.32ha in size and located in the south western corner of the Site. 
It comprises the B&M Bargains store (Use Class A1) and a Shop Mobility store (Use Class 
A1) as well as areas of hardstanding which are located in the central and northern part 
of Plot B and utilised for car parking. 
 

 The north of Plot B is bound by Claughton Road and the west is bound by St John Street. 
Milton Pavement (Plot A) borders to the east and Oliver Street runs along the southern 
boundary.  
 

 The B&M store is the larger of the two retail units, which are both single storey in height.  
Both are architecturally unremarkable, B&M is constructed of red, buff and brown brick 
with corrugated metal cladding above and a glazed porch.  The mobility unit is buff brick 
with flat cladding and glazing above and a corrugated metal low pitched roof.   
 

 There is one tree located to the south of the B&M unit’s entrance close to St John’s Street. 
There is also a narrow strip of grassland with some low-lying vegetation along the 
southern side of the B&M store which is of little ecological value and poorly maintained. 
 

 In the surrounding area, an Asda supermarket and associated surface car park is located 
to the west of the plot and the disabled parking bays and service yard for units in Pyramids 
Shopping Centre is located to the south.   
 

 To the north of the plot, on the opposite side of Claughton Road there is a row of buildings 
which includes both commercial and residential uses. Approximately 150m to the north-
west of Plot B there is a sheltered accommodated complex. 
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Figure 7: B & M Unit from junction of Claughton Road and St Jon Street (Plot B) 
 
Plot C 
 

 Plot C is bound by Claughton Road to the north, beyond which are additional commercial 
units at Europa Square and its car park (forming Plot E), as well as Birkenhead Bus Station 
(Plot F).  

 
 The western part of Plot C is bound by Plot A and the south by the Pyramid Shopping 

Centre. To the east, Plot C is bound by additional commercial units. 
 

 Plot C extends to approximately 1.83ha in size and is located to the south of the site, 
comprising of Birkenhead Market Hall and its service infrastructure. An internal service 
road runs around the outside of the market hall between it and the Pyramids Shopping 
Centre to the south.  The service road serves both the market itself and the Pyramids.  
The market Hall is two storeys in height, the market stalls are at first floor and the second 
storey is used for storage and houses the management office.  It was constructed in the 
1980s of brown brick but has had a more recent frontage facing Claughton Road.  The 
building is of very low visual interest and in a poor state of repair, it has a negative effect 
on the amenity of the surrounding area. 
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Figure 8: Front of Birkenhead Market Hall from Claughton Road 
 
Plot D 
 

 Plot D is a small plot, approximately 0.01ha in size and is located to the south eastern 
corner of Plot C. It comprises a covered walkway which connects St Werburgh’s Square 
to Birkenhead Market. 
 

 Plot D is bound by St Werburgh’s Square to the east, Plot C to the west and commercial 
units to the north and south.  
 
Plot E 
 

 Plot E lies immediately to the north of Plots A and C, on the opposite side of Claughton 
Road, and extends to approximately 1.38ha. Plot E is bound to the south by Birkenhead 
Market Hall and other commercial units on the southern side of Claughton Road, which 
comprise Plots A and B. The western extent of the Plot is bound by Hemingford Street, 
beyond which lies a mixture of commercial units, two storey traditional redbrick Victorian 
residential dwellings and the Charles Thompson Mission.  
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 The northern boundary of the plot is defined by Conway Street, beyond which lies the 
Grade II Listed The Crown Public House, Europa Pools Leisure Centre, Vue cinema and 
public open space. The eastern part of Plot E is bound by Birkenhead Bus Station which 
forms Plot F.  

 
 Plot E currently comprises Europa Square, a large commercial building, and its car park 

which has a number of trees planted between parking bays. Europa Square houses a 
number of retail units occupied by Wynsors, Pound Stretcher, Mecca Bingo and Wilko. 
The building is unremarkable and built of red brick with buff courses, and the glazed 
entrances for the retail units all have curved metal canopies to add some visual interest.  
The entrances to the retail units face east, overlooking the car park, except for the vacant 
former Wetherspoons pub which is in the south west corner of the building and faces onto 
Claughton Road. 
 

 
Figure 9: Europa Square Car Park and Mecca Bingo (Plot E) 
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Plot F 
 

 Plot F contains Birkenhead Bus Station and is approximately 0.36ha in size. It is situated 
to the east of Plot E and is bound by Conway Street to the north and east and by 
commercial units to the south.  
 

 Birkenhead Bus Station is a key transport hub located near the centre of the Site.  It is 
elliptical in shape with two rows of stands, one on the northern edge and one to the 
south.  The bus stops are located in the centre of the curve created by the structure for 
the southern stand and on both sides of the northern stand.  The Bus Station is accessed 
from Conway Street, from which buses either drive round and back out onto Conway 
Street Road or pass between the stands and exit to the south onto Claughton Road.  This 
route through the Bus Station is also the way that the service yard for Birkenhead Market 
Hall and the northern part of pyramids Shopping Centre is accessed for deliveries. 
 

 There are three clusters of trees located within Plot F, two within the centre of the Bus 
Station and one between the Bus Station and Conway Street.  

 

 
Figure 10: Birkenhead Bus Station (Plot F) 
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Plot G 
 

 Plot G is approximately 1.24ha and located directly to the north of Plot E, on the northern 
side of Conway Street. The Plot is bound by the Grade II Listed The Crown Public House 
to the south, as well as another commercial unit that is part of the same terrace as The 
Crown which is vacant.  
 

 The plot is bound to the west by Europa Pools Leisure Centre and associated car parking 
(Plot H is within the car park) and to the east bordered by Europa Boulevard, an attractive 
tree lined avenue, beyond which are a number of modern office buildings extending to 3 
and 4 storeys, as well as the Wirral Metropolitan College.   
 

 To the north of the plot is Conway Park train station which provides frequent rail services 
to the surrounding area including Liverpool. Beyond this to the north are Plots J and I. 
 

 Plot G comprises Vue Cinema as well as an area of public realm to the south of the 
building which connects Europa Boulevard to the adjacent leisure centre. The eastern 
part of Plot G contains two large grassed areas which front Europa Boulevard.  

 
Plot H 
 

 Plot H is located to the north of Europa Pools Leisure Centre and to the west of Plot G. 
Together with Plot A, Plot H also comprises the detailed element to the hybrid planning 
application and extends to approximately 1.31ha. 
 

 The plot is currently used as a surface car and coach park associated with Europa Pools 
Leisure Centre. There is also a small grass verge situated to the western part of the plot 
and the boundary wall of the car park runs through the northern part of the plot.  
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Figure 11: Vue Cinema and vacant land to the south (Plot H) 
 
Plots I and J 
 

 Plots I and J are located to the north of the Site adjacent to Parcel G, beyond Conway 
Park train station. The Plots are cleared, previously developed land which has been 
utilised as a surface car park for in excess of 10 years. 
 

 Plot J comprises the western half of the cleared land and extends to approximately 0.74ha 
in size. To the west of Plot J lies an area of modern residential development comprising 
two storey dwellings alongside associated public open space.  To the north of Plot J is 
Price Street. 
 

 Plot I comprises the eastern half of the land used as a car park and it fronts onto Europa 
Boulevard to the east and Price Street to the north.  Plot I is approximately 0.69ha in 
size.  
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Figure 12: Surface car park to the north of Conway Park Station (Plots I and J) 

 
Statutory and Other Site Specific Designations 

 
 There are no designated heritage assets situated within Plots A-J themselves, however, 

The Crown Public House is located within the wider application site boundary. It is 
immediately to the south of Plot G on Conway Street and to the north of Plot E and it is 
Grade II Listed. This is the only designated heritage asset within the Site. 
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Figure 13: The Crown Public House viewed from Conway Street 
 

 The Site is not located within a Conservation Area and does not include any trees or 
hedgerows which are subject to Tree Preservation Orders (TPOs).  
 

 The whole of the application site is located in Flood Zone 1. This means that there is a 
‘very low risk’ of flooding (of less than 0.1%).  
 

 According to the Department for Environment, Food and Rural Affairs AQMA interactive 
Map, the Site does not fall within an Air Quality Management Area (AQMA).  
 

 Within the adopted development plan for the site, Plots A-F are designated as being within 
a ‘Key Town Centre’ location and Plots G-J are located within an ‘Employment 
Development Site’.  These designations are shown in the Wirral UDP Proposals Map and 
more information on them is provided later in this Planning Statement. 
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The Surrounding Area 
 

 The area surrounding the site is very typical of a town centre location, and includes a 
wide variety of different land uses, including the following:  

 
• Residential dwellings to the northwest and south;  
• Commercial and retail uses to east and west;  
• Administrative and industrial uses to the southeast, including Argyle Industrial 

Estate;  
• Recreational establishments to the east and north east, such as The Brass Balance, 

Firemans Arms and The Waterloo Pub;  
• Open space to the west, which include Birkenhead Park;  
• Centres of education to the west, which include The Hive Wirral Youth Zone and 

Cathcart Street Primary School; and 
• Places of Worship to the west, such as Charing Cross Methodist Church and Library 

Church Wirral.  
 

 In the wider area surrounding the site, the River Mersey is located approximately 1km to 
the east. The West and East Float Docklands are situated approximately 500m to the 
north, with the Cammel Laird Shipyard located approximately 800m to the southwest of 
the site.  
 

 In terms of surrounding statutory designations outwith the site boundary but in relative 
proximity to it, the nearest listed buildings are; The Stork Hotel Public House located 
approximately 60m to the north east, the Roman Catholic Church of St. Werburgh, St. 
Werburgh’s Presbytery and Edward VII Memorial Clock Tower all of which are 
approximately 60m to the south east  and Grade II Listed. Approximately 200m east of 
the Site also lies the Wirral Education Centre, which is Grade II Listed.  
 

 Also of note in this regard is Hamilton Square Conservation Area, located approximately 
300 metres north east of the Site which comprises the largest collection of Grade I Listed 
Buildings outside of London, as well as a number of Grade II and II* Listed structures. 
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Figure 14: Hamilton Square viewed from the Town Hall 
 

 Birkenhead Priory is the closest scheduled ancient monument to the site, and it is located 
approximately 700m to the east. Birkenhead Park (approximately 750m to the west of the 
Site) is designated as a Grade I Park and Garden. Liverpool’s Maritime Mercantile City 
(Royal Albert Dock Liverpool), located approximately 2km north east of the Site (on the 
eastern bank of the River Mersey), is designated as a UNESCO World Heritage Site. The 
Site does not fall within the Buffer Zone of this World Heritage Site which extends to 
approximately 1.3km east of the Site. 

 
 In terms of statutory ecological designations, the site lies in proximity to the following:  

 
• Mersey Narrows and North Wirral Foreshore Ramsar, Site of Special Scientific 

Interest (SSSI) and Special Protection Area (SPA)is situated approximately 1.5km 
to the north;  

• Mersey Narrows Site of Special Scientific Interest (SSSI) is approximately located 
1.8km north of the Site;  

• New Ferry SSSI is located 2.2km to the south east; and the 
• Mersey Estuary Ramsar Site and SPA and New Ferry SSSI are located 

approximately 2.4km to the south east.  
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Sustainable Location  
 

 The site is situated in a highly sustainable location – adjoining the Pyramid Shopping 
Centre, homes, key transport infrastructure (bus and rail stations), recreation, community 
and health facilities – in Birkenhead town centre.   
 

 Due to the site’s central location within the town centre it is, accessible by a range of 
modes of transport. Local residents and visitors have excellent opportunities for travel to 
the site on foot, by bicycle, by public transport and car. 
 

 Birkenhead Bus Station, which is located within Plot F of the Parameters Plan, operates a 
wide range of bus routes (471, 38, 42, 1, 41, 407, 410, 495, 437, 411, 472, 91, 418, 414) 
providing frequent services to Heswall, Liverpool, Woodchurch, Chester, West Kirby and 
many other destinations in the local and wider surrounding area.  
 

 As mentioned above, Conway Park train station is also located adjacent to the Site, 
situated to the north of Plot G and west of Europa Boulevard. This offers frequent rail 
services to a range of regional destinations including Liverpool Central, West Kirby and 
New Brighton. Birkenhead Central train station is also located approximately 100m to the 
south of the site. This offers access to destinations including Chester and Ellesmere. 
 

 Several key arterial roads in the surrounding area provide access to major highways, 
including to the A59 Kingsway to the north of the site, which connects to the Queensway 
Tunnel and Liverpool. Birkenhead town centre also has strong links to Chester via the 
M53 and the A552, and to Ellesmere Port via the A41 running south along the eastern 
edge of the Wirral Peninsula. 
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4.0 PLANNING HISTORY 
 
4.1 A review of the Council’s online planning application search portal has been undertaken 

and it identified a number of planning application’s relevant to the Site. 
 
4.2 A full table of the relevant applications is set out at Appendix 4, referenced to coordinate 

with the plots on the Parameters Plan (A-J) which is shared in Section 3 of this Statement.  
 

4.3 Applications for advertisement consent, changes of use, and minor alterations have not 
been included at Appendix 4. For brevity, only results which are most relevant to the 
application are listed. 
 

4.4 In summary, the planning history of Plots A, B, C and E have largely been for retail uses 
(Use Class A1), with the addition of the bingo hall (Use Class D2) at Plot E.  
 

4.5 Plots G, I and J have been subject to several planning permissions for a variety of uses 
including leisure (Use Class D2), office (Use Class B1), hotel (Use Class C1) and restaurant 
and takeaway uses (Use Class A3 and A5). 
 
Surrounding Proposed Developments 
 

4.6 As well as within the boundary of the site, a search has been conducted for nearby 
planning applications which are relevant to this submission and need to be taken into 
consideration within the accompanying Environmental Statement (ES) which has been 
undertaken.  A number of developments have been identified within a 2km radius of the 
site and they are included as part of the cumulative assessment of impact in the ES.  They 
are all major applications which will be delivered within a similar timeframe to the 
proposed development.  
 

4.7 A total of 18 major planning applications were identified within 2km of the site and a 
table providing details of them is attached at Appendix 5.  
 

4.8 Included within the commitments are 12 residential proposals, three applications for 
mixed-use development, one office building, one student accommodation, and one 
specialist care village. Five of those applications are still awaiting determination and the 
rest have been approved and are either under construction or pending construction.  
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4.9 Of particular relevance are the proposals at Wirral Waters, located approximately 600m 
to the north of the Site. Wirral Waters and Birkenhead town centre are both identified as 
strategic sites for development and investment in the emerging Wirral Local Plan. 
 

4.10 Launched in 2006, Wirral Waters is one of the largest regeneration schemes in the UK 
with a development programme extending to over 30 years. The project will transform 
the derelict docks in Birkenhead through a high density, mixed use scheme.  
 

4.11 The Wirral Waters development seeks to deliver major regeneration to Birkenhead Docks 
and the wider Liverpool City Region. Several elements fall under the Wirral Waters scheme 
including East Float, West Float, Bidston Dock and Northbank redevelopment proposals. 
 

4.12 Like Wirral Waters, WGC are seeking to deliver a transformational regeneration 
programme for Birkenhead town centre in order to revitalise parts of Wirral and bring 
much needed investment to Birkenhead and the surrounding area. 
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5.0 PROPOSED DEVELOPMENT 
 
Context 
 

5.1 The proposed development will revitalise Birkenhead town centre to the north of the 
Pyramids Shopping Centre. It will reduce the number of vacant units whilst making 
improvements to the retail, leisure and food and drink offer to enhance the vitality of the 
town centre into the evening. It will include a new residential neighbourhood of up to 651 
dwellings and will provide new ‘Grade A’ office space that will be anchored by Wirral 
Council to create a commercial district that local residents can be proud of. The addition 
of new office space together with the wider development will also create new job 
opportunities.  
 

5.2 The proposals will also enhance Birkenhead town centre by delivering new and improved 
public spaces and flexible outdoor space for activities and events. Pedestrian and cycle 
connections will be improved to aid accessibility into and around the town centre in 
addition to infrastructure improvements at and close to Birkenhead Bus Station. 

 
5.3 Full details regarding the proposed development are set out in the Design and Access 

Statement, however, a summary is provided below. 
 
Description of Development 
 

5.4 As detailed in Section 1 of this Statement, the application submitted is a hybrid, part 
outline, part detailed planning application for a large scale mixed-use development 
designed to deliver comprehensive regeneration of Birkenhead town centre.  
 

5.5 The detailed element of the application comprises two Grade A office buildings (the 
commercial district) and associated infrastructure at Plot A, and construction of a Primary 
Substation and replacement coach parking with associated landscaping at Plot H. 
Development of the rest of the application site is applied for in outline with all matters 
reserved for future consideration. 
 

5.6 The outline planning application includes the principle of providing a new market, 
commercial offices, retail and leisure development, new residential dwellings, new and 
enhanced public realm and enhancements to Birkenhead Bus Station. 
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5.7 The outline element of the planning application covers an area of approximately 6.57ha  
As mentioned previously, a Parameters Plan has been drawn up which sets out the 
maximum quantum of floorspace that is applied for in each ‘Plot’ within the Application’s 
redline boundary, together with the maximum and minimum amounts of floorspace and 
building heights for each Use Class.  The Parameters plan and accompanying schedule 
are attached at Appendix 1. 
 

5.8 To aid the interpretation of the Parameters Plan, an Indicative Masterplan has also been 
prepared and submitted with this application. It shows one possible iteration of how the 
proposed development could be arranged and delivered on site. A copy of the Indicative 
Masterplan is attached at Appendix 2. 
 

5.9 Overall, the proposals for Birkenhead town centre could provide up to 138,725sqm GEA 
of development in the town centre. This will be delivered across the ten plots and broadly 
contain the following.   
 
Table 2: Development summary for each plot 

Plot Development Summary 

Detailed Application 

A Plot A will comprise two office buildings (A1 and A2). Building 
A1 will have a total GEA of 10,850sqm and building A2 will 
have a total GEA of 7,400sqm. The ground floor of both 
buildings is intended to be flexible within the current Use 
Classes B1(a), A1-A5, D1 and D2 (Use Class E, F.1, F.2, and 
Sui Generis under the new Use Class Order coming into force 
from 1st September).  At first floor level and above the 
floorspace will be in Use Class B1(a) (Use Class E under the 
new Use Class Order).  The buildings will be 5 storeys in 
height with rooftop plant constituting a 6th storey. 

H Electricity substation, relocation of coach parking spaces 
within Europa Pools car park and associated landscaping and 
infrastructure works. This plot will not provide any usable 
floorspace but is required for the delivery of the wider area. 
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Plot Development Summary 

Outline Application 

B Plot B will provide a total of up to 7,500sqm GEA for a car 
park of approximately 260 spaces (Sui Generis). Any buildings 
provided on Plot B will be a maximum of 3 storeys in height. 

C Plot C will contain a total GEA of 11,040sqm arranged to 
provide more office accommodation to harmonise with Plot A 
and extend the new ‘commercial district’ as well as providing 
a replacement for the existing market hall.  This plot also has 
the flexibility for provision of leisure uses such as a cinema, 
and food and drink provision.  The floorspace created will be 
a maximum of 28,500sqm and be a combination of oB1(a), 
A1-5, D1 and D2 Use Classes, E, F.1,F.2 and Sui Generis under 
the new Use Class Order coming into force from 1st 
September.  The buildings provided within Plot C will be a 
minimum of single store (the new market) and a maximum of 
6 storeys plus rooftop plant (office buildings). 

D Electricity substation infrastructure works. This Plot will not 
create any useable floorspace.  

E A total of 32,300sqm GEA of flexible use floorspace is applied 
for on Plot E. As a future phase of development the final form 
of development is unknown and could be within office, retail, 
food and drink, leisure, residential or hotel use.  If in 
residential us it has the capacity to provide up to 172 
apartments. Under the existing Use Class Order this will be 
Use Classes B1(a), A1-A5, D1, D2, C1 and C3 uses for. From 
the 1st of September the Use Classes applied for on this plot 
will be E, F.1, F.2, Sui generis, C1 and C3.  The buildings on 
This plot will be a maximum of 9 storeys (hotel) in height and 
a minimum of 1 storey (potential for a retail pod). 

F Infrastructure works for Birkenhead Bus Station. 
Development on this plot allows for the creation of 80sqm 
gross of floorspace created by additions to the existing bus 
concourse. 

G Plot G will be developed for up to 32,695sqm GEA of 
residential, hotel or multi-storey car park.  It has capacity for 
up to 278 apartments and would be in Use Class C1, C3 and 
Sui Generis under the current and emerging Use Class Order. 
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The buildings on this Plot would be a maximum of 9 storeys 
(residential apartment blocks and hotel) and/or a minimum of 
4 storeys (car park). 

I This plot will be developed for up to 13,400sqm of residential 
floorspace which would create up to 157 apartments. The Use 
Class is C1 under the current and emerging Use Class Order. 
The buildings would have a maximum height of 5 storeys. 

J A total of up to 6,000sqm GEA of residential floorspace is 
proposed to create up to 44 Townhouses. The Use Class is C1 
under the current and emerging Use Class Order. The 
buildings would have a maximum height of 3 storeys 

 
5.10 The following part of this Section will discuss the detailed element of the proposed 

development which seeks full planning permission for buildings A1 and A2, and 
infrastructure works at Plot H. After this, the landscaping strategy and the phasing of the 
wider development applied for in outline is discussed. 
 
Full Planning Permission 
 

5.11 Full planning permission is sought for the buildings labelled A1 and A2 within Plot A shown 
on the indicative masterplan as well as on Plot H an electricity substation, relocation of 
coach parking and associated landscaping.  The substation will facilitate development in 
the rest of the masterplan area at Plot H. The description of the development is as follows:  
 
“Full planning application for the construction of: 
i) two five storey office buildings on Plot A comprising flexible office, retail or leisure 

(including food and beverage, hot food takeaway or drinking establishment) 
floorspace at ground floor level, and office floorspace at first to fourth floor level 
and a plant area at fifth floor level with associated landscaping; highways and 
infrastructure works including the creation of new junction from Claughton 
Road/Hemingford Street; and 

ii) an electricity substation on Plot H along with the necessary amendments to the 
arrangement of the Europa Pool surface car park to relocate coach parking spaces 
and the associated infrastructure and landscaping works and access/servicing 
arrangements.” 
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5.12 Buildings A1 and A2 will both be offices, with flexible floorspace on the ground floor that 
be in office, retail or leisure use. Building A1 will be occupied by Wirral Council, with A2 
for commercial let. 
 

5.13 Building A1 will include a main entrance and two areas of mixed-use floorspace on the 
ground floor. The ground floor will also include 160 cycle spaces and 160 lockers, 
alongside shower facilities, plant room and services facilities, lifts and staircase.  
 

5.14 The upper floors for Block A1 will include open plan office space with a 15m deep central 
core which will include toilets, staircase and lifts. 
 

5.15 Building A2 will also have a main entrance and two areas of mixed-use floorspace on the 
ground floor. The ground floor will also comprise an area with lifts, stairs and toilets. 
There will be 102 cycle spaces and 110 lockers in addition to plant and servicing facilities.  
 

5.16 The upper floors for Building A2 will include office space with an offset 15m deep core 
which will include toilets, lifts and staircase.  
 

 
Figure 15: Plot A Proposed Site Plan 
 



Proposed Development 
 

29343/A5/JC/NR 37                   August 2020 

5.17 In terms of the proposed substation on Plot H, it will be positioned on the north west 
corner of the Europa Pools car park with access gained for servicing from St Lawrence 
Drive to the west.   
 
Amount 
 

5.18 The floor areas of buildings A1 and A2 will comprise 3,444sqm (37,077sqft) GIA of flexible 
office, retail or leisure floorspace at ground floor level. Floors 1-4 will comprise 13,812sqm 
(148,684sqft) maximum of office floorspace. The plant room will be above, and comprise 
438sqm (4,720sqft) at fifth floor level. 
 

5.19 The substation will not create any usable floorspace, it will purely house electrical 
equipment. 
 
Layout 
 

5.20 Buildings A1 and A2 will be located on the site of the existing Milton Pavements which 
have been purchased by the Council and are proposed for demolition, the prior approval 
for demolition application is applied for separately. Building A1 is the larger of the two 
buildings and it is positioned adjacent to Claughton Road. Building A2 is smaller and it 
will be positioned to the south of Building A1, adjacent to St. John’s Square, part of the 
Pyramids Shopping Centre. 
 

5.21 Building A1 will be orientated so that its principle entrance will be accessed from the area 
of public realm to the east, the existing site of Birkenhead Market. 
 

5.22 However, when the demolition of the adjacent Market Hall takes place at Plot C, it will be 
necessary for the entrance of the building to be from Claughton Road on the northern 
elevation. 
 

5.23 The main entrance to Plot A2 will be from the south, facing St. John’s Square and the 
Pyramids Shopping Centre. 
 

5.24 The proposed layout of the substation in Plot H is dictated by the statutory undertakers 
requirements and will take the form of two adjoining compounds orientated along the 
perimeter wall of Europa Pools Car Park. Inside the western compound there will be space 
for service vehicles to enter the compound, two areas of electrical equipment and centrally 
located switchroom.  The eastern compound will just contain a switchroom. 
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Appearance 
 

5.25 During the Places Matter Design Review, it was commented that the proposed buildings 
should take their design inspiration from their surroundings and incorporate some of the 
heritage of Birkenhead into the final elevation finishes.  This advice has been taken on-
board by the architect and the Building A1 will be finished in a natural sandstone coloured 
brick, in a nod to the traditional commercial heart of Birkenhead at Hamilton Square. 
 

5.26 Building A2 will contrast Building A1 as it will be finished in glazed terracotta cladding to 
echo the glazed tiles on the ground floor of some of the historic buildings within and 
adjacent to the site.  The colouring of Building A2 will be akin to that on the ground floor 
of The Crown and The Stork Hotel as well as toning with Conway Buildings. 
 

5.27 Both buildings will have large windows arranged to give the appearance of double height 
glazing on the upper floors to balance the ground floor where the floor to ceiling heights 
are greater and the amount of glazing increased.  The height of the ground floor is greater 
than the upper floors because of the flexible nature of the floorspace at that level. 
 

5.28 The proposals for the substation on Plot H draw upon the utilitarian nature of the 
surrounding landscape created by Europa Pools Car Park which is encircled by a worn 2m 
high vertical bar steel fence and a red brick wall. 
 

5.29 The compound itself will be enclosed within a green palisade fence with gated access to 
each compound, extending to meet the existing vertical steel fence to the west side and 
the red brick wall adjacent to the gateway to restrict access through. The internal 
compound and associated palisade fence will be elevated above road level with a brick 
retaining wall to the perimeter, raising the infrastructure above any risk of future flooding. 
 
Scale 
 

5.30 Both proposed buildings will be five storeys in height (ground floor plus four upper floors). 
At roof level, there is a small plant room with a plant screen which will house all of the 
external plant associated with servicing of the buildings.  
 

5.31 The palisade fence around the substation compounds will be 2.5m in height and the 
internal brick structures the approximately 4.75m high. 
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Landscaping 
 

5.32 The hard and soft landscaping around buildings A1 and A2 fits with the overall vision for 
the application site as a whole and incorporates the ‘deconstructed grid’ pattern of paving 
and planting which is proposed throughout. It creates a comfortable, welcoming and 
accessible environment around the buildings which relates the area back to its wider 
context. 
 

5.33 A wide functional avenue will be created to the east of the buildings to offer generous 
circulation space on the primary route through the site. To the south the route will be 
more functional and transitional in nature providing semi-enclosed passage for direct 
access between buildings. Between the buildings A1 and A2 a line of trees will be planted 
within SuDs Tree pits to add interest and separation between the two parts of Plot A. 
 

5.34 To the west within the service area a rain garden is incorporated to soften the appearance 
of the service yard whilst also providing a sustainable drainage solution. 
 

5.35 The setting back of the substation by around 6.5m from St Lawrence Drive allows 
vegetative screening and a gravel perimeter maintenance footpath to be incorporated.  
There will also be two carefully positioned trees with elevated canopies on the western 
aspect of the compound to shield a large part of the infrastructure from the residential 
properties opposite. 
 

5.36 A hedge which will retain leaves throughout the year will be maintained at a 1.5m height 
to the rear of the planting bed and it should largely conceal the substation from view for 
people passing on the street. A visibility gap between the top of hedge and the underside 
of the tree canopy will be maintained, this should draw attention away from the substation 
elevation but allow natural surveillance at all times to this western frontage, discouraging 
the gravel passage from becoming an unattractive gathering point for antisocial 
behaviour. 
 

5.37 Low maintenance, evergreen, robust shrub planting is proposed to supplement the 
structure of the hedging and tree planting, softening the interface with the compound to 
the east and west year-round and providing seasonal interest. The existing mown lawn 
areas the peripheries of the Europa Pools car park will be extended around the east side 
to the front of the shrub planting and infill the northern aspect between the wall and the 
gravel path, where the existing footway is to be removed. The lawn is intended to present 
a greener context to the substation and integrate the re-configuration sensitively with the 
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surrounding landscape. Planting heights to these less sensitive frontages are to be kept 
low for security purposes and maintain clear surveillance over the area from the car park. 
 
Access/Egress 
 

5.38 Buildings A1 and A2 will both be serviced via a new service area directly to the west of 
the buildings on land between the buildings and St John Street. Access to the service yard 
for delivery vehicles will be from St John Street and will include refuse collections and fire 
tenders. If separate plant area is required at ground floor level, i.e. to support retail or 
leisure uses, it will be positioned on this elevation to minimise the effect on the new area 
of public realm and on pedestrian amenity.   
 

5.39 Access for the existing taxi rank directly to the north of the proposed buildings, on 
Claughton Road will have to be temporarily suspended and relocated whilst construction 
works take place. However, it will be reinstated as soon as the buildings are completed.  
 

5.40 As mentioned above, vehicular access to the substation compound for maintenance 
purposes will be from St Lawrence Drive, which introduces a new vehicular entrance on 
the east side of the carriageway.  The entrance will incorporate hazard warning tactiles 
and drop kerbs on the pavement to ease pedestrian movement and alert visually impaired 
users along the street to the new arrangement. 
 

5.41 Pedestrian access to the substation will not be provided directly from St Lawrence Drive 
into the leisure centre.  This is to maintain the site boundaries between the two and deter 
unwanted gatherings around the compound.  There will be, however, access to the eastern 
compound provided from Europa Pools car park, on the southern boundary of the 
compound. 
 
Car Parking 
 

5.42 There will be no new car parking created with buildings A1 and A2, except for 16 disabled 
parking bays situated to the west. The proposed development is in a highly accessible 
location, close to both bus and rail services. The location of Plot A is such that it has a 
large walking and cycling catchment and, according to the Transport Chapter of the ES 
and the Transport Assessment (also submitted with this application), there is sufficient 
available car parking in Birkenhead town centre to support any uplift in car borne trips. 
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5.43 The creation of the substation compound (Plot H) necessitates the removal of a number 
of parking bays and requires the re-alignment of the internal access road of the Europa 
Pools car park to accommodate the relocated coach parking.  Based on car parking studies 
(full details are in the Transport Assessment), overall car parking provision will not be 
adversely impacted by the changes because during the week the car park is currently 
under capacity by a significant margin. The coach parking which is currently located where 
the substation is proposed is very well used, that is why it will be replaced on a like for 
like basis to the east of the substation.  The relocation uses an area of grassed verge, 
therefore, ensuring that no additional car park spaces are lost by the proposals. 
 
Energy Efficiency 
 

5.44 Wirral Council declared an Environment and Climate Emergency in July 2019, which is 
discussed in more detail in Section 7 of this Statement and within the Climate Change 
chapter of the ES. Therefore, great car has been taken in the design of Plot A to ensure 
that impacts upon the environment and Climate Change are minimised.  
 

5.45 The two Grade A office buildings will be built to BREEAM Excellent standard, which is a 
significant uplift from building regulation requirements. As such, the development will be 
focussed on reducing carbon emissions, incorporating design considerations to adapt to 
Climate Change and protect/enhance biodiversity value.  This is achieved by having an 
extremely efficient building, and the incorporation of measures such as ground source 
heat pumps. 
 

5.46 As mentioned above, the proposal seeks to utilise the sustainable location and strong 
public transport links in close proximity to the Site, promoting the use of sustainable 
travel options. Although Plot A will include some car parking for disabled users, this is to 
facilitate greater accessibility to those with disabilities. 

 
Landscaping Strategy 
 

5.47 Full and detailed explanation about the public realm works and landscaping strategy 
across the whole site is provided within Section 7 of the Design and Access Statement.  
Therefore, we do not seek to recreate that explanation in full here but a summary is 
provided below. 
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5.48 A full analysis of the existing environment and the history of Birkenhead town centre was 
undertaken as part of the design process, during which it was established that Birkenhead 
once had a tight knit urban grain.  The traditional grid-iron street pattern has been eroded 
over time and together with insensitive development the character and sense of place has 
been eroded.  Pedestrian linkages to and through the area are poor and spaces are 
fragmented and often intercepted by roads, street furniture clutter and convoluted 
connections. 
 

5.49 The design principles incorporated into the final design include: 
 

• reviving the ‘heart’ of the town, creating an attractive leafy setting for promotion 
of health and well-being,  

• integration of the landscape into the wider context,  
• creating of a vibrant destination, 
• creation of a sense of place and character to celebrate the town’s assets and 

heritage,  
• introduction of sustainable urban drainage systems,  
• create a higher quality accessible public really that is robust and low maintenance, 

and  
• extension of hours of use through illumination. 

 
5.50 As well as achieving the above for the completed scheme there is also a requirement to 

provide a temporary transitional landscape to support the individual phases of 
development as they come forward.  Temporary public realm works are therefore, to be 
integrated to allow the town centre to retain functionality and connectivity throughout 
construction phases. Works to help achieve this are the incorporation of wayfinding 
signage to promote better connectivity.  
 

5.51 The ultimate design solution takes its inspiration from the River Mersey, drawing on the 
materiality of the waterfront using coastal and shipbuilding references such as rusting 
iron, exposed timber and the concrete of the docks. Planting will also provide reference 
to the grassy dunes of coastal areas.  Meanwhile the morphology of the river is echoed 
in the central pedestrian route through the site, from the southern edge through Plot C 
to connect to Europa Boulevard further north.   
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Figure 15: Design concept sketch by Gillespies showing the meandering nature of the central route 
through the site with connecting tributaries 
 

5.52 On the paving itself the deconstructed nature of the grid-iron street pattern is taken in a 
literal form and applied as a distinctive trademark of the proposals. 
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Figure 16: Deconstructed grid and planting precedent images 

 
Proposed Phasing 
 

5.53 The proposed development at Birkenhead town centre development will be delivered in a 
series of phases spanning 15 years. This is illustrated in the enclosed Phasing Plan 
submitted to support this Application and attached at Appendix 6 for information. The 
ultimately the timing of the delivery of phases will be subject to market influences but at 
present, construction is expected to commence this year, subject to gaining planning 
permission, and is predicted to complete in of 2035.  
 

5.54 The development has been split into seven phases, starting with the enabling 
infrastructure works, followed by demolition works and the construction of the commercial 
district and non-residential uses in the south of the site, closely followed by residential 
uses at the northern end of the site, finishing by developing the central part of the site 
once leases for current occupiers have expired. At this juncture, we must stress here that 
the Phasing Plan has been designed in such a way that important existing facilities, such 
as Birkenhead Market, will not be removed without re-provision being implemented first.  
 

5.55 An overview of each phase of the construction programme is set out below.  
 
Phase 1 (Years 1-2) 
 

• Phase 1A includes the demolition of Milton Pavements at Plot A and the adjacent 
unit occupied by B&M and Shop Mobility at Plot B. Anticipated start date is Q3 of 
2020 and completion in Q1 of 2021. 

• Phase 1A/1B will involve the development of the new BREEAM Excellent Grade A 
office for occupation by Wirral Council  at Plots A1 and commercial office 
development at Plot A2, infrastructure works at Plot F to improve Birkenhead Bus 
Station, construction of an electricity substation at Block D, and also construction 



Proposed Development 
 

29343/A5/JC/NR 45                   August 2020 

of a primary electricity substation at Plot H. Construction anticipated to start in 
Q1 of 2021 and completed in Q4 of 2022.  

• Phase 1C will include the development of a temporary ‘Box Park’ alongside 
amendments to existing parking and public realm at Plot G for the relocation of 
Birkenhead Market traders to the box park. Expected start date Q2 of 2021 and 
completed in Q2 of 2022. 

 
Phase 2 (Years 2-3) 
 

• Phase 2A will see the development of a multi-storey car park at Plot B and will 
also involve the demolition of Birkenhead Market at Plot C following the relocation 
of traders to the Box Park. Anticipated start date will be Q3 of 2022 and completion 
in Q1 of 2023.  

• Phase 2B will comprise the construction of Grade A commercial office buildings 
with ancillary retail and leisure at ground floor level at Plots C1 and C2 as well as 
the construction of a new leisure block at Plot C3. Expected start date is Q1 of 
2023 and completion in Q1 of 2025.  

 
Phase 3 (Years 3-5) 
 

• Phase 3 will take place at Plot I1 to construct a new residential apartment building 
of up to 71 apartments. Expected start date is Q2 of 2023 and completion in Q4 
of 2024. 
 

Phase 4 (Years 4-6) 
 

• Phase 4A/4B will include the construction of a new residential apartment building 
at Plot I2 for up to 86 apartments and also the construction of up to 44 
Townhouses at Plot J. Anticipated start date is Q4 of 2024 and completion in Q4 
of 2026. 

 
Phase 5 ( Years 5-8) 
 

• Phase 5A will include the demolition of the Europa Building at Plot E1 and E2 and 
also begin works on Plots E3 and E4 for the construction of a new 
hotel/office/retail and/or leisure development.  

• Phase 5B will include the demolition of the cinema at Plot G4 and commencement 
of construction for a new residential apartment/hotel building at Plot G1.  



Proposed Development 
 

29343/A5/JC/NR 46                   August 2020 

• Anticipated start date for Phase 5 is Q1 of 2025 and completion in Q1 of 2028.  
 
Phase 6 (Years 8-12) 
 

• Phase 6A/6B will see the construction/continuation of a new residential 
development of 79 apartments at Plot G2 and a further 79 apartments at Plot G3. 
Anticipated start date is Q2 of 2028 and completion in Q1 of 2032. 

• Phase 6C will deliver a new multi storey car park for 330 spaces or a residential 
apartment development for 118 apartments at Plot G4. Expected start date is Q2 
of 2030 and completion in Q2 of 2032.  

 
Phase 7 (Years 11-15) 
 

• Phase 7 represents the final phase of the scheme and involves the construction of 
a new hotel/residential/office/retail and/or leisure development to Plots E1 and 
E2.  Anticipated start date is Q2 of 2032 and completion in Q4 of 2034.  

 
5.56 Due to the scale of the proposed development and the necessity to phase delivery, a 

planning consent which spans more than the customary 3 years is sought. Set against the 
proposed sequencing of development (as set out above), it is requested that hybrid 
planning permission be granted for a 15 year period.    
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6.0 THE DEVELOPMENT PLAN 
 
6.1 It is proposed that a standard ‘clawback’ provision be included which requires the return 

of any unspent part of the contributions plus interest if the contribution is not spent 5 
years after the date of payment.  

 
6.2 For decision-taking, Section 38(6) of the Planning and Compulsory Purchase Act (2004) 

requires planning applications to be determined in accordance with the development plan 
unless material considerations indicate otherwise. This is reiterated in paragraphs 2 and 
47 of the National Planning Policy Framework (NPPF). 

 
6.3 The statutory development plan for the purposes of determining this planning application 

comprises: 
 

• The Unitary Development Plan for Wirral (2000); and 
• Joint Waste Local Plan for Merseyside and Halton (2013).  

 
6.4 The Council is also preparing a new Local Plan which, once adopted, will replace policies 

within the Unitary Development Plan (UDP). The latest stage of the Emerging Local Plan 
was the publication of a Local Plan Issues and Options document for public consultation 
which ended on Monday 6th April 2020. 

 
6.5 The Local Plan is in the early stages of it’s development, therefore, limited weight can be 

attributed to it in the determination of this planning application in accordance with 
paragraph 48 of the NPPF. 

 
6.6 In addition to the relevant policies set out within the development plan, the provisions of 

the National Planning Practice Guidance (NPPG) and the National Planning Policy 
Framework (NPPF) will also be pertinent to development in Birkenhead town centre and 
are material conditions in the determination of this application. These are discussed 
further in Section 7 of this Statement.  

 
6.7 A summary of the relevant policies from the development plan are set out below. 
 

Wirral Unitary Development Plan (2000) 
 
6.8 The Wirral UDP was adopted by the Council in 2000 and most of its policies were ‘saved’ 

by the Secretary of State Direction in 2007 pending adoption of the Wirral Local Plan. 
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6.9 The UDP sets out policies and proposals for development across the Borough for the plan 
period 1986-2001, although it continues to be in force until the new plan is formally 
adopted.  

 
6.10 In accordance with paragraph 213 of the NPPF, existing policies should not be considered 

out-of-date simply because they were adopted prior to the publication of the NPPF and 
due weight should be given to them, according to their degree of consistency with the 
NPPF. 

 
6.11 The guiding principle for the UDP is the promotion of urban regeneration. The UDP sets 

out at paragraph 2.1 the following objectives of urban regeneration:  
 

• Concentrating new building and investment within the existing built up area;  
• restraining building at the fringe of the urban area; 
• redevelopment of vacant or derelict land; 
• concentrating resources to upgrade and replace obsolete urban fabric; 
• fostering private investment; 
• providing a lasting improvement to the local environment; and 
• developing and enhancing existing and new public and community facilities. 

 
6.12 As mentioned earlier, the Inner Urban Area is identified within the UDP as a priority area 

of regeneration.  The UDP supports the regeneration and re-development of the older, 
run down areas within the Borough, particularly Birkenhead.  

 
6.13 We set out here the key policies of the UDP that go to the heart of the proposed 

development, whether the principle of the development is acceptable or not.  In addition 
to the policies set out below there are several other UDP policies that deal with the detail 
of the proposed development and are also relevant. A summary of those policies is set 
out in a table at Appendix 7. 

 
6.14 Policy URN1 (Development and Urban Regeneration) sets out that, when considering 

development proposals, the Local Planning Authority (LPA) will be guided by the general 
principles of the Urban Regeneration Strategy. In particular, the LPA will seek to ensure 
that: full and effective use is made of land within the urban areas; neglected, unused or 
derelict land or buildings are brought into use; and the need for new services is minimised 
by promoting the use of spare capacity in existing services. 
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6.15 Policy URN2 (Planning Agreements for Urban Regeneration) builds upon this and states 
that planning obligations will be sought where such agreements may assist in securing 
the best use of the land.  

 
6.16 Policy EMP1 (Provision of Employment Land) allocates a total of 185 hectares of land 

for employment uses, which includes land within the Application Site’s redline boundary.  
 
6.17 Proposal EM2 (Conway Park) is identified as a major development opportunity and 

provides details of the overriding allocation for approximately 6.8ha of land between 
Conway Street and Price Street as shown on the Proposals Map as an Employment 
Development Site. Plots G-J fall within this area which is allocated for a mix of B1, A2, 
A3, D1 and D2 uses (use Class E, F.1, F.2 and Sui Generis under the Use Class System 
coming into force from 1st September 2020), subject to the provisions of other policies 
within the UDP.  

 
6.18 Policy EM6 (General Criteria for New Employment Development) sets out that all new 

development for employment generating uses on sites allocated for employment use or 
within Primarily Industrial Areas shall adhere to certain criteria, including safeguarding 
the amenities for surrounding uses and not compromising the future development of land 
within the vicinity of the development; being acceptable in highway terms, design 
considerations including matters of scale, massing and materials and adequate parking 
provision.  

 
6.19 Building upon this, Policy EM7 (Environmental Criteria for New Employment 

Development) sets out that proposals which are considered to adhere to the criteria of 
Policy EM6 will be accepted when it can be demonstrated that the benefits of the 
proposal outweigh the disadvantages in environmental terms, including the impacts of 
increased traffic movements on adjoining residential areas, and the extent to which the 
proposal is accessible by a choice of transport methods.  

 
6.20 Policy TL2 (Criteria for Urban Tourism) notes that proposals for tourism and leisure 

facilities are expected to demonstrate suitable design and amenity credentials as well as 
highway considerations and that proposals should generally be appropriately located 
relative to their surroundings. 
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6.21 Policy TL7 (Criteria for Hotels and Guest Houses) states, subject to Policy TL2, hotels 
and guest houses which provide overnight accommodation, without facilities for non-
residents, will be permitted within the Primarily Residential Area. Proposals providing 
overnight accommodation with conference, restaurant, night club and other related sports 
or leisure facilities will only be considered suitable within urban commercial locations.  

 
6.22 Policy HSG1 (New Dwelling Requirement) establishes that 10,500 new dwellings will be 

provided between the period April 1986 to March 2001. Policy HSG2 (Affordable Housing) 
builds upon this, setting out that, where appropriate, the local planning authority will 
encourage the provision of an element of affordable housing and that this will be secured 
via legal agreement. Policy HS6 (Principles for Affordable Housing) further sets out that 
the LPA will negotiate an element of affordable housing on suitable suites over 1 hectare.  

 
6.23 Policy SH1 (Criteria for Development in Key Town Centres) says that, within the Key 

Town Centres, proposals falling within Use Classes A1, A2, A3 and D1, together with other 
uses appropriate for a town centre location will be permitted subject to certain criteria. 
This includes safeguarding the viability and vitality of the town centre; being acceptable 
from a highways perspective; design considerations; and the loss of amenity for 
neighbouring uses. Plots A-E are identified within Birkenhead Town Centre which is a Key 
Town Centre, in the UDP Proposals Map.  

 
Joint Merseyside and Halton Waste Plan (2013) 

 
6.24 The Joint Waste Local Plan for Merseyside and Halton was adopted by Halton, Knowsley, 

Liverpool, Sefton, St Helens and Wirral Councils in July 2013.  
 

6.25 The vision of the Waste Local Plan is to facilitate the development of a network of 
sustainable and modern waste management facilities which serve the needs of the local 
communities of Merseyside and Halton by 2027.  

 
6.26 Policy WM8 (Waste Prevention and Resource Management) states that any development 

involving demolition and/or construction must implement measures to achieve the 
efficient use of resources, taking particular account of construction and demolition 
methods that minimise waste production and encourage the re-use and recycling of 
materials, designing out waste by using design principles and construction methods that 
prevent and minimise the use of resources and the use of waste audits or site waste 
management plans (SWMP) where applicable to monitor waste minimisations, recycling 
and disposal.  
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6.27 Policy WM9 (Sustainable Waste Management Design and Layout for New Development) 
sets out that the design and layout of new developments must, where relevant, provide 
measures as part of their design to address: the facilitation of collection and storage of 
waste; provide sufficient access to enable waste and recyclable materials to be collected 
and transported; accommodation of home composting in dwellings with individual 
gardens; and facilitate small scale, low carbon combined heat and power in major new 
employment and residential schemes where appropriate.  
 
 



Other Material Considerations 

29343/A5/JC/NR 52                   August 2020 

7.0 OTHER MATERIAL CONSIDERATIONS 
 

Introduction 
 

7.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act, it is 
necessary to consider any material considerations which are relevant to the determination 
of this planning application. In this instance the following documents are considered 
material: 

 
• The National Planning Policy Framework (2019).  
• National Planning Practice Guidance (2014).  
• Emerging Wirral Local Plan.  
• Liverpool City Region Spatial Development Strategy. 
• Designing for Self Contained Flat Development and Conversions SPD (2006). 
• Hot Food Takeaways, Restaurants, Cafes and Drinking Establishments SPD 

(2006). 
• Parking Standards SPD (2007). 
• Climate Emergency Action Plan. 
• Cool Wirral. 

 
7.2 A summary of each document is set out below.  

 
National Planning Policy Framework (NPPF) (February 2019) 
 

7.3 The NPPF was published by the Government in February 2019. This amended version 
makes minor alterations to the second edition published by the Government in July 2018. 
It reaffirms the importance of the development plan in the determination of planning 
applications (Paragraphs 2 and 47 of the NPPF). 
 

7.4 At the heart of the NPPF is a presumption in favour of sustainable development (Paragraph 
11). For decision-taking, decisions should apply a presumption in favour of sustainable 
development which means:  
 

“c) approving development proposals that accord with an up-to-date 
development plan without delay; or 
d) where there are no relevant development plan policies, or the policies which 
are most important for determining the Application are out-of-date, granting 
permission unless: 
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i) the application of policies in this Framework that protect areas or assets 
of particular importance provides a clear reason for refusing the 
development proposed; or 
ii) 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. 

 
Delivering a sufficient supply of homes 
 

7.5 Paragraph 59 states that, to support the Government’s objective of significantly boosting 
the supply of homes, it is important that a sufficient amount and variety of land can come 
forward where it is needed, and that the needs of groups with specific housing 
requirements are addressed. 
 
Building a strong, competitive economy 
 

7.6 Paragraph 80 of the NPPF states that significant weight should be given to the need to 
support economic growth and productivity, taking into account local business needs and 
wider opportunities for development.  
 
Ensuring the vitality of town centres 
 

7.7 Paragraph 85 recognises that policies and decisions should support the role of town 
centres by taking a positive approach to their growth. It states policies should:  
 

“a) define a network and hierarchy of town centres and promote their long-
term vitality and viability – by allowing them to grow and diversify in a way that 
can respond to rapid changes in the retail and leisure industries, allows a 
suitable mix of uses (including housing) and reflects their distinctive characters;  
b) define the extent of town centres and primary shopping areas, and make 
clear the range of uses permitted in such locations, as part of a positive strategy 
for the future of each centre;  
c) retain and enhance existing markets and, where appropriate, re-introduce or 
create new ones; 
d) allocate a range of suitable sites in town centres to meet the scale and type 
of development likely to be needed, looking at least ten years ahead. Meeting 
anticipated needs for retail, leisure, office and other main town centre uses 
over this period should not be compromised by limited site availability, so town 
centre boundaries should be kept under review where necessary;  
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e) where suitable and viable town centre sites are not available for main town 
centre uses, allocate appropriate edge of centre sites that are well connected 
to the town centre. If sufficient edge of centre sites cannot be identified, 
policies should explain how identified needs can be met in other accessible 
locations that are well connected to the town centre; and  
f) recognise that residential development often plays an important role in 
ensuring the vitality of centres and encourage residential development on 
appropriate sites.” 

 
Promoting healthy and safe communities 
 

7.8 Paragraph 91 states planning policies and decisions should aim to achieve healthy, 
inclusive and safe places which:  
 

“a) promote social interaction, including opportunities for meetings between 
people who might not otherwise come into contact with each other – for 
example through mixed-use developments, strong neighbourhood centres, 
street layouts that allow for easy pedestrian and cycle connections within and 
between neighbourhoods, and active street frontages;  
b) are safe and accessible, so that crime and disorder, and the fear of crime, 
do not undermine the quality of life or community cohesion – for example 
through the use of clear and legible pedestrian routes, and high quality public 
space, which encourage the active and continual use of public areas; and 
c) enable and support healthy lifestyles, especially where this would address 
identified local health and well-being needs – for example through the provision 
of safe and accessible green infrastructure, sports facilities, local shops, access 
to healthier food, allotments and layouts that encourage walking and cycling.” 

 
7.9 Paragraph 92 goes on to say that policies and decisions should plan positively for the 

provision of shared spaces, community facilities and other local services and support a 
strategy to support the improvement of health, social and cultural well-being of the 
community.  
 
Making effective use of land 
 

7.10 Paragraph 117 of the NPPF advocates the efficient use of land in meeting the need for 
homes, while safeguarding and improving the environment and ensuring safe and healthy 
living conditions. It states strategic policies should make as much use as possible of 
brownfield land. 
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7.11 Paragraph 118 goes on to say that policies and decision should:  
 

“a) encourage multiple benefits from both urban and rural land, including 
through mixed use schemes and taking opportunities to achieve net 
environmental gains – such as developments that would enable new habitat 
creation or improve public access to the countryside;  
b) recognise that some undeveloped land can perform many functions, such as 
for wildlife, recreation, flood risk mitigation, cooling/shading, carbon storage 
or food production;  
c) give substantial weight to the value of using suitable brownfield land within 
settlements for homes and other identified needs, and support appropriate 
opportunities to remediate despoiled, degraded, derelict, contaminated or 
unstable land;  
d) promote and support the development of under-utilised land and buildings, 
especially if this would help to meet identified needs for housing where land 
supply is constrained and available sites could be used more effectively (for 
example converting space above shops, and building on or above service yards, 
car parks, lock-ups and railway infrastructure)45; and  
e) support opportunities to use the airspace above existing residential and 
commercial premises for new homes. In particular, they should allow upward 
extensions where the development would be consistent with the prevailing 
height and form of neighbouring properties and the overall street scene, is well 
designed (including complying with any local design policies and standards), 
and can maintain safe access and egress for occupiers.” 

 
7.12 Paragraph 121 requires LPAs to take a positive approach to applications of alternative 

uses of developed land not allocated for a specific purpose in plans where this would help 
to meet development needs. LPAs should support proposals to use retail and employment 
land for homes in areas of high housing demand, provided they would not undermine key 
economic sectors or the vitality and viability of town centres.  
 

7.13 Paragraph 122 requires policies and decisions to support development making efficient 
use of land whilst taking into account:  
 

a) the identified need for different types of housing and other forms of 
development, and the availability of land suitable for accommodating it;  
b) local market conditions and viability;  
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c) the availability and capacity of infrastructure and services – both existing 
and proposed – as well as their potential for further improvement and the 
scope to promote sustainable travel modes that limit future car use;  
d) the desirability of maintaining an area’s prevailing character and setting 
(including residential gardens), or of promoting regeneration and change; and  
e) the importance of securing well-designed, attractive and healthy places.” 

 
Additional relevant sections of the NPPF include:  
 

• Promoting sustainable transport (paragraphs 102-111); 
• Transport issues and sustainable travel (paragraphs 103, 108-111); 
• Achieving well-designed places (paragraphs 124, 127, 130 and 131); 
• Planning for climate change (paragraphs 150 and 154); 
• Conserving and enhancing the natural environment (paragraphs 170 and 175); 
• Ground conditions and pollution (paragraph 180 and 182); and 
• Conserving and enhancing the historic environment (paragraphs 184, 189, 192, 

193, 195 and 197). 
 

National Planning Practice Guidance (NPPG)  
 

7.14 The Department for Communities and Local Government (DCLG) published National 
Planning Practice Guidance (NPPG) in March 2014. The NPPG provides supplementary 
guidance on the application of policy contained in the NPPF.  
 

7.15 The NPPG has been taken into consideration as part of this Application as it provides best 
practice guidance for the technical considerations.  
 

7.16 The following PPG have been taken into consideration as part of this Application: 
• Air Quality 
• Design 
• Determining a planning application 
•  Effective use of land 
•  Environmental Impact Assessment 
• Healthy and safe communities  
• Historic Environment 
• Housing supply and delivery 
• Natural Environment 
• Noise 
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• Open Space, sports and recreation facilities, public rights of way and local green 
space 

• Planning Obligations 
• Town centres and retail 
• Travel Plans, Transport Assessment and Statements. 

 
Emerging Wirral Local Plan 
 

7.17 WBC are currently in the process of producing a new Local Plan. The Regulation 18 – 
Issues and Options document (I&O) was consulted upon during March and April 2020 and 
a final draft of the Local Plan is expected during Summer 2020 with anticipated adoption 
in December 2021.  
 

7.18 Once adopted, the new Wirral Local Plan will replace the saved policies from the UDP and 
it will set the long-term vision, objectives, strategic and non-strategic policies over the 
15-year period 2020 to 2035 for Wirral. The Local Plan will set out where future 
development will take place, and allocate land for housing, employment, mixed-use and 
other development.  
 

7.19 The recently published Issues and Options Document set out ambitions for the way in 
which the Wirral will develop in the future. It highlights an opportunity for the 
regeneration of the east of the Borough, with a particular emphasis on Birkenhead, 
Liscard, New Ferry and New Brighton.  
 

7.20 Birkenhead is categorised as an Urban Conurbation, on the top tier of the settlement 
hierarchy. The preferred approach is to encourage increased development and public and 
private investment within the ‘Urban Conurbation’ as the first priority before the provision 
of supporting development elsewhere.  
 

7.21 The ambition of the emerging Plan is to develop a regeneration strategy for Birkenhead 
which will deliver a unique place, perhaps as an ‘Urban Garden City’. The preferred 
approach is to provide the overall strategy for the regeneration of the Birkenhead Area 
and set the spatial and infrastructure context for the delivery of strategic development 
and investment at: 
 

• Wirral Waters; 
• Hind Street; 
• Birkenhead Town Centre, including the Central Business District; and 
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• Woodside. 
 

7.22 800 homes per year is the Council’s proposed housing requirement in the Emerging Local 
Plan, equating to 12,000 over the 15-year plan period. The overarching strategy for 
development set out in the settlement hierarchy seeks to focus development within the 
existing urban area. Birkenhead is identified as one of two strategic development 
opportunities in the Borough alongside Wirral Waters. Both will be a prime focus for the 
majority of new development and sit at the top tier of the settlement hierarchy, the Urban 
Conurbation. The emerging Local plan emphasises the importance of embedding 
continued regeneration of the Urban Conurbation.  
 

7.23 The I&O sets out at Appendix 2.1 details of the strategic regeneration sites. The 
regeneration of Birkenhead town centre as the focus of mixed-use redevelopment and 
regeneration is identified as a key element of the Local Plan vision and objectives. More 
specifically, Birkenhead town centre is specifically identified as a key element of the Local 
Plan vision and objectives. The area has the potential to become a sustainable vibrant 
mixed-use area, being a great place to live as well as a focus on cultural, retail, economic 
and leisure activity.  
 

7.24 The WGC masterplan for Birkenhead is identified as including a range of projects which 
will transform the centre of Birkenhead including; new public space, a new commercial 
district providing new office, hotel and retail (including restaurant, cafes and bars to 
animate the public realm), improved highway and transport infrastructure and a new 
residential quarter.  
 

7.25 The Emerging Local Plan states that the Council are working alongside WGC to develop 
an accelerated programme of housing delivery. The Local Plan states the Council will need 
support from key partners such as the Government, Combined Authority, Homes England 
and development partners, Muse, to accelerate the delivery of the regeneration of 
Birkenhead.   
 

7.26 As the Emerging Local Plan is in the early stages of its development, limited weight can 
be attributed to it in the determination of this Application is line with paragraph 48 of the 
NPPF.  
 
Liverpool City Region Spatial Development Strategy 
 

7.27 The Liverpool City Region Combined Authority is working to make the City Region a more 
prosperous, healthy, clean and green place to live, work, visit and invest in.  



Other Material Considerations 

29343/A5/JC/NR 59                   August 2020 

7.28 To help achieve these ambitions, a Spatial Development Strategy is being prepared to set 
out how the city region is planned for future development.  
 

7.29 A number of themes have been identified to guide the Spatial Development Strategy which 
are as follows: 

7.30  
• Environment and Climate Change; 
• Healthier, Safer and Resilient Homes and Communities; 
• a Thriving and Vibrant City Region; 
• a Connected City Region; 
• an Inclusive Economy; and 
• the Infrastructure We Need. 
 

7.31 The latest stage in the LCR Spatial Development Strategy was the Our Places consultation 
which ran from 29th October to 14th January 2020 to seek comments on all of the above 
themes. 
 
Designing for Self Contained Flat Development and Conversions SPD (2006) 
 

7.32 The Designing for Self Contained Flats and Conversions SPD supplements Policies HS4 
and HS13 of the UDP. It provides information of the preferred locations for self contained 
flats, design issues including the layout of sites, as well as details to be submitted with 
applications. 
 

7.33 The SPD sets out that self contained flats should be in locations that are close to services 
and facilities and are accessible by a variety of modes of transport. It goes on to say that 
high density development should be located in areas where residents have the option of 
walking to a range of local services such as shops, schools, employment areas, health, 
leisure and entertainment facilities. This could be achieved by choosing sites that are 
close to Key Town Centres as identified in the UDP. 
 

7.34 The LPA will expect major developments or 10+ flats to be located within 400m of a Key 
Town Centre or Traditional Suburban Centre. 
 

7.35 Sites for self contained flats should also be within 400m safe walking distance of a bus 
stop with regular service with a frequency of 20 minutes or within 400m of a railway 
station that provides regular services. 
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7.36 The SPD also establishes a range of design issues where consideration should be made 
for: 

 
• Scale, massing and height; 
• views and vistas; 
• character of the area; 
• high quality materials; 
• privacy and daylight; 
• internal and external layout; 
• accessibility; 
• energy efficiency and waste disposal; 
• servicing, parking and access; and 
• designing out crime. 

 
Hot Food Takeaways, Restaurants, Cafes and Drinking Establishments SPD 
(2006) 
 

7.37 Proposals for restaurants, cafes, drinking establishments and hot food takeaways will be 
directed to the Key Town Centres, Traditional Suburban Centres and Primarily Commercial 
Areas designated in the UDP. 
 

7.38 When assessing the potential impact from noise and disturbance on residential amenity, 
the SPD says all proposed uses with Use Classes A3, A4 and A5 should be at least 40m 
away from the main elevation of a dwelling house or a building used solely for self 
contained flats, when measured along the public highway. 
 

7.39 In terms of pollution and waste control, the following measures are set out to help 
mitigate the impact of development: 

 
• Measures to mitigate smells and internally generated noise may involve the 

installation of fume extraction equipment, sound insulation, air conditioning and 
self-closing doors.  

• The design of fume extraction/ventilation equipment should ensure that no 
nuisance or disturbance is caused by odour, fumes, food droplets or noise to 
nearby properties.  

• Bulky mechanical plant or associated equipment should be contained within the 
envelope of the building and minor external features designed so that the impact 
is minimal on the external appearance of the premises. 
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• Commercial bin stores should be contained within the main building. In cases 
where this is not possible, secure and appropriately designed structures should be 
provided and sited with convenient access for refuse collection services. Bins 
should be arranged to enable separation of glass, plastics, paper, cardboard, 
metals, garden and general waste.  

• Building Regulations will require suitable grease traps to be installed on all drains 
for commercial kitchens to prevent blockages and the flooding of properties. 
 

7.40 The SPD provides additional guidance on servicing, parking and accessibility, and 
designing out crime. These details are likely to be provided at the Reserved Matters stage.  
 
Parking Standards SPD (2007) 
 

7.41 The Parking Standards SPD sets out design and layout requirements in relation to parking 
to complement development whilst improving the image of the area.  
 

7.42 Parking bays will normally be expected to be 2.4 metres wide by 5.5 metres long. 
However, a minimum of 4.8 metres in length may be acceptable in some cases and, in 
cases where the bays would be parallel to the access way and entered from the side, the 
length should be increased to at least 6 metres. 
 

7.43 The Parking Standards SPD sets out the parking standards for each respective 
development type. Those standards are set at Appendix 8 which shows the maximum 
number of parking spaces that should be provided alongside new development. Spaces 
for vehicles carrying disabled people, service vehicles, taxis and motorcycles are listed as 
the minimum required.  
 

7.44 The guidance states that lower levels of parking will be encouraged in highly accessible 
areas where alternative modes of transport are available that can meet the likely demand 
for travel generated by the development, such as: 

 
• Within 400m safe walking distance of a Key Town Centre or Traditional Suburban 

Centre; and/or 
• Within 400m of a bus stop with regular service with a frequency of 20 minutes or 

within 400m of a rail station; and/or 
• Initiatives to reduce the level of traffic are being or being introduced in the 

locality; and/or 
• Adequate off-street parking is already available within 400m safe walking distance. 
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Climate Change 
 

7.45 Wirral Council declared an Environment and Climate Emergency in July 2019. The Council 
is unveiling plans to tackle this Climate Emergency which could see a number of key 
changes implemented which would transform the Borough’s environment related policies. 
 

7.46 Following this declaration, the Council as begun initiatives to tackle the Climate 
Emergency which includes the Climate Emergency Action Plan and the Cool Wirral 2 
Strategy. These are discussed below.  
 
Climate Emergency Action Plan  
 

7.47 In response to the Climate Emergency declaration in July 2019, the Council is developing 
a Climate Emergency Action Plan which will set out the long-term direction to address 
climate pollution and become carbon neutral by 2050.  
 

7.48 A report was discussed at the Environment Overview and Scrutiny Committee on 24th 
September 2019 which provided an update on the Council’s response to the Climate 
Emergency declaration. 
 

7.49 The report summarised that the Climate Emergency required the Council to reset its 
corporate priorities where the Council will commit to do all in its power for Wirral to be 
carbon neutral by 2050.  
 

7.50 To ensure a quick response to the climate emergency declaration, the report states that 
the Council established an initiating action plan to deliver quick actions. comprises a 
variety of new strategies for the coming months.  
 

7.51 Key elements included: 
 

• A new policy to encourage the growth of pollinators and wildflowers and hedges 
and verges; 

• tree planting initiative; 
• new proposals for developing electric vehicle charging provision; 
• plans to establish a network of Environment and Climate Emergency Champions 

in the Council’s workforce; and 
• review and update the Council procurement policy to reflect the Climate 

Emergency.  
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‘Cool’ – Wirral Climate Change Strategy 2014-2019 
 

7.52 The Cool Climate Change Strategy was first established in 2014 by the Cool Wirral 
Partnership which is a group of statutory, charitable and voluntary organisations and 
endorsed by the Council with a commitment to tackling climate change.  
 

7.53 The Cool Climate Change Strategy 2014-19 document was developed by the Cool Wirral 
Partnership with two main goals: 
 

• To substantially cut climate pollution associated with the Wirral; and 
• To adapt Wirral to unavoidable climate change. 

 
7.54 These goals are supported by the following aims:  

 
• Reduce demand for energy and make Wirral more energy efficient; 
• generate and source more of our local energy needs from 'renewable' sources; 
• use more sustainable modes of transport, more fuel-efficient vehicles and less 

polluting means of getting around; 
• reduce the indirect negative impacts that our decisions have for climate pollution 

in Wirral and elsewhere; 
• identify the risks and vulnerabilities from expected changes and bring forward 

plans and actions to limit negative impacts and improve resilience; and 
• build capacity for action by strengthening local networks and partnerships and by 

developing wider awareness and education initiatives. 
 
‘Cool 2’ - A strategy for Wirral in the face of the global climate emergency 
 

7.55 The Cool Wirral Partnership have been preparing a new climate strategy called ‘Cool 2’ 
which will set out a response to the Climate Emergency declaration and will replace the 
existing Strategy (2014-2019). 
 

7.56 Cool 2 is not part of the development plan and is not a fixed action plan. However, it is a 
strategy that provides a guide for local decisions. 
 

7.57 Consultation for the Cool 2 Strategy ended on 7th October 2019 and was approved by the 
Cool Wirral Partnership in December 2019. 
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7.58 The Cool 2 Strategy has the following two main goals: 
 

• To stay within Wirral’s emissions budget and reaching ‘net zero’ as early as 
possible before 2041; and 

• To ensure a climate resilient Wirral to cope with unavoidable climate changes. 
 

7.59 The objectives to support the two main goals are as follows:  
 

• Reduce the overall demand for energy across residential, commercial and 
industrial sectors by making sure all homes currently below Energy Performance 
Certificate B and C can be upgraded are improved to this level or better by 2030; 

• generate/source all energy needs from zero carbon renewable sources by 2041; 
• complete a transition to fossil fuel free local travel by 2030, creating priority for 

cyclists and pedestrians rather than motor vehicles; 
• to use materials, land and food resources in a sustainable way and to cut waste; 
• to capture more carbon naturally buy increasing woodland cover; 
• to identify vulnerabilities of extreme weather and rising sea levels; 
• educate and raise awareness about the climate emergency; 
• secure increased investment to match the scale of the challenge; 
• to ensure the climate action is given the priority it needs and developed in a 

collaborative and coordinated way; and 
• have evidence informed action. 

 
7.60 In terms of energy usage, new buildings should be designed for extreme low energy ‘zero 

carbon’ use, whereby the design is to be of much higher standards and make use of: 
natural light; passive heating and cooling and enhanced insulation and air tightness with 
controlled ventilation; reduced energy waste; and adopting the most energy efficient 
plant, processes, appliances and lighting.  
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8.0 PLANNING ASSESSMENT 
 
8.1 As noted above, Section 38(6) sets out the statutory requirement for planning applications 

to be considered in accordance with the provisions of the development plan, unless 
material considerations indicate otherwise. This provision is echoed in paragraph 11 of 
NPPF which sets out clear guidance for decision makers, stating that unless material 
considerations indicate otherwise, the presumption in favour of sustainable development 
means; 

 
“ Approv ing deve lopm ent  proposal s  that  accord w i th  the deve lopm ent  
p lan  w i thou t  de lay”  

 
8.2 Having regard to the Site’s location, background information, the development plan, and 

other material considerations, we have identified the following key considerations that 
must be addressed by the planning application submission: 

 
• Principle of development. 
• Historic context. 
• Sustainability. 
• Affordable Housing. 
• Protection of residential amenity. 

 
8.3 Each of these key considerations are examined in turn below. 

 
Principle of Development  
 

8.4 As articulated in Section 2 of this Statement, Birkenhead town centre remains the historic 
industrial and commercial heart of the Wirral Peninsula. As such, WGC seeks to turn the 
town centre back into being a thriving hub once more with an attractive residential 
quarter, strong commercial heart with retail choice and high-quality office space and 
attractive leisure provision. 

 
8.5 As prescribed by Policy URN1 of the UDP, when determining applications, the Council will 

be guided by the overarching principle of urban regeneration. The proposed development 
will utilise previously developed land and underused sites within the established urban 
area of Birkenhead town centre as well as bringing neglected land at Plots I and J back 
into use. As such, the development is fully consistent and has the benefit of strong support 
from Policy URN1.  
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8.6 The proposed development aligns with the UDP’s objectives of urban regeneration by 
concentrating investment in the existing built up area, redeveloping vacant land, 
upgrading the urban fabric, and providing sustainable improvements to the local 
environment whilst developing new and improved facilities for the local community. 
 

8.7 The effective use of brownfield land in meeting the needs for homes and other uses is 
also promoted by paragraphs 117 and 118 of the NPPF which says planning decisions 
should encourage multiple benefits from urban land, including mixed-use schemes. This 
adds further weight to the sustainable utilisation of brownfield land in support of the 
proposed development. 
 

8.8 The emerging Local Plan also identifies Birkenhead as an Urban Conurbation, the highest 
category in the proposed settlement hierarchy. This provides support for the principle of 
large scale, mixed use development in this location. The emerging Local Plan also 
identifies Birkenhead town centre as one of the key strategic sites for development and 
investment. It states that Birkenhead town centre has the potential to become a 
sustainable and vibrant mixed-use area, being a great place to live as well as a focus for 
cultural, retail, economic and leisure activity. It specifically mentions WGC as providing a 
masterplan to transform the centre of Birkenhead including new public space, a new 
leisure centre, a civic hub, improved highway and transport infrastructure and a new 
housing opportunity in central Birkenhead.  
 

8.9 In terms of the acceptability of the proposed land uses in this location, as identified in 
the UDP Proposals Map, the southern half of the Site (which includes Plots A-F) is within 
the Key Town Centre boundary and the northern half of the Site (Plots G-J) is located 
within the Conway Park Employment Development Site.  
 

8.10 As set out in Section 5, Plots A-F comprise a variety of proposed uses including office, 
retail, leisure, hotel, multi-storey car park and infrastructure works.  Whilst the proposed 
land use of the development plots is not arranged in strict alignment with the current 
designation they are broadly aligned with it. The parameters plan allows for a greater 
amount of retail development in the south of the site with residential uses in the north. 
 

8.11 Policy TL2 of the UDP supports proposals for new visitor facilities and other related uses 
within the urban area subject to appropriate siting, scale and appearance, residential 
amenity, parking and access whilst being appropriate to the general character of the area. 
Given the proposed uses are located within the Key Town Centre, the principle of 
development is considered appropriate.  
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8.12 In addition, the proposed retail uses are supported by Policy SHO1 of the UDP which 
seeks to enhance the vitality and viability of Key Town Centres and ensure people have 
easy access by a choice of transport modes and wide range of shopping provision. The 
proposed development aims to enhance the retail offer available in Birkenhead town 
centre, through reducing vacancies and improving choice as well as delivering 
infrastructure improvements to Birkenhead Bus Station. Enhancements to the vitality and 
viability of town centres will be felt as a result of the proposed development which means 
that it is strongly supported by Policy SHO1 and by paragraph 85 of the NPPF. 
 

8.13 Policy SH1 of the UDP goes on to state that, within Key Town Centres, Class A1, A2, A3 
and D1 uses alongside other uses appropriate to a town centre location are supported. 
This adds greater weight towards the Council’s policy support for these use classes subject 
to the outline aspect of the scheme.   
 

8.14 In addition to the policy support for retail and leisure uses within the town centre, the 
proposed development also seeks to provide Grade A office space as part of the 
Application. The proposal will, therefore, contribute towards the Council provision of 
employment land and should be supported by Policy EMP1. 
 

8.15 The UDP allocates several sites for employment generating uses across the Borough. 
Policy EM6 provides the general criteria for employment development specifically on sites 
allocated for employment uses or within Primarily Industrial Areas as shown on the 
Proposals Map.  
 

8.16 The proposed employment generating uses as part of the scheme are not specifically 
located on an allocated employment site. Notwithstanding this, the proposals for grade A 
office development fall within the town centre. Whilst the UDP does not contain any policy 
regarding proposals for employment generating uses in this location - office uses are 
encouraged within designated retail centres by the NPPF. 
 

8.17 Birkenhead as a ‘Key Town Centre’ is an appropriate location for the proposed office uses 
and is supported by its categorisation as a ‘main town centre use’ at Annex 2 of NPPF. 
Furthermore, the central and sustainable location of the site makes it accessible by a 
range of transport options and the proposals will guide investment and employment to 
the heart of Birkenhead where it is needed most. Additionally, the preferred approach of 
the emerging Wirral Local Plan states that the development of land in Birkenhead town 
centre for B1 uses will be supported. Furthermore, significant B1 office development (use 
Class E as of 1st September 2020) will be directed towards the existing centres and other 
locations with easy access to high-frequency public transport. As such, the office 
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development proposed for the new commercial district is firmly supported by national and 
local planning policy.   
 

8.18 The two Grade A office buildings (part of the new commercial district) proposed in the 
detailed element of the application will provide high quality office space for the Council 
and other commercial businesses. The new office space will undoubtedly increase job 
retention whilst also attracting new jobs to the town centre. Employment opportunities 
will also be created during the operational phase of the development, contributing to the 
economic prosperity of Birkenhead which is supported by Policy EMP1 of the UDP. 
Paragraph 80 of the NPPF also gives significant weight towards the need to support 
economic growth and productivity. It is predicted, and set out within the ES that the 
proposed development will create a total of 4,520 gross new jobs (Full Time Equivalent), 
which equates to 2,300 net jobs.  The provision of the employment opportunities will also 
assist in easing pressure elsewhere in the Borough and be a significant step towards 
delivery of employment land as required by the existing and emerging Development Plan. 
 

8.19 In terms of the remaining plots proposed to the northern half of the Site, Plots G, I and 
J will provide much needed housing through the delivery of a high-quality residential 
quarter.  The new residential quarter is structured in a way that a range of types of homes 
can be delivered including family homes. 
 

8.20 Unlike Plots A-F, these remaining plots lie within the boundary of Proposal EM2 (Conway 
Park) of the UDP which allocates approximately 6.8ha of employment land for a mix of 
Class B1, A2, A3, D1 and D2 uses (use Classes E, F.1, F.2 and Sui Generis as of 1st 
September 2020) between Conway Street and Price Street.  
 

8.21 Whilst the proposal to include residential uses on this part of the site is not strictly in 
accordance with the land use designation in the  Development Plan, the land is in a 
sustainable location at the heart of the town centre and is immediately adjacent to a 
primarily residential area. In accordance with the desire to deliver employment generating 
floorspace in the town centre, the scheme includes for employment generating 
development (i.e. office, retail and leisure development) on land to the south of Conway 
Street, meaning that the opportunity to deliver employment land in the town centre is not 
lost by providing homes adjacent to Conway Park Station. In addition, Wirral Council are 
in the process of identifying available, suitable and deliverable sites in Birkenhead land 
to meet the housing delivery targets for the next 15 years.   
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8.22 The housing requirement set out in Policy HSG1 of the UDP is clearly out-of-date (because 
the plan period of the UDP only extends to 2001) and paragraph 73 of the NPPF states 
that, in the absence of an up-to-date housing target, the Council should calculate their 
5-year housing land requirement using the standard method set out in the NPPG. In this 
instance, the Council’s requirement, as of January 2019, is 784 dwellings per annum.  
 

8.23 In recent years housing delivery has not been maintained at a rate akin to housing need 
and demand and the Housing Delivery Test (HDT) for Wirral as of 2019 was 76%. This 
adds further weight to the need for providing homes on the application site, particularly 
given its sustainable location. 
 

8.24 Further support for housing in this location is set out in paragraph 118 of the NPPF which 
says decisions should particularly support development of under-utilised land, especially 
if it would meet identified need for housing. 
 

8.25 Additionally, the emerging Local Plan states that the housing need in the Borough is likely 
to increase further and prescribes a requirement of 800dpa. The proposal will, therefore, 
make an important contribution to the Council’s housing need and will boost housing 
supply which is supported by paragraph 59 of the NPPF. 
 

8.26 Delivery of neighbourhoods of choice providing a range of new homes and apartments on 
this part of the application site would, therefore, not only be appropriate given the 
adjacency of existing residential uses but also because it assists in meeting housing 
targets. In the circumstances it can be concluded that the proposed development is wholly 
consistent with the policies of the UDP which are of relevance and to which significant 
weight can be attached. It also aligns with the Government’s objective to boost the supply 
of homes and maintain a 5 year supply of deliverable housing sites. 
 

8.27 The site is located in a sustainable and accessible location, well served by existing public 
transport and highways connections. The proximity of these public transport facilities, 
which includes both Birkenhead Bus Station and Conway Park Train Station situated within 
the boundary of the Site, enables sustainable accessibility to the Site and the wider area. 
The proposal seeks to make improvements to Birkenhead Bus Station and should be 
supported by Policy TRT1 of the UDP.   
 

8.28 Overall, the development plan, when read as a whole, provides strong support for the 
principle of the type and mix of development proposed at the site and ultimately aligns 
with the Councils vision for urban regeneration.  
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Historic Environment 
 
8.29 A full assessment of the impact of the proposed development on the historic environment 

has been undertaken and is included within Chapter 8 of the ES. Considering this we do 
not recount all of the information within this Planning Statement but instead include a 
summary. There is one designated heritage asset within the application site boundary, 
Grade II listed - The Crown Public house. There are also a number of statutorily listed 
assets that are close to the application site including the Conway Buildings (Conway 
Street) and the Stork Hotel (Price Street) which are both also Grade II Listed.  Hamilton 
Square Conservation Area which contains a number of Listed buildings including the Grade 
II* Town Hall is situated to the north east of the site but not directly adjacent.  In total, 
the following heritage assets are situated close to the application site: 
 

• 78 listed buildings, including five Grade I, five Grade II* and 68 Grade II; 
• Three conservation areas (Hamilton Square, Clifton Park and Birkenhead Park); 

and 
• One Grade I registered park and garden (Birkenhead Park). 

 
8.30 The application site is also situated outside the nearby World Heritage Site’s (WHS) Buffer 

Zone (Liverpool) and it was found to not share any visual, functional, historic or 
associative relationships with the WHS. It has, therefore, been deemed to not positively 
contribute to the significance of receptors within the WHS. 

 
8.31 The heritage receptors identified within Chapter 8 of the ES were all assessed to identify 

those where the Development has potential to impact upon their setting (see Appendix 
8.1 Cultural Heritage of the ES). Due to the character of the townscape, as well as the 
topography and intervening built form, most of the heritage receptors were deemed to 
not experience a significant effect from the proposed development.  
 

8.32 The assessment identified that only the Grade II Listed Crown Public House was likely to 
experience significant effects from the proposed development. Although the Crown Public 
House is located within the Site, it is not currently located within any of the Plots which 
will be subject to development. As such, the development will not cause any direct harm 
to this heritage asset. Notwithstanding this, there is potential for the setting of the Listed 
Building to be harmed which would affect the asset itself. 
 
 



Planning Assessment 

29343/A5/JC/NR 71                   August 2020 

8.33 The Crown Public House was assessed to be of modest architectural quality externally, 
much of its architectural interest relates to the surviving 19th Century interior.  Whilst 
the building currently enjoys an open aspect within the surrounding landscape it is not 
considered to be a key characteristic of the heritage interest, therefore, changes to its 
setting resulting from the development are deemed to have limited capacity to harm its 
significance.  Also, the suite of improvements to the public realm and the potential for 
high quality design of the proposed buildings (as evidenced by the submitted CGIs) mean 
that overall, there is potential for an improvement to the building’s setting.   
 

8.34 The ES found that overall if no mitigation is provided there is potential for a moderate 
adverse impact on the Grade Ii Listed Crown Public House.  This is assuming that the 
worst-case scenario would transpire, that development would be sited in very close 
proximity to the building and of a poor design.  However, the Indicative Masterplan 
demonstrates that it is possible to provide an appropriate offset to the Listed Building 
within which landscaping treatment/planting can be provided to soften the appearance of 
the surrounding landscape and the proposed development. This offset together with a 
dedication to providing a high quality design solution (to be secure through the imposition 
of tried and tested planning conditions) means that overall it is concluded that the 
proposals would have a minor effect on the significance of the Listed Building and there 
is potential for improvements to the baseline position.  This means that the proposals 
accord with saved Policies CHO1, CH1 and CH2 and CH5 of the UDP. 
 
Sustainability 

 
8.35 The NPPF states that the purpose of the planning system is to contribute to the 

achievement of sustainable development through economic, social and environmental 
objectives.  
 

8.36 As discussed earlier in this section, the Site’s location within Birkenhead town centre 
demonstrates that the location is suitable for this type of development which utilises 
previously developed land supported by both national and local policy, particularly in light 
of the Council’s approach to safeguarding the Green Belt and regenerating the urban area.  
 

8.37 Given the scale and breadth of the proposals, significant consideration has been given to 
the underlying sustainability objectives of the project. The scheme will identify and deliver 
opportunities for sustainable design technology and building quality for what will be an 
exemplar project in order for it to be an asset for the local community and be sustainable 
in the long term. These principles will be applied and will incorporate environmental 
mitigation as necessary in terms of drainage, flood risk and other measures. 



Planning Assessment 

29343/A5/JC/NR 72                   August 2020 

8.38 The following key sustainability principles will inform the implementation of the scheme. 
 

8.39 Sustainable Economic Growth: The scheme will deliver sustainable economic growth 
and investment in an area that has suffered a major decline in its population and economic 
base. The principal aim is to deliver a transformational scheme in Birkenhead town centre 
and a legacy of sustainable regeneration. The development will generate new job 
opportunities for local people, resulting in economic growth in the area. Direct and indirect 
jobs will also be created during the construction phase of the development. The full extent 
of the economic benefits is set out in the Economic Benefits Statement which supports 
the application submission.  
 

8.40 Sustainable Transport and Movement: The transport strategy is to create and 
facilitate sustainable forms of movement and the sustainable location of the Site close to 
numerous bus and rail services makes it a highly accessible location which promotes 
alternative modes of transport to the car.  
 

8.41 Sustainable Design: The proposed masterplan has been designed to have low energy 
demands, using low carbon technology approaches, incorporating the use of renewable 
technologies and incorporating green infrastructure. The planting of new trees and 
proposed landscaping will across the Site will also provide opportunities for enhancements 
to biodiversity which is considered sustainable and should also be supported by national 
and local policy.  
 

8.42 Sustainable Energy: The proposal has a commitment to exploring opportunities to 
include sustainable energy solutions as part of the scheme such as improved thermal 
performance, installation of photovoltaic tiles and store water retention and optimising 
passive design. The Energy and Sustainability Statement submitted in support of the 
Application explores and sets out how the nature of the proposals are committed to 
sustainable objectives, how it will address climate change through design, utilising best 
use of recycling and waste management. This is increasingly important given the Council’s 
declaration of Climate Change Emergency.   
 

8.43 Sustainable Waste Management: Careful consideration will be given to a range of 
construction methods to reduce waste through the construction process, including 
maximisation of pre-fabricated building structures and standardisation of unit 
specification within building. An integrated waste management strategy will be developed 
for the operational phase of development which will follow the principles of the waste 
hierarchy, namely avoid - re-use – recycle – waste-to-energy – disposal. 
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8.44 Sustainable Materials and Resources: During construction, opportunities will be 
utilised to minimise the volume of materials used; use recycled materials where possible; 
use locally sourced materials; minimising the use of hazardous materials; and maximising 
the specification of materials which have a percentage recycled content. 
 

8.45 Overall, the above demonstrates that the proposal achieves the economic, social and 
environmental objectives of the NPPF and the Wirral UDP. It adheres to the presumption 
in favour of sustainable development as set out in Paragraph 11 of the NPPF. 
 
Affordable Housing 
 

8.46 Policy HS6 of the UDP states that the Council will negotiate an element of affordable 
housing on suitable sites in excess of 1ha.  Policy HSG2 of the adopted UDP makes 
provision for the Council to negotiate with developers and housing associations to 
encourage the provision of affordable housing as part of development schemes.  
 

8.47 Based on the evidence set out in the Council’s 2010 Viability Study, the Council set an 
affordable housing target of 10% for sites in Inner Areas of the Wirral, such as 
Birkenhead. This threshold is normally applied as the starting point for negotiations on 
urban sites. However, as set out in Section 2 of the Affordable Housing Statement, The 
NPPF confirms that weight may be given to the relevant policies in emerging plans 
according to their stage of preparation (with greater weight given to plans that are more 
advanced).  At the time of writing, the emerging Local Plan is at an early stage of 
preparation and little weight can be applied to the draft policies and guidance.  
 

8.48 In response to these policies WGC are committed to providing an element of affordable 
housing as dictated by HS6 and with regard to the emerging policy if viable.  The full 
details of the commitment being made is set out within the Affordable Housing Statement 
submitted with this planning application. 
 

8.49 In summary, the adopted UDP confirms that the percentage of affordable homes is 
negotiable – with viability and other factors (such as providing wider regeneration 
benefits) are relevant when determining the scale of affordable housing provision. 
Further, the place shaping objective to regenerate Birkenhead town centre through the 
Birkenhead Regeneration Zone and establishment of an Urban Regeneration Company 
(URC) is set out in emerging planning policy. 
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8.50 In addition, as the delivery of the proposals at the Site will be multi-phased, it proposed 
that the quantum of affordable housing that is deliverable should be assessed as each 
phase of residential development is brought forward. 
 

8.51 Without prejudice to the outcome of detailed negotiations during the determination of 
this planning application, the following could form the basis for affordable housing 
provision at the site:  
 

• Ambition to provide 10% affordable housing on-site and, if considered either 
necessary or viable, provide off-site by way of a financial contribution to help 
the Wirral Council deliver affordable housing in other areas of Birkenhead. 

• All provision will be subject to viability testing, including the examination, as may 
be required, of assumptions made in financial models within adopted planning 
policy at that time.  

• Phased provision of affordable housing on site.  
• The viability of affordable housing provision should be re-examined as the phased 

development of the site progresses.  
 
Amenity Considerations 
 

8.52 Due to the location of the site within Birkenhead town centre, the surrounding area largely 
comprises business and commercial uses. This does not mean, however, that there are 
no sensitive receptors that could be affected by the proposals. There are homes located 
to the west of Plot E, on Elm Street and Claughton Road and to the west of Plot J on 
Birchside Close, Birchside Avenue and Price Street.  However, amenity issues can reach 
beyond the impact upon residential properties and considerations about protecting and 
enhancing amenity are also concerned with people visiting and working in an area. 
 

8.53 The different issues which affect amenity are varied but include: 
 

• Visual amenity – design.  
• Noise.  
• Air quality and pollution. 
• Crime Prevention 

 
8.54 Each of the above amenity issues are considered in turn below demonstrating how they 

have been taken into consideration within the design of the proposed development and 
comply with all levels of planning policy.  
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Visual Amenity 
 

8.55 It has been explained above in the description of the proposed development and 
particularly the information provided about the finish of the buildings applied for in full 
on Plot A how good design runs through the entirety of the site. 
 

8.56 Careful attention to detail has been paid to ensure that the amenity of nearby residents 
is protected whilst also making the town centre a more vibrant and attractive place to 
visit.  
 

8.57 Considering the desire to leave only a positive impact upon residents and visitors a full 
townscape and visual impact assessment has been undertaken by Gillespies and forms 
Chapter 7 of the ES. In their work they undertook an assessment of the likely significant 
townscape and visual effects as separate but linked procedures. Townscape effects derive 
from alterations to the physical landscape (such as the addition, removal or alteration of 
structures, trees or other aspects of the public realm), which may alter the fabric, 
character and perceived quality of the area, or more general effects on townscape 
character and designated areas of townscape arising from the introduction of new man-
made features which alter the setting of the site or surrounding townscape. Meanwhile 
visual effects relate to the changes in the composition of specific views and wider visual 
amenity experienced by people as a result of changes in the townscape. 
 

8.58 First the baseline position was assessed, looking at its constituent elements and features, 
its character and the way this caries spatially, its history, condition and the way it is 
experienced and the value attached to it.  Then the sensitivity of receptors to the proposed 
development was assessed, with judgements made about value and susceptibility to 
change.  For example, the least susceptible townscapes are more able to accommodate 
the proposed development without undue negative consequences for the baseline 
situation.  
 

8.59 Photographs and visualisations have been used by Gillespies to show the townscape and 
visual effects of the proposals on the baseline position to enable an assessment of the 
magnitude (or size) of the effect.  The diagram below (adapted from Figure 6.3 EIA 
Significance Evaluation Matrix in a report by the Institute of Environmental Management 
and Assessment), demonstrates in broad terms how the level of effect is assessed within 
Gillespies work. 
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Figure 17: Significant Evaluation Matrix 
 

8.60 Effects of a development are not necessarily adverse, where there is a degraded 
townscape and a development will make improvements and ad a more diverse range of 
habitats or a derelict building will be improved benefits can arise.  
 

8.61 To ensure a well-rounded assessment a number of different viewpoints were tested by 
Gillespies including: 
 

• Areas of high heritage value such as the Liverpool WHS, conservation areas, 
Scheduled Monument and Registered Park and Garden;  

• Viewpoints that may have wide panoramic views or by contrast focused views;  
• Viewpoints at different distances;  
• Viewpoints at different elevations; and  
• Viewpoints from different aspects, particularly marking main gateway entrances 

into the Development from varying directions.  
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8.62 In total 14 different viewpoints within townscape character areas were selected and all 
were identified as likely to experience some adverse effects during the construction phase 
of development.  However, once operational only one townscape character area was 
identified to have more than a minor magnitude of change. Viewpoint TCA04 within the 
town centre will be directly affected by the development and as a result have a moderate 
magnitude of change but Table 7.9 says of the change: 
 

“Whilst some lost elements would have adverse localised effects, it is 
considered that, taking into consideration the assumed high quality of the 
Development, overall, it is likely to have positive effects on the TCA resulting 
in a moderate magnitude of change. In view  of the low  sensitivity, at worst, 
it is anticipated that the significance of effects would be minor beneficial.”  

 
8.63 In terms of the visual effects of those changes only two viewpoints were assessed to have 

more than a minor adverse effect upon them: VP03 Birchwood Avenue and V04 Beckworth 
Street East. Changes in these areas will have a direct effect upon residential properties 
which are situated directly to the west of the application site.  The views predicted to 
experience minor adverse effects as a result of the development were: 
 

• VP01 Birkenhead Park. 
• VP02 Junction of Price Street and Park Street. 
• VP06 Junction of Marion Street and Argyle Street. 
• VP07 A553 Conway Street. 
• VP10 Elm Street. 
• Vp12 Albert Dock, Liverpool Maritime Mercantile WHS. 
• VP13 Birkenhead Priory and St Mary’s Tower. 

 
8.64 As a result of the above the following mitigation measures have been proposed to alleviate 

the perceived harm and protect the visual amenity of residents and visitors. 
 
Construction Phase 
 

• Use of site hoardings with the sensitive placement of plant and materials within 
site. 

• Using hydraulic cranes that can be lowered when not in use. 
• Placing site offices and materials in visually inconspicuous areas. 
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• Locating topsoil and subsoil bunds so as to form visual screening (bunds can be 
seeded and maintained during the course of the project to prevent a weed bank 
developing. 
 

Operational Phase 
 

• Ultimate design should consider heights of buildings close to sensitive receptors 
to avoid an overbearing appearance. 

• Materials used should be carefully considered to ensure a high quality aesthetic 
and to create a positive contribution to the townscape and views. 

• The layout of the development in Plot J should allow for a landscape buffer 
between the new buildings and the existing, this could be formed by private 
gardens of the new homes -  

• If the Development on Parameter Plot J is set back from its western boundary and 
the rear of properties located to the western boundary face westwards (as 
suggested by the layout of the Indicative Masterplan) this would provide a visual 
buffer with screening being provided by rear gardens to the west.  

• Trees located to the current western boundary of Parameter Plot J should be 
retained and gaps planted, where possible.  

• Key gateways into the development should offer an improvement on the current 
position, this is particularly required where existing residential areas lie adjacent 
to the development. An example can be seen at Viewpoint 04 Beckwith Street East 
(refer to Appendix 7.3). The scale and extent of the Development means that it 
will represent a notable change. However, by ensuring that the development has 
no blank or rear facades facing key entrances to the development, and ensuring 
that high quality landscape proposals are in place means that there is an 
opportunity to improve the existing baseline conditions.  
 

8.65 The above measures will be adopted in relation to layout and design of the proposed 
development at reserved matters stage. The commitment to ensuring that mitigation is 
followed through can be secured by suitably worded planning conditions should planning 
permission be granted.  
 

8.66 Whilst there will be a significant change to the visual amenity of the area in and 
surrounding the application site due to the existing degraded nature of the townscape 
that change could have some positive effects. The combination of creating attractive 
places through tree planting and public realm works as well as the mitigation mentioned 
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above ensures compliance with Policy LAN1 because the visual impact would not be in 
appropriate or harm the character of the area. 
 

8.67 For the detailed element of the planning application, where the full detailed of the impact 
of the development on visual amenity can be assessed it can be seen that great pains 
have been taken to ensure a high quality finish, particularly from elements most visible 
to the public.  The incorporation of quality building materials and new tree planting 
provide an attractive and inviting public realm which represents a significant improvement 
on the status quo and complies with Policies GR5 and GR7 of the UDP. 
 

 
Figure 18: Computer generated image of Plot A which shows the new commercial district to be 
developed in place of Milton Pavements 
 

Noise 
 

8.68 Due to the nature of the proposed development, being a wholescale replacement of parts 
of the existing built fabric with new mixed-use development, there is potential for an 
increased level of noise generation. This is particularly the case because part of the vision 
for the proposed development is to improve the vitality and viability of Birkenhead town 
centre into the evening through the inclusion of increased leisure facilities.  For this 
reason flexibility has been worked into both the detailed and outline elements of the 
planning application for the inclusion of drinking establishments, bowling alleys, etc. The 
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impact of these new uses needs to be ascertained and appropriate mitigation explored to 
protect the amenity of sensitive receptors such as residential properties. 
 

8.69 In addition to widening the use of the application site to include potentially noise 
generating uses the intensification of development on the site resulting from the 
development could also increase traffic.  Increased traffic generated by the development 
could also have an adverse impact upon the background noise levels at the site.  
Therefore, this aspect of noise generation and the potential requirement for mitigation 
has also been explored as part of the planning application submission. 
 

8.70 There is both a chapter within the ES and a stand-alone document which examines the 
noise impacts of the proposed development, in accordance with Policy EM6 of the UDP 
that requires we demonstrate no loss of amenity as a result of the new site operations.  
Also, Policy P03 which says that development will only be permitted where noise arising 
from the proposal will not cause unacceptable intrusion or persistent nuisance. 
 

8.71 The main noise sensitive receptors in proximity to the application site are residential 
properties but it should also be considered that through the proposed development we 
will also be introducing a number of additional homes and offices.  We need to be certain 
that the location is appropriate for the introduction of additional homes and offices and 
that if the baseline position is adverse it can be mitigated to such an extent that it would 
be acceptable within the newly created properties. The effect of the construction period 
on the sensitive receptors is also a material consideration despite its temporary nature. 
 

8.72 The Noise Assessment has been completed by AEC and for the baseline position they 
undertook a review of online resources, the DEFRA noise maps and professional 
judgement, because of the current restrictions created by the COVID pandemic. Using 
this methodology, the baseline noise climate is thought to be dominated by road traffic 
on several nearby roads surrounding the site. There are also some localised sources of 
noise, including the Merseyrail services passing through Conway Park Station, and building 
services plant associated with existing commercial/leisure premises.  
 

8.73 The Crown Public House (which is Grade II Listed) and the residential receptor at Conway 
Place in the central part of the site is predicted to experience the highest existing baseline 
noise levels of around 68dBLAeq,16h during the day and 45dBLA90,T at night on the 
Conway Street elevation. At the rear elevation of Conway Place, existing noise levels may 
be around 58dBLAeq,16h during the day and 40dBLA90,T at night.  
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8.74 However, the majority of existing residential receptors experience ambient noise levels 
from 50dBLAeq,16h up to below the daytime threshold of 65dBLAeq,T in BS5228-1 for 
assessment of construction noise impacts. The lowest background noise levels are likely 
to be around 45 to 40dBLA90,T in the day and 35dBLA90,T, at night, based on indicative 
levels measured on-site in the day and noise levels measured at other town centre 
locations. These levels experienced are therefore deemed to be acceptable for the 
inclusion of new residential and office uses into the application site.  
 

8.75 Construction noise is likely to be generated from demolition works, excavation and 
enabling works, piling and the construction of super structures.  There will also be some 
noise generated from construction vehicles entering and exiting the site. 
 

8.76 Due to the proximity of residential properties on Birchwood Close and residencies adjacent 
to the Crown Public House to construction sites major adverse effects would be 
experienced without mitigation. However, the installation of solid hoardings and 
restrictions on the loudest construction activities will go a long way to bringing the impact 
within acceptable levels. 
 

8.77 In relation to noise impacts arising from increased traffic generation once the 
development is completed (2035) the assessment showed that, most predicted changes 
in road traffic noise were negligible i.e. less than +/-3dB. However, there were two minor 
magnitude changes identified as presented below:  

 
• Minor Adverse: +4.7 increase – Affecting A41 New Chester Road, northbound 

(Wirral Circular Trial Roundabout to Green Lane Roundabout); and  
• Minor Beneficial: -3.4 decrease – Affecting A552 eastbound, short section through 

Clifton Crescent Roundabout junction to the south of the Site.  
 

8.78 Both minor changes in noise are due to forecast changes in average speed. The decrease 
in noise on the A552 would not be perceptible at any nearby receptor because other 
sections of nearby roads, including the A552 and roundabout, would be the dominant 
noise sources in the area. The increase in noise on the A41 is only expected on the 
northbound carriageway and would therefore be ameliorated by the noise from the 
southbound carriageway. Furthermore, this section of road is in a commercial area away 
from residential receptors. Therefore, it is unlikely that this predicted increase in noise 
would be perceptible at any residential receptors.  
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8.79 In terms of vehicle movements associated with deliveries/servicing, in addition to the 
noise from the tyres, engine and exhaust, there is noise from the loading and unloading 
of goods. This can be an issue for residents when it occurs at night (2300-0700h) and in 
proximity e.g. approximately 30m away. Where HGV deliveries occur within 30m of a 
residential property during the night-time period it is likely there will be a moderate 
adverse effect. However, in such locations use of smaller delivery vehicles and restrictions 
on the timings of deliveries can be imposed through suitably worded conditions if 
necessary. The location of such activities will be finalised at the at the time of submission 
of reserved matters applications, at which point impacts can also be minimised by design 
solutions i.e. ensuring service yards are more than 30m away from residential receptors.  
 

8.80 It is acknowledged that the parameters applied for on Plots C and E could potentially 
include noise generating leisure uses. On these plots the worst-case potential uses would 
be a nightclub, a casino incorporating live music entertainment or potentially a cinema.  
 

8.81 Internal noise levels generated by these uses are likely to regularly exceed 100dBLAmax 
with considerable low frequency energy during the night-time periods. With no mitigation 
measures in place because the final form of the development on these plots is 
undetermined it is concluded that they could have a moderate adverse effect on nearby 
existing and proposed residential properties and potentially existing and proposed 
commercial properties. However, the impact of these uses can be mitigated at the 
reserved matters stages through use of insulation on the building envelope, not having 
openings on the building envelope where it faces residential receptors, controlling opening 
hours, limiting the output from sound systems and (the preferred option) positioning such 
uses with a good set off distance to residential properties. 
 

8.82 It is evident that residential properties and hotels, located in Parameter Plots I, J and G, 
with direct line of sight to the adjacent roads (Conway Street, Price Street and Europa 
Boulevard) will require acoustic treatment to ensure that appropriate internal ambient 
noise levels are achieved during both daytime and night-time periods. Whilst is it is 
recognised that all detailed matters of design are for consideration at the reserved matters 
stage for those plots, we can say at this point that the following measures could be 
suitable for mitigation:  

 
• Where practicable, maximise the separation distance between the proposed 

residential receptors and adjacent roads;  
• Where practicable, maximise acoustic screening provided by intervening buildings 

to properties setback further into the site;  
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• Use of barriers adjacent to the main roads to reduce the noise levels across the 
site, where necessary;  

• Where feasible, configure the internal layouts of the proposed dwellings so that 
non-habitable rooms such as bathrooms, kitchens and circulation areas are located 
on the façades subjected to the highest levels of noise i.e. facing Price Street and 
Conway Street; and  

• Use of acoustic trickle vents and high specification glazing for the building façades 
that are subject to elevated noise levels, where required.  

 
8.83 The detailed assessment for the commercial office buildings proposed at Plot A which is 

submitted as a stand-alone report in support of this application has demonstrated that 
appropriate internal noise levels would be achieved. This is done though façade insulation 
with a performance of around 30dBRw which is not deemed to be onerous and could be 
achieved with the installation of any standard glazing. The service area of the proposed 
offices is also positioned to the rear of the buildings, on the west elevation. This is the 
position of the existing service yards for properties within the Pyramids Shopping Centre 
and would allow for a sufficient offset distance to residential receptors on Claughton 
Road. 
 

8.84 Overall, the proposed development would not give rise to any significant or demonstrable 
amenity impact in terms of noise or construction vibrations and will not cause 
unacceptable intrusion or persistent nuisance. Therefore, the development accords with 
Policy PO3 of the UDP and paragraph 180 of the NPPF. 

 
Air Quality and Pollution 
 

8.85 As with the other environmental factors a full assessment has been undertaken of the 
likely effects of the proposed development on air quality and the potential for dust 
creation. The assessment has been undertaken by Wardell Armstrong and is included as 
a chapter in the ES. In particular, it considers the likely significant effects of dust and 
particulate matter generation during the construction phase, and outlines the 
methodology to be used to assess the impact of emissions from the development-
generated traffic in the operational phase on sensitive receptor locations.  
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8.86 Sensitive locations are those where the public may be exposed to pollutants generated by 
the construction or operation of the development. These include locations sensitive to an 
increase in dust deposition as a result of on-site construction activities or exposure to 
gaseous pollutants from exhaust emissions from construction traffic and traffic associated 
with the Development.  
 

8.87 The development will generate additional traffic and will cause a redistribution of existing 
traffic on the local road network. There is the potential for adverse effects on local air 
quality to occur at existing and proposed residential and commercial properties located 
close to roads where traffic flows are predicted to increase as a result of the proposed 
development. 
 

8.88 This assessment is in full accordance with NPPF which says (at paragraphs 170, 181 and 
183) that:  

 
• ‘Planning policies and decisions should contribute to and enhance the natural and 

local environment by:  
 
e) preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans’; 

 
• ‘The focus of planning policies and decisions should be on whether proposed 

development is an acceptable use of land, rather than the control of processes or 
emissions (where these are subject to separate pollution control regimes). 
Planning decisions should assume that these regimes will operate effectively. 
Equally, where a planning decision has been made on a particular development, 
the planning issues should not be revisited through the permitting regimes 
operated by pollution control authorities.’  

 
8.89 Also, Policy SH1 and SH6 of the UDP which require that development in Key Town Centres 

(such as Birkenhead) and Primarily Commercial Areas respectively do not give rise to 
unacceptable noise impacts. 
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8.90 It has been established by Wardell Armstrong that during the construction phase, prior 
to the implementation of mitigation measures, identified that: 
 

• The risk of dust soiling effects is classed as high for demolition, earthworks, 
construction and trackout; and 

• The risk of human health effects is classed as medium for demolition and low for 
earthworks, construction and trackout. 
 

8.91 As a result, to meet the requirements of the development plan and NPPF it is 
recommended that a best practice dust mitigation plan is prepared and implemented for 
the site. This can be secured by a suitably worded planning condition should hybrid  
planning permission is granted. It would set out the practical measures to be incorporated 
as part of a best working practice for the scheme taking into account the 
recommendations included within IAQM guidance, which may include but are not limited 
to the following:  
 

• Re-vegetate earthworks and exposed areas/soil stockpiles to stabilise surfaces as 
soon as practicable;  

• ensure sand and other aggregates are stored in bunded areas and are not allowed 
to dry out, unless this is required for a particular process, in which case ensure 
that appropriate additional control measures are in place;  

• ensure bulk cement and other fine powder material are delivered in enclosed 
tankers and stored in silos with suitable emission control systems to prevent 
escape of material and overfilling during delivery;  

• minimise drop height from conveyors, loading shovels, hoppers and other loading 
or handling equipment and use fine water sprays on such equipment, wherever 
possible;  

• implement a wheel washing system (with rumble grids to dislodge accumulated 
dust and mud prior to leaving the Site where reasonably practicable);  

• use water-assisted dust sweeper(s) on the access and local roads, to remove, as 
necessary any material tracked out of the Site. This may require the sweeper being 
continuously in use; and  

• ensure vehicles entering and leaving the Site are covered to prevent escape of 
materials during transport. 
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8.92 For the operational phase of the proposed development, an air quality assessment has 
been undertaken that considers the effects of development-generated vehicle pollutants 
on 18 different locations. Pollutant concentrations have also been predicted at 6 proposed 
sensitive receptors locations that are representative of future residential uses within the 
site. In addition, pollutant concentrations at proposed sensitive receptors within the 
development are predicted to be below the relevant air quality objectives and target 
values. This assessment predicts that the effect on concentrations of NO2, PM10 and 
PM2.5 at all of the existing and proposed sensitive receptors locations assessed in the 
2025 Opening Year and 2035 Future Year in all scenarios will be negligible and not 
significant with the development in place and therefore no mitigation has been 
recommended to make the proposal acceptable in this regard. 
 

8.93 Any flues or stacks exiting the building façade have the potential to result in poor 
dispersion and create minor adverse impacts on local air quality. Therefore, boilers to be 
installed as part of the proposed development will require flues on roofs to be positioned 
at sufficient height to ensure good dispersion. All boilers installed should meet the 
operating emission requirements of the EPUK Guidance. This would be secured by a 
suitably worded planning condition.  
 
Crime Prevention 
 

8.94 As part of the design process and pre-application discussions the advice of Merseyside 
Police was sought. Merseyside Police provided feedback to AHR Architects in July 2020 
with their recommendations which have been submitted as part of the application pack 
for the submission. 
 

8.95 The Police provide information on the incidents of crime in the area around the application 
site, highlighting that there has been a rise in crimes occurring (up 19.9% in one of the 
beats that cover the application site) and that a large proportion of crimes occurring are 
shoplifting. 
 

8.96 It is recommended by the Police that a condition be attached if permission is granted to 
require the proposed development to achieve Secured by Design Commercial Gold 
accreditation. 
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8.97 It is also recommended that provisions for security are in place prior to and through the 
construction phase, highlighting that the construction phase could increase the frequency 
of crime because of the presence of high value items used during the build. As well as 
recommending perimeter fencing and an alarm system it is suggested that a phone 
number be displayed for the contractor so that members of the public can reports 
suspicious behaviour. 
 

8.98 Further recommendations which can be implemented by the proposed development 
include good even coverage from street lighting, installation of CCTV and a site layout to 
maximise natural surveillance. It is also said that blank elevations should be avoided 
because it can attract graffiti, inappropriate loitering and ball games. 
 

8.99 It is intended that all of the recommendations made will be followed (so far as it is 
practical to do so) to ensure that opportunities for crime are minimised. The proposed 
development will improve surveillance in the town centre and each phase will support the 
creation of a safe environment in accordance with Policy HS4 of the UDP. The proposed 
development will also contribute to improving the welfare and security of members of the 
public in accordance with Policy HS4 of the UDP and paragraph 127 of the NPPF. 
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9.0 TECHNICAL CONSIDERATIONS 
 
9.1 Having regard to the Site’s location, background information, the development plan, and 

other material considerations, we have also identified the following technical 
considerations that must be addressed by the planning application submission:   

 
• Highways and Parking. 
• Trees and Ecology. 
• Ground contamination.  
• Flood risk and Drainage. 

 
9.2 Each of the above issues is dealt with in turn below. 
 

Highways and Parking  
 
Impact on Highways 
 

9.3 As previously discussed throughout this Statement, the site’s town centre location and 
relationship with existing transport hubs including Birkenhead Train Station, Conway Park 
Train Station and Birkenhead Bus Station make it a very sustainable location for 
development. The proposed scheme will utilise these existing services and seek to reduce 
the number of car borne trips.  
 

9.4 It is considered the proposed development would have a largely imperceptible impact on 
the existing levels of highway activity.  
 

9.5 A Transport Assessment has been prepared by Vectos which shows at Table 8.1 that the 
development of the commercial district on Plot A will have a negligible impact upon the 
highway. Of the junctions assessed only one is predicted to have a difference of over 2%. 
It also concluded that the proposed development on Plot A will result in no material 
changes in traffic flow across the surrounding highway network. Similarly, the 
development will not result in a material change in the operational performance of any of 
the surrounding junctions.    
 

9.6 The TA also explores the impact of the proposals on the highway at 2035 when all 
elements have been completed, including the parts applied for in outline. As previously 
explained within this statement all details for the outline element will be determined at 
the reserved matters application stage. For this reason, the traffic impact assessment for 
the 2035 scenario has focussed upon the traffic impact of the development at a strategic 
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level, rather than considering absolute changes in traffic flows at local junctions. It is 
suggested that this ‘micro’ level of detail can then be assessed at RM stage when the 
exact development schedule for each Plot is confirmed, as are matters of form and 
location of site access points.  
 

9.7 The results of the Transport Assessment show robustly that once the whole site has been 
developed in full, there will be no strategic level impact across highway network of 
Birkenhead town centre. The SATURN model of the development plots (Appendix L of the 
Transport Assessment) supports the conclusion that at a strategic level the proposed 
development will have no material impact upon the operation of the surrounding highway 
network. The network plots have focused on key junctions across this area of Wirral and 
illustrate that no significant changes are forecast to occur as a result of the development.  
 

9.8 On this basis it is also concluded that in 2035 the proposed development will have no 
material impact upon the safe and efficient operation of the local or regional highway 
network, indeed the highways work which are proposed as part of the outline element of 
the application are expected to result in highway safety benefits.  
 

9.9 Overall it has been found that the proposed development accords with paragraph 109 of 
NPPF because it would not result in an unacceptable impact upon the highway network. 
 
Accessibility  
 

9.10 The Site is easily accessible by a range of transport options which provides excellent 
opportunities for residents and visitors to arrive on foot, by bicycle and on public 
transport.  
 

9.11 The town centre location of the Site means that it is ideally located to encourage journeys 
to be undertaken on foot, benefitting from convenient access to surrounding residential 
areas, a multitude of conveniently located day to day amenities, and a range of public 
transport opportunities.  
 

9.12 According to guidelines from The Institution of Highway and Transportation an acceptable 
walking distance for accessing local facilities is 1 kilometre, with the preferred maximum 
distance being 2 kilometres.  
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9.13 The Transport Assessment has an analysis of the pedestrian routes in the area of the 
application site.  That analysis illustrates that the 1-kilometre catchment encompasses 
the entire town centre, Birkenhead bus station and three Merseyrail Stations (Conway 
Park, Birkenhead Central and Hamilton Square), together with a wide range of day to day 
amenities located within the town centre.  
 

9.14 The 2-kilometre catchment encompasses extensive residential areas to the south and west 
of the town centre, two additional Merseyrail Stations (Green Lane and Birkenhead Park) 
and Woodside Ferry Terminal. some of the key services and amenities which are located 
within a 2-kilometre pedestrian catchment of the centre of the Site (measured from 
Birkenhead bus station) are listed below:  

 
• Pyramids Shopping Centre – 160 metres, 2-minute walk;  
• Post Office (Pyramids Shopping Centre) – 320 metres, 4-minute walk;  
• Asda, Birkenhead – 500 metres, 6-minute walk;  
• Cathcart Street Primary School – 700 metres, 9-minute walk;  
• Grange Baptist Church – 750 metres, 9-minute walk;  
• The Hive Youth Zone – 850 metres, 11-minute walk;  
• Birkenhead Library – 1100 metres, 14-minute walk;  
• Livingstone Street Play & Community Centre – 1100 metres, 14-minute walk; and  
• Birkenhead Park School (Key Stages 3 & 4) – 1300 metres, 16-minute walk.  

 
9.15 Pedestrian movements in the vicinity of the site can be made safely because 3-metre-

wide footways are provided along Conway Street and Europa Boulevard with 2-metre-
wide footways provided along Price Street, Claughton Road, and the majority of other 
streets within the town centre. Signalised pedestrian crossing facilities are also provided 
at all key junctions. These crossings include tactile paving and dropped kerbs to assist 
people with varying levels and types of disability, including visual impairment. This 
prevents the roads within the town centre from becoming a significant barrier to 
movement for pedestrians.  
 

9.16 That said, pedestrian legibility within the town centre is presently limited (particularly 
east to west) because it does not have easily identifiable pedestrian routes. This is 
because in certain locations the street network can feel dominated by vehicular traffic 
and in the centre of the site Birkenhead Market Hall cuts off pedestrian routes. This 
identified deficiency in the site’s accessibility by pedestrians will be remedied by the 
proposed development. The demolition of the market hall and Milton Pavements and their 
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replacement with 4/5 separate buildings and new public realm will facilitate the free and 
safe movement on the east to west access through the centre of the site. 
 

9.17 According to the Department for Transport, cycling has the potential to replace short car 
journeys, particularly those under 5kms, this is approximately a 20min cycle. A catchment 
of this size encompasses all of Birkenhead town centre and its suburbs, as well as part of 
Wallasey. The catchment also encompasses Liverpool City Centre which can be accessed 
by bicycle via a ferry between Woodside (Birkenhead) and Pier Head (Liverpool). 
 

9.18 There is a designated cycle route within the 5kms catchment that begins in the south in 
the suburb of Rock Ferry and runs north to Birkenhead town centre, close to Hamilton 
Square, and onwards towards Wallasey. It should also be noted that Conway Street, 
Europa Boulevard, Argyle Street, Watson Street, and Price Street form part of cycle routes, 
with advanced cycle stop lines provided to assist cyclists. There are number of locations 
within the town centre that provide cycle parking facilities, these and the cycle routes are 
shown on the plan below which is an extract from the Wirral Cycle Map produced by 
Travelwise Merseyside. 
 

 
Figure 19: Extract from the Wirral Cycle Map produced by Travelwise Merseyside 
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9.19 These existing facilities will be improved by provision of additional cycle parking within 
the site (Phase 1 will deliver a total of 262 cycle spaces for use by Plots A1 and A2), 
improved road layouts and road crossings and the implementation of a Green Travel Plan. 
Overall, it is considered that the location of the site, in combination with both existing 
infrastructure and proposed improvement schemes, will enable cycling to be positively 
promoted as a sustainable mode with facilities suitable for a range of cycle abilities.  This 
demonstrates compliance with the objectives of NPPF and UDP Policy TR11. 
 

9.20 Birkenhead bus station is located at the heart of the development site, providing 11 
separate stands and passenger facilities including real time service information and indoor 
seating areas.  
 

9.21 Bus services which use this hub provide comprehensive connections across Wirral, with 
direct routes available to suburbs including Wallasey, Tranmere, Claughton and Rock 
Ferry, as well as other notable destinations like Liverpool.  
 

9.22 According to the IHT document ‘Guidelines for Planning for Public Transport in 
Developments’ (1999) the maximum walking distance to the nearest bus stop should not 
exceed 400 metres, and preferably it should be no more than 300 metres.  
 

9.23 The position of the bus station within the site ensures that it is highly accessible by bus 
and meets the IHT guidelines.  Furthermore, improvements to the bus station are 
proposed as part of a future phase of development at the application site. 
 

9.24 In principle these works could include the relocation of stands 8, 9 and 10 (see Figure 20 
below) to a saw tooth arrangement on Conway Street. These works will allow the closure 
of the Conway Street access that serves these stands and the removal of all bus services 
from the section of Claughton Road up to Hemingford Street. This section of Claughton 
Road would then be realigned to facilitate delivery of future phases of the masterplan. 
These amendments should also assist helping operations at the bus station which is 
currently known to suffer with congestion. 
 
 



Technical Considerations 

29343/A5/JC/NR 93                   August 2020 

 
Figure 20: Current configuration of Birkenhead Bus Station showing the position of the stands, 1-
11 
 

9.25 Policy TRT1 of the UDP places an emphasis on development making best use of existing 
transport facilities and making physical provision for public transport services.  Therefore, 
the proposed alterations to the bus station are in compliance with Policy TRT1. 
 

9.26 As well as Birkenhead Bus Station being within the application site, Conway Park railway 
station is located on Europa Boulevard, directly adjoining the northern part of the site 
between Plots I, J and G. The station can be safely reached from all parts of the 
development site via the existing good pedestrian footway provision. 
 

9.27 Conway Park railway station is located on the Wirral Line of the Merseyrail network. The 
station provides two platforms and is staffed during opening hours. Passenger amenities 
also include live arrival/ departure screens, platform CCTV, toilet, and a payphone. From 
Conway Park railway station regular services are operated to New Brighton and West Kirby 
in the Wirral and to Liverpool City Centre.  
 

9.28 As mentioned earlier, there are also a further two railway stations that are within walking 
distance of the application site and can, therefore, be used by people residing and visiting 
the town centre. One of those stations is Hamilton Square, which as shown on the diagram 
below is a major interchange. 
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Figure 21: Plan of Merseyrail services accessible from the application site. 
 

9.29 The accessibility of the application site by rail further demonstrates compliance with Policy 
TRT1 of the UDP and accords with the principles of developing in sustainable locations as 
required by NPPF. 
 

9.30 In highways terms, the principle access routes to the Site will remain via the A553 
(Conway Street), Claughton Road and Price Street. The Site is accessed from the north 
via Price Street, the central and southern parts of the site are accessed via the Conway 
Street and Claughton Road provides vehicular access towards the southern part of the 
Site. Both Price Street and the A553 provide access to the A59, A41 and A552 respectively.  
 

9.31 In summary, the Site is located adjacent to a comprehensive network of pedestrian, cycle 
and public transport infrastructure. The site’s excellent accessibility will further encourage 
residents, employees, and visitors to travel by foot, cycle or public transport which, in 
turn, will minimise carbon outputs and air quality impacts. 
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9.32 As such, the proposed development complies with Policies TRT1 and TR11 of the UDP and 
guidance contained within paragraphs 108 and 110 of the NPPF.  
 
Vehicle Parking   
 

9.33 As set out previously in this Statement, proposed development includes building new 
homes on the site of existing surface car parking, both at land north of Conway Park 
Station and at Europa Square. Whilst the application site is extremely accessibly by 
sustainable modes of transport it is recognised that car parking provision is still required 
to support the efficient operation of the town centre.  Therefore, detailed parking surveys 
were carried out by Vectos to establish the existing level of parking and its usage so that 
it can be established what will be needed once the proposed development is operational.  
 

9.34 Section 3.5 of the Transport Assessment sets out the existing parking provision and 
demand.  It shows that existing car parks (not including on-street parking bays) provide 
2221 parking spaces and the maximum take-up of spaces during the study period was 
only 988 spaces (on a Wednesday lunchtime).  This means that currently parking within 
Birkenhead is operating with a surplus of over 50%.  The situation for on-street parking 
spaces was very similar.  Of 111 total spaces within the site, the maximum take-up during 
the survey period was 50 spaces. 
 

9.35 In total the proposed development is predicted to remove 747 parking spaces in the 
following phased manner: 
 

• Oliver Street – 43 spaces, removed as part of detailed element of this application;  
• Partial removal of Europa Pools – 52 spaces, removed as part of detailed element 

of this application;  
• Price Street – 500 paces, removed as part of the outline element of this 

application; and  
• Europa Square – 152 spaces, removed as part of the outline element of this 

application.  
 

9.36 As part of the detailed element of the planning application the only car parking which will 
be provided is 8 bays to the west of Block A1 to replace lost spaces for mobility impaired 
visitors.  However, due to the amount of capacity existing currently even with the loss of 
spaces at Oliver Street car park the Transport Assessment concluded there is sufficient 
parking available within the Claughton Road (Asda), The Pyramids and The Grange car 
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parks to accommodate the parking demand generated by the first phase of development 
on Plot A. 
 

9.37 With regard to the outline element of the application, there is the potential for the wider 
site (Plots B-J) to provide an additional 590 parking spaces in two car parks. The Transport 
Assessment found that with the addition of these car parks, the maximum parking demand 
does not exceed capacity at 92%. 9.6.2 Based on this review it is concluded that the 
development will not have a negative impact on the availability of parking within 
Birkenhead town centre and Accords with Policy TR9 of the UDP. 
 
Trees and Ecology 
 
Trees  
 

9.38 An Arboricultural Survey and Arboricultural Report have been prepared by JCA which 
establishes the quality of existing trees identified across the Site. The information 
provided by JCA has been incorporated into the work undertaken by Gillespies for the 
design of the public realm and landscaping works. 
 

9.39 As existing, the Site comprises of existing buildings, areas of hardstanding and surface 
car parks and has very limited ecological value, therefore, the proposed development 
provides an opportunity for betterment.  
 

9.40 The tree survey revealed a total of 9 individual trees and 27 groups of trees within the 
site. Of those, 13 groups were identified as Category A, 2 trees and 14 groups were 
identified as Category B, 5 trees were identified as Category C and 2 trees identified as 
Category U. None of the trees within the Site are subject to TPO’s.  
 

9.41 The trees that are located within the site are situated at Plot B adjacent to the B&M store, 
at Plot F where Birkenhead Bus Station is located, and within the surface car park at Plot 
E, in addition to the row of trees along Europa Boulevard towards the northern part of 
the Site. 
 

9.42 The survey has recommended the removal of T2, T14, T22, T23 and T32 as set out in 
Appendix 1 of the assessment. 
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9.43 Although the existing trees at Europa Square Car Park will be removed as part of the 
outline element of the proposed development, the scheme will include the provision of 
replacement trees and additional landscaping to mitigate their loss. WGC is committed to 
improving the landscape and the ecological value of the application site in accordance 
with Policies GR5 and GR7 of the UDP and paragraph 170 of the NPPF.  
 

9.44 Extensive new planting will be provided as detailed within the public realm section of the 
Design and Access Statement.  The provision of new planting in accordance with the 
strategy set out by the Design and Access Statement can be the subject of a suitably 
worded condition if planning permission is granted. 
 
Ecology  
 

9.45 The proposed development will not have an adverse impact on any statutory or non-
statutory designated sites for nature conservation. Furthermore, none of the habitats 
within the site are of significant interest in terms of their plant species composition and 
are typical of the geographical area and conditions present.  
 

9.46 An Ecological Assessment and Habitats Regulation Assessment (HRA) has prepared by 
UES and is submitted to support the application. The Assessment concludes that the 
closest statutorily protected sites are the Mersey Narrows SSSI, Mersey Narrows and North 
Wirral Foreshore SPA and the Mersey Narrows and North Wirral Foreshore Ramsar which 
lie approximately 1.3km north east of the site.  
 

9.47 Additionally, the European designated Mersey Estuary SPA and Mersey Estuary Ramsar 
are located approximately 2.4km south-east of the proposed development, the Dee 
Estuary SAC is located approximately 5.5km north and the Dee Estuary SPA and Dee 
Estuary Ramsar sites are located approximately 10km west. 
 

9.48 The Ecology Assessment and HRA conclude that there is the potential for the proposed 
development to impact upon these European designated sites through an increase of 
recreational pressure. To mitigate for these impacts, the Assessments recommend that 
an information pack should be provided to all new residents of the development. This 
information pack will inform residents of the nearby protected sites and the recreational 
pressure affecting them, in order to educate the residents and help to alleviate these 
pressures. The provision of these information packs can be secured by a suitably worded 
condition if planning permission is granted. 
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9.49 In terms of ecological considerations within the boundary of the Site, the Assessment 
concludes that the existing buildings have negligible to very low potential to support 
roosting bats and there are no trees within the Site which contain features suitable for 
roosting bats.  
 

9.50 The proposed scheme will not have an adverse impact upon biodiversity or wildlife species 
and there is the potential for net-gain overall across the site (depending on final designs 
at reserved matters stage. WGC will ensure suitable mitigation techniques are employed 
in line with recommendations by UEC and in accordance with Policy NC7 of the UDP and 
paragraphs 170 and 175 of the NPPF. 
 
Ground contamination 
 

9.51 The NPPF requires planning decisions to ensure a site is suitable for its proposed use by 
taking account of ground conditions and any risks arising from land instability and 
contamination. This includes risks arising from natural hazards and any proposals for 
mitigation including land remediation. Policy PO5 of the UDP also requires proposals 
located on land suspected to be contaminated to include a ground survey.   
 

9.52 As such, Curtins have prepared a Phase 1 Geo-Environmental Assessment and Detailed 
UXO Report which intends to provide an overview of the geo-environmental and geo-
technical setting of the Site in relation to potential on and off-site contamination and 
potential impact of the development on the wider environment and land uses.  
 

9.53 The assessment makes the following recommendations:  
 

• Undertake an intrusive ground investigation; 
• undertake a Generic Quantitative Risk Assessment (GQRA) as part of the ground 

investigation; and 
• undertake ground gas monitoring, with a minimum of six visits over three months 

for potential hazardous gases, review upon the findings of the ground 
investigation and initial results. 

 
9.54 Additionally, the detailed UXO report makes the following recommendations for all on-site 

intrusive works in Low Risk areas: 
 

• A UXO Risk Management Plan; and 
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• A site-specific UXO Awareness Briefing should be presented to all personnel 
involved in conducting all intrusive works. 
 

9.55 The detailed UXO report also makes the following recommendations for any intrusive 
works occurring in Medium risk areas: 
 

• A UXO Specialist should be present on-site to support open intrusive works (trial 
pits, service pits, open excavations, shallow foundations etc); and 

• Intrusive Magnetometer Surveys of all borehole and pile locations/clusters down 
to the maximum bomb penetration depth should be undertaken. 

 
9.56 Furthermore, during the construction phase, the contractor will implement measures in 

accordance with Health and Safety legislation/requirements, and best practice to minimise 
the risks of accidents that would have effects on people or the environment. All such 
measures would form part of the CEMP to be secured by way of condition should planning 
consent be granted in accordance with the policies of the development plan and paragraph 
178 of the NPPF.  
 
Flood Risk and Drainage 
 

9.57 A Flood Risk Assessment (FRA) has been prepared by Curtins to support the Application. 
The FRA provides information on the nature of flood risk at the Site and concludes that 
the Site is located entirely within Flood Zone 1, the lowest risk of flooding, and is unlikely 
to be affected by climate change as a result of sea level rise. 
 

9.58 The FRA also states that there are areas of the site considered to be susceptible to surface 
water flooding, however, these are topographical low points where there is preferred 
surface water ponding. As such, the proposal accords with Policy WAT1 of the UDP and 
paragraphs 155 and 160 of the NPPF.  
 

9.59 In terms of drainage, Policy WA2 of the UDP states that development on land of such size 
and nature where there could be a significant increase in surface water run-off may 
require consultation with the Environment Agency. Given the existing condition of the site 
mainly comprises built development and hardstanding, it is considered the increase of 
surface water run off would be minimal. |This is especially the case because sustainable 
urban drainage such as rain gardens have been incorporated into the landscape design 
for the site. 
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9.60 The proposed development will include appropriate arrangements for the disposal of foul 
sewage, trade effluent and contaminated surface water. Adequate infrastructure will be 
in place to ensure adequate sewer capacity and ensure the development will not lead to 
spillage or leakage in line with Policy WA5 of the UDP. 
 

9.61 The proposed development will include permeable surfacing in the form of landscaping 
which will provide a betterment of surface water drainage compared the existing situation. 
Therefore, the proposal should be supported by Policy WA2 of the UDP and paragraph 
163 of the NPPF.  
 
Developer Contributions  
 

9.62 A document which sets out the proposed heads of terms to be included within a S106 
Agreement has been prepared and submitted in support of this application, so we only 
provide a summary of its contents here.  
 

9.63 As part of the preparation of the hybrid planning application, WGC engaged in pre-
application discussions with key stakeholders, including the Council and Merseytravel to 
establish the planning obligations that may be required in relation to the development 
proposals which are the subject of this planning application. Those discussions informed 
the draft heads of terms. 

 
9.64 The final Heads of Terms will be the subject of further discussions once Wirral Council as 

Local Planning Authority has had the opportunity to fully appraise the planning 
application. The draft Heads of Terms are therefore a starting basis for those discussions 
and the negotiation and progression of a Section 106 Agreement, rather than a committed 
set of obligations. A first draft of a proposed Section 106 Agreement will be produced 
once the matters set out in this Statement have been further progressed. 
 

9.65 The items that it is proposed are included within the S106 Agreement are as follows: 
 

• The quantum and distribution of Affordable Housing to be agreed on a phase 
by phase basis (subject to viability testing). 

• A means for the future maintenance and management of the public open space 
(not the open space relating to the residential phases of development, these 
will be funded by each respective phase of residential development as it comes 
forward). 
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• In accordance with the findings of the Habitat Regulation Assessment (prepared 
by UES), a financial contribution towards the offsite creation of suitable 
alternative natural greenspace (SANG), creation / management or a financial 
contribution towards the management of the European designated sites1 will 
be required. The required financial contribution will be agreed with Natural 
England and WBC during the determination of the application. 

 
 

 

 
1 Dee Estuary SAC and the Mersey Narrows and North Wirral Foreshore SPA and Ramsar 
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10.0 SUMMARY OF BENEFITS 
 
10.1 A full review of relevant planning policy and material considerations is set out within the 

preceding section. As such, this section considers the key social, economic and 
environmental benefits that would be forthcoming during the phased delivery of the 
application proposals over the next 15 years. 
 

10.2 The benefits are clear and are presented below: 
 
A new commercial quarter for Birkenhead 

 
• Construction of a new ‘Grade A’ office building for Wirral Borough Council. 
• ‘Grade A’ office space to meet rising demand for high-quality commercial 

buildings in the town centre. 
• A new home for Birkenhead Market. 
• Introduction of leisure uses to provide attractive modern facilities with a food 

and beverage offering to attract visitors to the area in both the daytime and 
the evening. 

 
Investing in the local economy  
 

• Creation of between 1,300 and 3,500 new jobs (net) in Birkenhead over the 
next 15 years.  

• Between 440 to 1,150 of the new jobs (net) could be taken up by the local 
community and a further 600 to 1,600 taken up by residents from elsewhere 
across the Wirral. 

• Additional £39m to £96m Gross Value Added (GVA) per year to the economy 
(through direct and indirect investment). 

• Apprenticeships and training opportunities created during both the construction 
and operational phases of development. 

• Increased household spending generating revenue for the council that can be 
reinvested in Birkenhead (including Council Tax and New Homes Bonus). 

 
Improved living conditions and housing choice  
 

• Creation of a sustainable residential neighbourhood centred around Conway 
Park station. 

• New housing will create more choice in Birkenhead and meet modern design, 
sustainability and building-quality standards. 
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• Up to 651 new homes will be provided to contribute towards meeting the 
borough’s housing needs. 

• A range of homes will be offered, in terms of size, type and tenure and will 
include new family housing. 

 
Placemaking  

 
• Approach built on 18+ months of engagement with residents, students, 

businesses/traders and local groups.  
• Delivery of homes and facilities on previously developed land in a highly-

sustainable location. 
• Creation of distinct character areas that respond to the varied built environment 

within the town centre.  
• Connecting communities through the creation of people and cycle-friendly 

routes through the town centre. 
• Creation of public spaces that can be used to celebrate the heritage and future 

of Birkenhead.  
 

High-quality new buildings  
 

• Design approach builds on the town’s existing assets and heritage.  
• Targeted interventions are proposed to replace outdated elements of the town 

centre, to create an attractive, thriving and sustainable destination in its own 
right.   

• Quality homes designed to take account best practice guidance and peer review 
via places matter design panel.  

• Secured by design principles have been adopted in the design process 
undertaken to date. 

• Strengthen the urban grain by repairing the historic street pattern where it has 
been broken down. 

 
Improving connectivity  

 
• Improved north/south pedestrian routes, including the provision of a ‘Super-

crossing’ across Conway Street. 
• Creation of new east-west link through the new commercial quarter.  
• Enhancements to the bus station and the creation of new bus stops in 

partnership with Mersey Travel. 
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• Promotion of cycling with safer routes and secure cycle parking. 
• New vehicle and cycling parking (including disability spaces). 
• Provision of a travel plan for commercial buildings to promote sustainable travel 

into and around the town centre such as cycle and public transport. 
 

Enhanced open spaces 
 

• Landscape masterplan that draws on the legacy of Birkenhead Park to provide 
publicly accessible greenspace. 

• Extending the core green spine of Europa Boulevard into the residential quarter 
and the commercial quarter. 

• Mix of lawn areas and raised planting along the length of the new open space 
to provide flexible open spaces for socialising, play and events.  

• Use of raised planters to instil a sense of enclosure and greater presence in the 
landscape, allowing seating to be integrated along planter edges. 

• Inclusion of varied forms of open space (i.e. private, communal and public) to 
provide people with a range of places to spend time and enjoy the town centre. 

 
Responsive to climate change emergency  

 
• Highly- sustainable commercial office development that will achieve BREEAM 

‘Excellent’ standard. 
• A commitment to not using fossil fuels within any new office development with 

no combined heat and power plant anywhere within the development. 
• Use of heat pumps within commercial buildings to provide heating and cooling 

resulting in a large proportion of the regulated energy with more than 20% 
being from this renewable or low-carbon source. 

• EPC rating of A for commercial office buildings and a part L result with over 
37% improvement on building regulation requirements. 

• Inclusion of sustainable urban drainage system and a series of rain gardens. 
 
10.3 Overall, it is clear that the hybrid planning application will deliver a range of significant 

social, economic and environmental benefits to the site, Birkenhead town centre and to 
people and communities across the Wirral.  
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11.0 CONCLUSIONS 
 
Introduction 
 
11.1 This Planning Statement has been prepared on behalf of WGC to support a hybrid planning 

application for a multi-phase mixed-use masterplan to deliver the comprehensive 
regeneration of Birkenhead town centre. 
 

11.2 WGC propose to deliver a new market for Birkenhead, a commercial district anchored by 
Wirral Council, complementary retail and leisure development, a residential quarter, as 
well as new public open space and improvements to Birkenhead Bus Station and local 
infrastructure. 
 

11.3 Overall, WGC’s hybrid planning application is considered to be of strategic importance to 
the Borough: it will make Birkenhead a thriving town once again, with residential 
neighbourhoods of choice, a strong commercial heart generating footfall and visitors 
alongside a revitalised retail and leisure provision.  

 
Form of the Application 
 
11.4 The proposals have been presented in the form of a hybrid planning application.  

 
11.5 That is: full planning permission is sought for  

 
“ tw o f i ve  s to rey  o f f i ce  bu i l d ings  on  P lo t  A  com pr i s ing f l ex ib le  o f f i ce , 
re ta i l  o r  l e isu re ( inc lud ing food and beverage, hot  food takeaw ay or  
dr ink ing es tab l i shm ent)  f loorspace at  ground f l oor  l evel , and o f f i ce  
f l oorspace at  f i r s t  to  fou r th  f l oor  l eve l  and a  p lan t  area at  f i f th  f l oor  
l eve l  w i th  associa ted l andscap ing; h ighw ays and in fras t ructu re w ork s  
inc lud ing the creat ion  o f  new  junct ion  f rom  Claugh ton  
R oad/ Hem ingford S t reet”  

 
11.6 Outline planning permission (with all matters reserved) is sought for: 

 
“ o f f i ce , re ta i l , ho te l , l e isu re ( inc lud ing food and beverage, hot  food  
takeaw ay or  dr ink ing es tab l ishm ent)  and res iden t i a l  f l oorspace on  
P lo t  E; i n f ras t ructu re w ork s  to  prov ide a  ‘ super-cross ing’  a t  Conw ay 
S t reet  and im provem ents  to  the ex i s t ing bus  s ta t i on  on  P lo t  F; 
res iden t i a l  f l oorspace or  a  hote l  o r  a  car  park  on  P lo t  G; res iden t i a l  
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f l oorspace on  P lo ts  I  and J ; and anc i l l a ry  res iden t i a l  car  and cyc le 
park ing, serv i c ing ar rangem ents  and in fras t ructu re and a l l  assoc ia ted 
w ork s  on  l and to  the w es t  o f  Eu ropa Bou levard and l and sou th  o f  
Conw ay S t reet  and a l terat ions  and im provem ent  w ork s  to  the pub l i c  
h ighw ay.”  

 
11.7 A hybrid application enables the Council to consider the principle of development in 

respect of the entire site and at the same time give detailed approval for the first phase 
of the proposals.  
 

Development Plan Compliance 
 
11.8 In accordance with the provisions of Section 38(6) of the Planning and Compulsory 

Purchase Act 2004, the application must be determined in accordance with the provision 
of the adopted Development Plan, unless material considerations indicate otherwise. 
 

11.9 As is confirmed in Sections 6 and 7 of this Statement, the development plan in this case 
comprises the saved policies (of relevance) of the adopted Wirral UDP. Due to its age 
(adopted 2000) the plan is materially out of date.  Nonetheless, the proposed development 
has been assessed against the provisions of the relevant saved policies of the adopted 
UDP and it is demonstrated that the proposals accord with the provisions of the 
Development Plan as a whole. 
 

11.10 As such and in accordance with the statutory provisions of Section 38(6) planning 
permission should be granted unless material considerations indicate otherwise. 

 
Material Considerations  
 
11.11 The 2019 NPPF comprises a material consideration of significant weight. Its key messages 

are underpinned and echoed in other Government publications (including NPPG) as well 
as the emerging Spatial Development Strategy at the City Region level and the emerging 
draft Wirral Local Plan at the local level.   
 

11.12 A number of key objectives emerge from this policy matrix: the unequivocal need to 
support economic growth; the need to significantly increase the rate of delivery of new 
housing and the need to transform Birkenhead town centre as part of comprehensive 
phased regeneration of the ‘Left Bank’ masterplan area. 
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11.13 The assessment in Sections 8 and 9 of this Statement demonstrate that the application is 
also accompanied by an Environmental Statement and a range of supporting technical 
documents including a Transport Assessment, Geo-Environmental Assessment, Ecology 
Assessment, Noise Assessment and Sustainability Assessment alongside detailed plans, 
parameter plans and CGIs. 

  
11.14 The culmination of this work demonstrates that the proposed development is fully 

compliant with the provisions of the NPPF and other relevant policy documents. 
 
Planning Balance 
 
11.15 In view of the foregoing it can be concluded that the WGC proposals for Birkenhead 

represent a development proposition which is fully compliant with prevailing planning 
policy. The assessment set out with the Environmental Statement further demonstrates 
that the scheme has been sensitively designed to ensure that any impacts are limited in 
nature. 
 

11.16 Overall, the assessment of the planning balance clearly demonstrates that the proposal 
comprises sustainable development in accordance with the definition set out in NPPF. The 
development would deliver a range of significant economic, social and environmental 
benefits which are significant material considerations in favour of the development. 
 

11.17 In the circumstances the Council is respectfully requested to follow the statutory duties 
set out in Section 38(6) of the Planning and Compulsory Purchase Act 2004 and policy 
guidance within the NPPF and grant planning permission without delay; there being no 
material considerations to indicate otherwise. 
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WGC-AHR-S0-XX-DR-A-20-112 Proposed Elevations - Plots A1 & A2 Issued P2
WGC-AHR-S0-XX-DR-A-20-113 Proposed Elevations - Plots A1 & A2 Issued P2
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WGC-AHR-S0-XX-DR-A-20-304 Proposed View from St John's Square Issued -
WGC-AHR-S0-XX-DR-A-20-305 Proposed View from Claughton Road Issued -
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WGC-AHR-ZZ-XX-RP-A-A3-010 Design and Access Statement Approved -
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APPENDIX 4 
PLANNING HISTORY TABLE 

 

Reference Address Description Decision 

PARAMETERS PLAN PLOTS A AND B 

 
OUT/04/06673 
 

Land bounded by 
St Johns 
Pavement, St 
Johns Street, 
Milton Pavement 
and Claughton 
Road, 
Birkenhead. 

Erection of new retail units, associated 
canopies and service yard (outline). 

Refused 
31.03.2006 

PARAMETERS PLAN PLOT B 

APP/91/05807 

Former Blakes 
car showroom, 
127, Claughton 
Road, 
Birkenhead. 

Single storey extension and alterations 
to elevations to the former Blakes car 
showroom at 127 Claughton Road. 

Approved 
11.09.1991 

APP/99/05519 

Wirral 
Association, For 
Disability, 5 St 
John Street, 
Birkenhead, 
Wirral, 

Erection of three ‘portakabins’ for a 
limited period expiring 27th May 2001. 

Approved 
28.05.1999 

PARAMETERS PLAN PLOT C 

OUT/92/07035 

Birkenhead 
Market, 
Claughton Road, 
Birkenhead. 

Erection of brick arcades and towers to 
enclose 3 open sides of front covered 
area of market, repositioning of 
footpaths and roadway adjacent to 
development, and repositioning of 
vehicular access to Asda Car Park. 

Approved 
29.01.1993 

APP/05/05105 

Market 
Management 
Office, 
Birkenhead 
Market, 

Extensions and alterations to market, 
insertion of a first floor mezzanine to 
accommodate new market stalls, storage 
areas, offices etc. 

Approved 
13.05.2005 



 

 

Claughton Road, 
Birkenhead. 

APP/10/00472 

Birkenhead 
Market, 
Claughton Road, 
Birkenhead. 

Extended time limit for implementation 
for APP/05/5105 - Extensions and 
alterations to market, insertion of a first 
floor mezzanine to accommodate new 
market stalls, storage areas, offices. 

Approved 
10.06.2010 

APP/13/00640 

Birkenhead 
Market, 
Claughton Road, 
Birkenhead. 

Extended time limit for implementation 
of APP/10/00472 - Extensions and 
alterations to market, insertion of a first 
floor mezzanine to accommodate new 
market stalls, storage areas and offices 

Approved 
08.07.2013 

APP/05/05101 

Birkenhead 
Market, 
Claughton Road, 
Birkenhead. 

 
Erection of coffee shop, toilets and 
alterations to market entrance. 

 

Approved 
29.04.2005 

PARAMETERS PLAN PLOT E 

APP/96/05806 

 
Former Asda Site, 
Hemingford 
Street, 
Birkenhead.  
 

Retail Development. 
Approved 
05.07.1996 

APP/96/06403 

Former Asda Site, 
Hemingford 
Street, 
Birkenhead. 

Erection of a new building comprising A1 
and A3 (shops and food and drink) on 
ground floor and D2 (assembly and 
leisure) on first floor. 

Approved 
15.05.1996 

PARAMETERS PLAN F 

APP/99/05519 

Land north east 
of Europa 
Square, 
Claughton Road/ 
Conway Street, 
Birkenhead.  
 

Construction of new bus facility with 
associated landscaping and highway 
access points. 
 

Approved 
18.07.1999 

  



 

 

PARAMETERS PLAN PLOT G 

ANT/20/00503 

Pavement at 
Conway Street 
(near junction 
with Europa 
Boulevard), 
Birkenhead. 

Installation of 20m high 
telecommunications mast and associated 
equipment and cabinets 

Refused 
26.05.2020 

OUT/96/05030 

Temporary car 
park, west of 
Europa Boulevard 
and north of 128-
138, Conway 
Street. 

Outline application for erection of 
commercial leisure incorporating bingo 
club or family entertainment centre, fast 
food outlets, themed restaurant &. 
associated parking. 

Withdrawn 
18.02.1997 

OUT/96/05031 

Temporary car 
park west of 
Europa 
Boulevard, east 
of 1-9, Birchwood 
Close. 

Outline application for erection of 
commercial leisure incorporating multi-
plex cinema, fast food outlets and 
associated parking 

Withdrawn 
19.02.1996 

APP/98/06689 

Europa Pools and 
land to the east 
of (adj) Europa 
Pools, Conway 
Street, 
Birkenhead. 

Erection of a cinema with plaza area, 
alterations to access off Conway Street, 
new service road to Camden Place and 
cinema, alterations to pedestrian access, 
new car parking to front of Europa Pools 
and erection of walls and fencing 

Approved 
09.12.1998 

PARAMETERS PLAN PLOTS G, I AND J 

APP/07/07491 

Unused land 
(east of cinema), 
Europa 
Boulevard, 
Birkenhead. 

Erection of A3 restaurant with 
commercial offices above and ground 
floor parking facility 

Approved 
28.03.2008 

APP/07/07492 

Unused Land 
(north east of 
The Crown 
Hotel), Europa 
Boulevard, 
Birkenhead. 

Erection of a casino building with 
ground floor parking facility 

Approved 
28.03.2008 



 

 

APP/10/00666 

Unused Land 
South, Europa 
Boulevard, 
Birkenhead. 

Variation of condition 14 on Application 
Number APP/2007/7492 to read: "The 
development hereby approved shall be 
carried out in accordance with the 
details shown on the plan(s) received by 
the Local Planning Authority, letter 
dated 28th May 2010". 

Approved 
23.06.2010 

 
APP/07/07488 
 

Temporary Pay 
and Display Car 
Park, Europa 
Boulevard, 
Birkenhead. 

 
Erection of a hotel, conference centre 
and commercial B1 offices. 

Approved 
28.03.2008 

 
OUT/03/05814 
 

 
Land to the south 
of Conway Park 
Railway Station, 
Europa 
Boulevard, 
Birkenhead. 

 
Four Storey Building accommodating 
bowling alley, restaurants, retail, bars, 
and fast food takeaway (outline). 
 

Approved 
27.02.2004 

 
OUT/03/05815 
 

North of Conway 
Park Station, 
Europa 
Boulevard, 
Birkenhead. 

Erection of a hotel with 100 rooms, 
including conference centre, casino with 
night club, leisure club and commercial 
(outline). 

Approved 
27.02.2004 

APP/93/06447 

Land north of 
Conway Street 
and east of Park 
Street, 
Birkenhead.  

 
Construction of a 350 space temporary 
car park. 
 

Approved 
15.10.1993 
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Location on 
Figure 2.1 

Planning 
Reference 

Site Address Determination 
Date 

Description 

1 APP/18/01423 Former Riverside Day Centre, 
Duke Street, Birkenhead 

Approved on 12th 
February 2019 

Residential development comprising 10no. one bedroom apartments and 3no. three 
bedroom dwellings with associated new access road. 

2 OUT/15/01491 31 - 33 Palm Grove, Oxton, 
Wirral 

Approved on 8th 
July 2016 

Demolish bungalow and industrial building and erect ten apartments (Outline). 
 

3 APP/15/01339 Royal Extrusions Aluminium, 
99A Duke Street, Birkenhead 

Approved on 10th 
December 2015 

New Build. To erect 47 No. Residential Apartments comprising of One 3 Storey Block and 
One 4 Storey Block and associated parking. 

4 APP/17/00897 Land at Church Road, 
Warrington Street, Thompson 

Street & Liversidge Road, 
Tranmere 

Approved on 23rd 
November 2017 

Erection of 34 houses with associated landscaping and parking. 

5 APP/15/00701 Former Cole Street Primary 
School, Cole Street, 

Birkenhead 

Approved on 31st 
March 2018 

Change the use of the retained former Cole Street School to C3 residential, alter and 
extend the retained main building to form 36no. self contained apartments, erect a three-

storey building comprising 11no. self-contained apartments, together with associated 
works, landscaping and boundary treatments. 

6 APP/17/00097 47 Argyle Street, Birkenhead, 
Wirral 

Approved on 9th 
May 2017 

 
 

Demolition of former cinema / snooker hall and construction of 3 storey mixed use 
development comprising 2 No. A1 retail units to the ground floor and office (A2/B1) use 

to the first and second floors with car parking to the rear. 1,284sqm gross retail 
floorspace.  

7 APP/16/01088 Land at Conway Street, 
Birkenhead 

Approved on 1st 
June 2018 

A mixed use community/ commercial/shop/financial service and public space to the 
ground floor, with 132 one and two bed apartments to upper storeys with private garden 

terraces. 
8 APP/17/01217 Lord Street & Cleveland 

Street, Birkenhead 
Approved on 23rd 

March 2018 
Alteration of the existing building to create a roof and a side extension. Conversion of the 

existing building to create 200 student units with associated facilities (Sui generis), 
including external landscaping and recreational area and internal communal areas. 

9 APP/19/01061 
 

USP Project Northbank East 
Phase 1, Dock Road, Bidston, 

Birkenhead, Wirral Waters 

Approved on 2nd 
January 2020 

Full application for the erection of 30 no. dwellings (up to 3 storey), amenity/circulation 
areas, parking courts, refuse collection points, substation, associated landscaping access 
works and sales pavilion. 

10 APP/18/00409 1 Tower Road, East Float, 
Birkenhead 

Approved on 27th 
June 2019 

Full planning application for the construction of a three storey B1 office building, with car 
parking, landscaping and other associated works. 

11 APP/18/00647 Tower Road, East Float, 
Birkenhead 

Approved on 27th 
August 2019 

 
 

Full application for the erection of four retail units (Class A1), a restaurant (Class A3), a 
visitor centre (D1 use) managed workspace (Class B1) and flexible floorspace to be 
occupied as either an art gallery (Class D1), educational use (Class D1) or managed 

workspace (Class B1), a village square, improvements to public open space and 
associated highway works. 

12 APP/19/01792 Holt Road, Tranmere Approved on 30th 
January 2020 

Development by MBE Construction and Torus Group to provide 30 new 1 and 2 bed 
apartments including complimentary external works and landscaping. 
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Location on 
Figure 2.1 

Planning 
Reference 

Site Address Determination 
Date 

Description 

13 APP/18/00470 
 

Land at Northbank, Dock 
Road, Wirral 

Approved on 19th 
April 2019 

 
 

The erection of a specialist care village comprising 72 care spaces incorporated into six 
household clusters, 34 apartments and 3 guest bedrooms with ancillary facilities, 

associated car parking, landscaping and new vehicular and pedestrian access from the 
public highway. 

14 DLS/18/00715 
 

Land at Dock Road, 
Seacombe 

Awaiting Decision Reserved Matters Application pursuant to Planning Permission OUT/09/006509 providing 
details of access, appearance, layout, scale and landscaping for the construction of 500 

apartments (1 and 2 bedroom) (with ancillary accommodation), associated parking, 
landscaping and other associated works at Northbank West, Dock Road, Wirral Waters, 
Seacombe. The outline application was an environment impact assessment application 
and an environmental statement was submitted to the planning authority at this time 

15 APP/20/00368 238-240 Conway Street, 
Birkenhead 

Awaiting Decision Demolition of existing single storey office building and erection of three/ four storey 
residential building containing 46no. apartments (100% affordable) with associated 

access, hard and soft landscaping, plus relocation of garage doors from the north-west 
elevation of existing warehouse building to the south-east elevation. 

16 APP/20/00256 The Royal British Legion 
Birkenhead Branch, Park 
Road East, Birkenhead 

Awaiting Decision Conversion of Former Social Club into Ten Apartments alongside RBL Branch Offices. 

17 APP/20/00191 Atherton Hall, Westbourne 
Road, Birkenhead 

Awaiting Decision Demolition of existing former church building, to be replaced with 3 storey standalone 
new build residential block, comprising 5no. 2-bedroom apartments and 10no. 1-bedroom 

apartments for affordable rent, along with car parking, landscaping and associated 
facilities. 

18 APP/19/01805 Media House, 130 Claughton 
Road, Birkenhead 

Awaiting Decision Conversion and extension. Partial change of use from commercial to residential. 

19 Future 
planning 

application 

Europa Boulevard, 
Birkenhead (Plot G of the 

Site) 

Yet to be submitted Establishment of a temporary box park containing approximately 60 containers (each 
measuring 6.1m x 12.1m in size and up to 6.5m in height).  
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Site Address Determination 
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20 OUT/09/ 
06509 

Wirral Waters, Land at East 
Float Quay, Dock Road, 

Seacombe 

Approved on 3rd 
August 2010 

Outline planning application for demolition of existing buildings and the creation of a new 
city neighbourhood at East Float, including a series of new urban quarters (Northbank 

West, Marina View and Four Bridges, Vittoria Studios and SkyCity and The Point), 
consisting of a maximum of 13,521 residential units (Class C3 Use), a maximum of 

422,757sqm office and research and development floorspace (Class B1), a maximum of 
60,000 sqm retail uses (Classes A1-A5), a maximum of 38,000 sqm hotel and conference 
facilities (Class C1), a maximum of 100,000 sqm of culture, education, leisure, community 
and amenity floorspace (Classes D1 and D2), together with the provision of car and cycle 
parking, structural landscaping, formation of public spaces and associated infrastructure 

and public realm works and including retention of and conversion works to Grade II 
Listed Hydraulic Tower. Within this overall maxima permission is sought for flexible use 
under the GDPO Part 3 Class E for 48,500 sqm of floorspace to be used for office and 
research and development floorspace (Class B1), retail uses (Class A1 retail, Class A2 
Financial and Professional Services, Class A3 restaurants and cafes, Class A4 bars and 

Class A5 hot food takeaways), hotel and conference facilities (Class C1), culture, 
education, leisure, community and amenity floorspace (Classes D1 and D2). 
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APPENDIX 7:  
SUMMARY OF RELEVANT UDP POLICIES 

 
 
General Principles and Urban Regeneration 
 
Policy URN1 – Development and Urban Regeneration 
In considering development proposals, the local planning authority will be guided by the general principles 
of the urban regeneration strategy.  In particular, the local planning authority will be concerned to ensure 
that: 
 

i. Full and effective use is made of land within the urban areas; 
ii. neglected, unused or derelict land or buildings are brought into use; 
iii. the need for new services is minimised by promoting the use of spare capacity in existing services; 

Whist: 
 

iv. the following types of land or buildings are protected from inappropriate development: 
 

• Sites in the approved greenbelt; 
• the best and most versatile agricultural land and viable farm holdings; 
• areas of special landscape value; 
• sites of ecological or nature conservation importance; 
• sites identified as urban greenspace or greenspace features within other sites; 
• sites currently required for recreational purposes; 
• listed buildings; 
• other buildings or features of architectural or historic interest; and 
• conservation areas. 

Policy URN2 – Planning Agreements for Urban Regeneration 
In appropriate circumstances, the local planning authority will seek to negotiate planning obligations through 
agreements with developers under Section 106 of the Town and Country Planning Act 1990, where such 
agreements may assist in securing the best use of land, desirable community benefits and a planned, 
sustainable environment. 
 
Employment 
 
Policy EM1 – Provision of Employment Land 
A total of 185.0 hectares of land will be allocated for employment uses.  This is made up of the following: 
 

i. Two special development opportunity sites in the Birkenhead Area totalling 63.8ha 
ii. 99.0 hectares for general employment uses principally in the Birkenhead/Wallasey/Bromborough 

Areas; and 
iii. 21.6 hectares 

Proposal EM2 – Conway Park 
Approximately 6.8 hectares of land to the north of Birkenhead Town Centre between Conway Street and 
Price Street as shown on the Proposals Map, is allocated for a mix of B1 (Business), A2 (Financial and 
Professional Services), A3 (Food and Drink), D1 (Non-Residential Institutions) and D2 (Assembly and 
Leisure) uses, as defined in the Town and Country Planning (Use Classes) Order 1987, subject to Policy 
EM6, Policy EM7, Policy EM9, Policy SH1 and Policy RE1. 
 
 
 



 

 

Policy EM6 – General Criteria for New Employment Development 
Applications for all new employment development, on sites allocated for employment use or within Primarily 
Industrial areas, including proposals for the conversion, re-use or extension of existing premises, will be 
permitted subject to Policy EM7 and all the following criteria: 
 

i. The proposal does not lead to an unacceptable loss of amenity have an adverse effect on the 
operations of neighbouring uses or compromise the future development of land in the vicinity for 
employment or other uses – visually intrusive activities or those involving the handling of wind-
blown materials will be required to carry out all operations, including loading, within a building; 

ii. satisfactory access to the development can be provided, before it comes into use, in a way which 
is not detrimental to the amenity of the area; 

iii. the proposal does not generate traffic in excess of that which can be accommodated by the existing 
or proposed highway network; 

iv. adequate off-street car and cycle parking is provided – servicing for vehicles should be to the rear 
of the premises, or where the site lies near residential property, situated at the far side of the 
building. 

v. the siting, scale, design, choice of materials, boundary treatment and landscaping is of a satisfactory 
standard and is in keeping with neighbouring uses – temporary buildings or structures will only be 
permitted in exceptional circumstances and only for a period not exceeding five years and 

vi. where appropriate, the proposal also complies with the policies set out within Section 21 of the 
UDP. 

For the purposes of Policy EM6 “employment development” is defined as that falling within Classes B1, B2n 
and B8 of the Town and Country Planning (Use Classes) Order1987, together with the following uses which 
are specifically excluded from the Use Classes Order: 
 

a) Land or buildings used for motor vehicle sales, display, hire or repair; 
b) scrapyards, or yards used for the storage or distribution of minerals or the breaking of motor 

vehicles; and 
c) uses involving the manufacture, processing, keeping or use of a hazardous substance above its 

controlled quantity. 

Policy EM7 – Environmental Criteria for New Employment Development 
Proposals which satisfy the requirements of Policy EM6 will be permitted when the Local Planning Authority 
is satisfied that the benefits of the proposal outweigh the disadvantages when assessed against the 
additional criteria set out below: 
 

i. The extent to which the proposal will lead to an increase in the volume of traffic, especially heavy 
goods vehicles, passing through residential areas, particularly where the roads used are not already 
identified as part of the main road network; 

ii. the extent to which existing natural features and vegetation have been incorporated into the 
proposal; 

iii. the impact of the proposal on any site carrying nature conservation designations; and 
iv. the extent to which the proposal is accessible by a choice of means of transport. 

 
Housing 
 
Policy HS4 – Criteria for New Housing Development 
Proposals for new housing development on allocated sites and within the Primarily Residential Areas shown 
on the Proposals Map will be permitted subject to the proposal fulfilling all the following criteria: 
 

i. The proposal being of a scale which relates well to surrounding property, in particular with regard 
to existing densities and form of development; 



 

 

ii. the proposal not resulting in a detrimental change in the character of the area; 
iii. access and services being capable of satisfactory provision, particularly for off-street car parking 

areas and garages, and adequate vehicular access; 
iv. the provision of appropriate landscaping and boundary treatment which relates the proposed 

development to its surroundings paying particular attention to the maintenance of existing natural 
features and vegetation n accordance with Policy GR5; 

v. the appropriate provision of design features which contribute to a secure environment and reduce 
the likelihood of crime; 

vi. incorporating provision for accessible public open space and children’s play areas in accordance 
with Policy GR6; and 

vii. the provision of adequate individual private or communal garden space to each dwelling. 

For all proposals whose main elevations are parallel, or nearly so, an adequate distance should be kept 
between habitable rooms in separate dwellings.  In addition, where the gable end of one property fronts 
onto the rear elevation of another, then an adequate separation should be achieved. 
 
Policy HSG2 – Affordable Housing 
Where appropriate, the local planning authority will negotiate with developers and housing associations, to 
encourage the provision of an element of affordable housing, on sites allocated for new housing 
development and on sites not allocated but which come forward for development, the local planning 
authority will seek to ensure that such negotiated affordable housing is reserved for those most in need 
through the use of legal agreements. 
 
Policy HS6 – Principles for Affordable Housing 
The local planning authority will seek to negotiate the provision of an element of affordable housing on 
suitable sites over 1.0 hectare: 
 

i. For the purpose of Policy HS6, affordable housing is defined as being that available to those whose 
incomes are insufficient for them to enter the local housing market; 

ii. the affordable dwellings so developed shall be provided through partnership arrangements between 
the developer and a Housing Association or other suitable housing trust, or by the construction of 
low-cost units for sale or part-sale, part rent; 

iii. depending on the suitability of the site and the local need dwellings should be provided for one or 
more of the following groups; 
 

• young single people; 
• the elderly; 
• young couples and newly forming households; 
• those with special needs, including disability, mental illness and mental handicap. 

The dwellings so provided shall be retained for the benefit of the original client group by a secure agreement. 
 
Policy HS9 – Mobility Housing 
In developments of 20 or more new dwellings, the local planning authority will seek to negotiate where 
appropriate, the provision of dwellings specifically designed for, or capable of easy adaptation to, wheelchair 
standard. 
 
Urban Greenspace 
 
Policy GR5 – Landscaping and New Development 
In order to secure the protection and enhancement of visual amenity the local planning authority will require 
applicants to submit full landscaping proposals before full planning permission is granted.  Proposals should: 
 



 

 

i. Include a clear specification of landscaping proposals indicating the species mix, the location, height 
and density of new planting, as well as areas of new ground modelling or other land features 
proposed; 

ii. be appropriate in terms of the nature and location of the development proposed, the visual 
prominence of the site, the potential visual impact of the development and the character of the 
surrounding area; 

iii. provide for new planting and for the protection, replacement or enhancement of existing features 
such as ponds, trees, bushes, shrubs or hedges including, where relevant, appropriate boundary 
treatment and provision for the protection of wildlife; and 

iv. take full account of the effect of proposals on visibility at access points, the effect of local climatic 
influences and the potential for misuse or erosion which may affect the appropriateness of 
landscaping proposals. 
 

Layouts that would leave landscaped areas which are not easily supervised or which would prejudice the 
supervision of other sensitive areas of the site will be resisted. 
 
Planning permission will be subject to conditions relating to the protection of existing features specified for 
retention, the timing and aftercare of new planting including provision for the replacement of stolen, 
damaged, diseased or dead plants or trees throughout the period until newly planted stock is established 
and capable of normal unaided growth. 
 
Policy GR6 – Greenspace Within New Family Housing Development 
Proposals for new family housing development, defined as houses with two or more bedrooms, will be 
required to provide greenspace at an overall level of 60sqm for every new dwelling constructed and will be 
required within this overall requirement, to make specific provision for safe children’s play. 
 
Greenspace provided under Policy GR6 should be accessible public open space, clearly set out for the 
purpose of visual amenity and local recreation and should: 
 

i. Relate well to the existing network of accessible public open space within the locality; 
ii. provide for the retention or creation of linear links throughout the area; 
iii. make provision for the planting of trees, and for the retention and enhancement of existing 

landscape features such as ponds, trees, and woodlands; 
iv. incorporate a larger area of open space suitable for active recreational use; and 
v. be designed and located in order to minimise the potential disturbance to neighbouring property. 

 
The requirements of Policy GR6 will not be held to apply to proposals: 
 

a) comprising 35 dwellings or less, unless the proposal forms part of a wider residential development 
area which would in total exceed 35 new dwellings; or 

b) where the dwellings constructed would fall within 400m of an existing accessible public open space 
of 1.5ha of above. 
 

Policy GR7 – Trees and New Development 
In assessing the protection to be given to trees on development sites the local planning authority will 
consider the general health, structure, size and life expectancy of trees, their visual value within the locality 
and their value for nature conservation and will require that buildings, structures and hard surface areas 
are sited in order to: 
 

i. Substantially preserve the wooded character of the site or of the surrounding area; 
ii. Provide for the protection of trees of greatest visual or wildlife value and other vigorous healthy 

trees; 
iii. Ensure that trees to be retained have adequate space in order to prevent damage to their canopy 

or root structures during construction and to allow for the future growth of canopy and roots to 
normal mature sizes; 



 

 

iv. Prevent the removal of trees by occupiers of the development to obtain reasonable sunlight to 
habitable rooms, secure an open unshaded garden area, or to remove perceived dangers to life and 
property; and 

v. Protect trees on adjacent land which may be affected by the development proposed. 
 
Applications should include detailed plans showing the location of individual trees to be affected by the 
development proposed together with information related to trunk girth, species mix, height, canopy spread 
and general health and condition.  Trees to be felled should be clearly indicated. 
 
Where development involving the loss of trees is to be permitted, the local planning authority will, as a 
condition of planning consent, require replacement trees to be planted elsewhere on the site where this is 
required in order to protect or preserve local amenity. 
Planning conditions will include provision for the future maintenance of newly planted stock, including the 
replacement of failures, until the newly planted stock is established and capable of normal unaided growth; 
and during the construction period, measures related to the protection of trees to be retained. 
 
Work to trees, including felling, removal thinning and crown lifting should be completed prior to construction 
commencing in accordance with a scheme of work agreed in advance with the local planning authority. 
 
Tourism and Leisure 
 
Policy TLR1 – Principles for Tourism Development 
Proposals for tourist attractions and visitor facilities should be directed towards urban areas outside the 
primarily residential area, especially to: 
 

i. The existing resorts of New Brighton and West Kirkby; 
ii. the central and commercial areas of Birkenhead; and 
iii. land along the Wirral Waterfront and in other urban coastal locations. 

Tourist attractions and visitor facilities outside the urban areas will be restricted to facilities which can be 
accommodated within an existing building and to uses of open land which preserve the openness of the 
Green Belt. 
 
Policy TL2 – Criteria for Urban Tourism 
Within the urban area proposals for new tourist attractions, visitor facilities and other related uses will be 
permitted subject to Policy TL1 and where: 
 

i. The siting, scale and external appearance of any buildings and/or related structures is appropriate 
within the surrounding area; 

ii. the proposals would not give rise to unacceptable levels of noise or other disturbance, particularly 
to areas of residential property; 

iii. provision for car parking, access and servicing arrangements, including provision for buses and 
coaches where appropriate is adequate in terms of the number of visitors expected to be attracted 
to the development and the availability of public transport; 

iv. the use proposed serves to enhance or complement existing tourist attractions and visitor facilities 
and is appropriate to the general character of the location. 

Where necessary, planning permission will be subject to conditions regulating the design and operation of 
the proposals in order to minimise their impact upon the surrounding area. 
 
Policy TL7 – Criteria for Hotels and Guest Houses 
Subject to Policy TL2, hotels and guest houses providing overnight accommodation, without facilities for 
non-residents, will be permitted within the Primarily Residential Area. 
 



 

 

Proposals providing overnight accommodation incorporating conference, restaurant, night club and other 
related sports or leisure facilities available to the visiting public, will only be considered suitable within urban 
commercial locations. 
 
Heritage and Conservation  
 
Policy CHO1 – The Protection of Heritage 
In considering all development proposals the local planning authority will pay particular attention to the 
protection of: 
 

i. Buildings, structures and other features of recognised architectural or historic importance; 
ii. historic areas of distinctive quality and character and 
iii. important archaeological sites and monuments. 

Proposals which would significantly prejudice these objectives will not be permitted. 
 
Policy CH1 – Development Affecting Listed Buildings and Structures 
Development likely to affect a building or structure listed under Section 1 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990 will be permitted where: 
 

i. The proposals are of a nature and scale appropriate to retaining the character r and design of the 
building or structure and its setting; and 

ii. adequate provision is made for the preservation of the special architectural or historic features of 
the building or structure. 

When granting consent, special regard will be given to matters of detailed design, to the nature quality and 
type of materials proposed to be used, and to the need for the alteration or development proposed, in terms 
of securing the viable, long-term future of the building or structure. 
 
Policy CH2 – Development Affecting Conservation Areas 
Development located within adjacent to, or otherwise affecting the setting or special character of a 
Conservation Area, will be permitted where the visual operational impact of the proposals can be 
demonstrated to preserve or enhance: 
 

i. The distinctive characteristics of the Area, including important views into and out of the designated 
area; 

ii. the general design and layout of the area, including the relationship between its buildings, 
structures, trees and characteristic open spaces; and 

iii. the character and setting of period buildings and other elements which make a positive contribution 
to the appearance and special character of the Area. 

When granting consent, special regard will be given to matters of detailed design, especially within main 
frontages and prominent elevations, and to the nature, quality and type of materials proposed to be used. 
 
Nature Conservation 
 
Policy NC7 – Species Protection 
Development which would have an adverse effect on wildlife species protected by law will not be permitted 
unless the Local Planning Authority is satisfied that the protection of the species can be secured through 
the use of planning conditions and/ or planning obligations. 
 
Landscape 
 
Policy LAN1 – Principles for Landscape 
In considering proposals for development, the local planning authority will have regard to the visual impact 
upon the local and wider landscape and will in particular: 



 

 

 
i. Protect landscapes of special character, identified as areas of special landscape value; and 
ii. promote the improvement and enhancement of damaged landscapes, identified as areas requiring 

landscape renewal. 

Proposals will not be permitted where their visual impact would be inappropriate, in terms of the character 
appearance and landscape setting of the surrounding area. 
 
Transport 
 
Policy TRT1 – Provision for Public Transport 
In considering development proposals, the local planning authority will give emphasis to the following key 
considerations: 
 

i. The need to make best use of existing transport facilities; 
ii. that, where appropriate, adequate physical provision is made for public transport services and 

facilities within new developments; and 
iii. that development would not prejudice any proposals for development of public transport services 

or facilities. 

Policy TR4 – Birkenhead Central Bus Facility 
A central bus passenger facility will be developed in central Birkenhead. 
 
Policy TRT3 – Transport and the Environment 
In assessing the environmental impact of transport infrastructure and proposals, the local planning authority 
will pay particular attention to the following: 
 

i. Main transport corridors; 
ii. the design of new highways schemes and highway improvement schemes; 
iii. reducing unnecessary traffic in environmentally sensitive or primarily residential areas; 
iv. parking and servicing arrangements; 
v. minimising vehicular – pedestrian conflict; 
vi. meeting the needs of cyclists; 
vii. securing access for disabled people; 
viii. minimising noise, visual impact and air pollution. And minimising the need to travel. 

Policy TR9 – Requirements for Off-Street Parking 
In assessing the off-street parking provision associated with new development proposals, the local planning 
authority will be guided by the following considerations: 
 

i. The contribution of the proposal in supporting the general location policies of the UDP; 
ii. the impact on competitive position of urban centres; 
iii. the availability in the locality of alternative modes of transport; 
iv. the operational minimum and maximum level of car parking requirement associated with the 

proposed development 
v. road safety and traffic management issues in the locality of the proposal; and 
vi. the likelihood of cars being parked on residential roads. 

Policy TR11 – Provision for Cyclists in Highway and Development Schemes 
In assessing new highway proposals, improvement schemes and new major development proposals, the 
Local Planning Authority will negotiate with developers with a view to ensuring that: 
 

i. The scheme includes a cycle audit to ensure that the scheme provides improvements to, or at the 
least has no negative impact on, the coherence, directness, safety, attractiveness and comfort of 
routes used by cyclists; 



 

 

ii. the design of the proposal, including any traffic management measures such as traffic calming, 
provides a cycle-friendly infrastructure and does not have adverse safety implications for cyclists; 
and 

iii. opportunities for enhancing or adding to provision for cyclists have been maximised. 

Policy TR12 – Requirements for Cycle Parking 
Where considered practicable and desirable by the Local Planning Authority, new development will be 
required to provide cycle parking facilities in line with the guidance below: 
 

i. Retail, commercial, industrial premises and places of entertainment – one stand for every twenty 
car parking spaces; 

ii. educational establishments of secondary scheme level and above – one stand for every five 
students. In addition, for all educational establishments – one stand for every twenty staff car 
parking spaces; 

iii. flats – one stand for every flat, to be provided within the curtilage of the development; 
iv. railway stations/ park-and-ride – a minimum of ten stands at each station; 
v. bus stations - one stand for every two bus stands. 

Policy TR13 – Requirements for Disabled Access 
The local planning authority will ensure that consideration be given to the need to provide full access for 
disabled people to new public highways, pedestrian priority areas and to all developments to which the 
public would normally expect to gain access. 
 
Shopping 
 
Policy SHO1 – Principles for new Retail Development 
In considering proposals for new retail development, the local planning authority will seek to sustain and 
enhance the vitality and viability of key town centres, traditional suburban centres and other shopping 
provision in the Borough and ensure that people have easy access by a choice of transport modes to a wide 
range of shopping provision. 
 
Policy SH1 – Criteria for Development in Key Town Centres 
Within the Key Town Centres listed below, proposals falling within Class A1, Class A2, Class A3, and Class 
D1 of the Town and Country Planning (Use Classes) Order 1987, together with other uses appropriate to a 
town centre location, including cinemas, theatres and taxi businesses, will be permitted subject to the 
following criteria. 
 

i. The proposal, together with other recent or proposed development does not undermine the vitality 
and viability of any Key Town Centre of Traditional Suburban Centre as a whole or other town 
centre outside the Borough boundary. 

ii. the proposal does not generate traffic in excess of that which can be accommodated by the existing 
or proposed highway network; 

iii. the proposal meets highway access and servicing requirements and includes off-street car parking 
in line with Policy TR9 and cycle parking in line with Policy TR12; 

iv. the siting, scale, design, choice of materials and landscaping is not detrimental to the character of 
the area; 

v. the proposal does not cause nuisance to neighbouring uses, or lead to loss of amenity, as a result 
of noise and disturbance, on-street parking or delivery vehicles – where necessary, a suitable 
condition will be imposed on hours of opening/ operation; 

vi. proposals for Class A2 uses should incorporate the provision of a shop front and permanent window 
display. 

Proposals for Class A3 and other appropriate town centre uses should additionally satisfy the following 
criteria as required: 



 

 

 
vii. where a proposal for Class A3 or other non-retail use is located on a street containing similar 

establishments, cumulative levels of noise and disturbance, from both the existing and proposed 
activities, should  not exceed a level likely to be detrimental to the amenity of the area. 

viii. Proposals for Class A3 uses should include measures to mitigate smells and internally-generated 
noise – these measures should not intrude visually into the street scene and should be fully installed 
before the business commences trading. 

Policy SH6 – Development Within Primarily Commercial Areas. 
Within the Primarily Commercial Areas shown on the Proposals Map, uses falling within Class A1, Class A2, 
Class A3, Class B1 and Class D1 of the Town and Country Planning(Use Classes) Order 1987 will be permitted 
subject to the following criteria as appropriate: 
 

i. A proposal for Class B1 uses satisfies the criteria set out in Policy EM6 and Policy EM7 
ii. a proposal for Class A1 uses, together with other recent or proposed retail development, does not 

undermine the vitality and viability of any Key Town centre of Traditional Suburban Centre as a 
whole or other town centre outside the Borough boundary; 

iii. the proposal meets highway access and servicing requirements and includes off-street car parking 
in line with Policy TR9 and cycle parking in line with Policy TR12; 

iv. the siting, scale, design, choice of materials and landscaping is not detrimental to the character of 
the area; 

v. the proposal does not cause nuisance to neighbouring uses, or lead to loss of amenity, particularly 
in respect of noise and disturbance, on-street parking or delivery vehicles – where necessary, a 
suitable condition will be imposed on hours of opening/ operation; 

vi. where a proposal for Class A3 use is located on a street containing similar establishments, 
cumulative levels of noise and disturbance, from both the existing and proposed activities should 
not exceed a level likely to be detrimental to the amenity of the area; 

vii. proposals for Class A3 uses should include measures to mitigate smell and internally-generated 
noise – these measures should not be visually intrusive in the street scene and should be fully 
installed before the business commences trading. 

 
Water 
 
Policy WAT1 – Fluvial and Tidal Flooding 
Planning permission will only be granted for new development which would not be at risk from fluvial or 
tidal flooding, or which would not increase these risks to other developments. 
 
Policy WA2 – Development and Land Drainage 

i. Where proposed developments are on land of such a size or nature relative to receiving 
watercourses that there could be a significant increase in surface water run-off from the area,  or 
are situated in an area where there may be drainage problems, consultation with the Environment 
Agency or the local land drainage authority will be required and conditions ma be imposed requiring 
storage within the surface water system. 

ii. In assessing development proposals, the local planning authority will seek to maintain and enhance 
the natural character of wetlands, groundwaters, ponds, rivers and their margins.  In particular, the 
culverting of watercourses will be discouraged, in order to preserve the natural storage provided 
and to avoid future maintenance difficulties. 

Policy WA5 - Protecting Surface Waters 
The local planning authority will only permit development which: 
 

i. Includes satisfactory arrangements for the disposal of foul sewage, trade effluent or contaminated 
surface water; 



 

 

ii. does not exacerbate existing problems such as premature or increase frequency of discharges 
through storm sewer overflows due to inadequate infrastructure or lack of sewer capacity; and 

iii. will not lead to spillage or leakage of stored oils or chemicals or other potentially polluting 
substances. 

 
Pollution and Hazards 
 
Policy PO3 – Noise 
Development will only be permitted where noise arising from the proposal will not cause unacceptable 
intrusion or persistent nuisance in considering such proposals, the local planning authority will have 
particular regard to: 
 

i. The location of the proposal in relation to noise-sensitive development of land-uses; 
ii. the existing overall level of background noise within the locality; 
iii. the level, tone, duration and regularity of noise likely to be emitted by the proposal including any 

subsequent increase that maybe insulation of noise. 

Where anticipated noise levels are considered to be within manageable proportions, the local planning 
authority may grant planning permission subject to conditions related to the siting, screening or enclosure 
of noise sources; the limitation of operating times, especially outside normal working hours; the restriction 
of noisy activities to specified areas of the site; and other measures designed to reduce noise levels at 
source. Where relevant, the Local planning Authority may specify target noise limits and seek to enforce 
them by means of legal agreement. 
 
Policy PO4 – Noise Sensitive Development 
In considering proposals for noise-sensitive development, the local planning authority will have particular 
regard to: 
 

i. The likely level, tone, duration and regularity of noise exposure and any likely increase in the 
foreseeable future; 

ii. the existing level of background noise within the locality; 
iii. the extent to which the effects of noise on the proposal can be mitigated through measures such 

as alterations to layout provision of noise insultation or restriction of operating hours; and 
iv. the noise exposure category of a site for proposed residential development which is near an existing 

transport-related noise source. 

In all cases, noise sensitive development will only be permitted in locations which are not expected to 
become subject to unacceptably high levels of noise, or where adequate protection against noise can be 
achieved by means of planning conditions or planning obligations. 
 
 
Policy PO5 – Criteria for the Development of Contaminated Land 
Development proposals located on land known or suspected to be contaminated ill be required to 
incorporate a detailed ground survey report which clearly identifies: 
 

i. The nature, level and extent of contamination on the site and of any surface or groundwater; 
ii. the implications of that contamination for the future development of the site; and 
iii. the method of treatment required to bring the site into a safely developable condition for the 

development proposed. 

Where appropriate, planning conditions or a legal agreement will be used to ensure that satisfactory 
treatment is carried out, either before development takes place, or as part of an agreed phased programme 
of treatment and development, in accordance with other relevant policies of the Plan. 



 

 

New uses which are likely to give rise to contamination will be permitted subject to controls designed to 
prevent or mitigate potential contamination and to secure reinstatement or reclamation when the use has 
ceased. 
 



 

 

APPENDIX 8: 
WIRRAL PARKING STANDARDS 

 



Local Development Framework for Wirral 
SPD4 - Parking Standards 
25 June 2007 

11 

Use Class A1 – Retail 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 

(Minimum) 

1 in the first 10 spaces should be allocated for disabled 
people.  

Thereafter 1 in every 20 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater. 

Service Vehicles 
(Minimum) 

Required for sites above 1,000m2. 
One 3.5m x 16.5m bay, or one 3.5m x 8m bay where a 
servicing agreement is secured as part of a Travel Plan. 

Taxis 
(Minimum) 

One pick-up/set down required for sites above 1,000m2, with 
additional bays if justified by a Transport Assessment. 

Motor Cycles 
(Minimum) 

1 secure space per 20 parking bays 

Staff/ operational 
car parking 
(Maximum) 

Town / Traditional Suburban Centres – 
1 space per 16m2 (A1 – Food Retail ) 
1 space per 22m2 (A1 – Non-food Retail) 

Elsewhere – 1 space per 14m2 (A1 – Food Retail ) 
Elsewhere – 1 space per 20m2 (A1 Non-food retail ) 

Other customer 
car parking 

Only considered if supported by a Transport Assessment 
showing that existing spaces, public transport and home 
delivery services cannot cater for the expected travel demand 
and a Travel Plan can be secured. 
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Use Class A2 – Financial & Professional Services 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 10 spaces should be allocated for disabled 
people.  

Thereafter 1 in every 20 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater. 

Service Vehicles 
(Minimum) 

Required for sites above 1,000m2. 
One 3.5m x 16.5m bay, or one 3.5m x 8m bay where a 
servicing agreement is secured as part of a Travel Plan. 

Motor Cycles 
(Minimum) 

1 secure space per 20 parking bays 

Taxis 
(Minimum) 

One pick-up/set down required above 1,000m2, with 
additional bays if justified by a Transport Assessment. 

Staff/ operational 
parking 

(Maximum) 

Town / Traditional Suburban Centres – 1 space per 35m2 

Elsewhere – 1 space per 30m2 
Other customer 
parking 

Only considered if supported by a Transport Assessment 
showing that existing spaces, public transport and home 
delivery services cannot cater for the expected travel demand 
and a Travel Plan can be secured. 
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Use Class A3 – Restaurants and Cafes 
Use Class A4 – Drinking Establishments 

Use Class A5 – Hot Food Take-Aways 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 10 spaces should be allocated for disabled 
people.  

Thereafter 1 in every 20 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater. 

Service Vehicles 
(Minimum) 

Required for sites above 1,000m2. 
One 3.5m x 16.5m bay, or one 3.5m x 8m bay where a 
servicing agreement is secured as part of a Travel Plan. 

Taxis 
(Minimum) 

One pick-up/set down required above 1,000m2, with 
additional bays if justified by a Transport Assessment. 

Motor Cycles  
(Minimum) 

1 secure space per 20 parking bays 

A3 Restaurants 
& Cafes 
A4 Drinking 
Establishments 

Town / Traditional Suburban Centres –     
1 space per 7m2 Public Floor Area  

Elsewhere – 1 space per 5m2 Public Floor 
Area  

Staff/ operational 
parking 
(Maximum) 

A5 Hot Food 
Take-Aways 

Town / Traditional Suburban Centres –      
1 space per 8.5m2 Gross Floor Area  

Elsewhere – 1 space per 7.5m2 Gross 
Floor Area 

Other customer 
parking 

Only considered if supported by a Transport Assessment 
showing that existing spaces, public transport and home 
delivery services cannot cater for the expected travel demand 
and a Travel Plan can be secured. 
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Use Class B1 – Business 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 
 

1 in the first 25 spaces should be allocated for disabled 
people  

Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Service Vehicles 
(Minimum) 

Required for sites above 2,500m2. 
One 3.5m x 16.5m bay, or one 3.5m x 8m bay where a 
servicing agreement is secured as part of a Travel Plan. 

Motor Cycles 
(Minimum)  

1 secure space per 20 parking bays 

Staff/ operational 
parking 
(Maximum) 

Town / Traditional Suburban Centres – 
1 space per 35 m2 (Single Offices) 
1 space per 40 m2 (Business Areas) 
 
Elsewhere – 1 space per 35m2  

 

 

Use Class B2 General Industrial 
Use Class B8 Storage and Distribution 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 25 spaces should be allocated for disabled 
people  

Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Service Vehicles 
 

To be assessed, case by case, on the maximum size and 
number of vehicles expected to serve the site. 

Motor Cycles  
(Minimum) 

1 secure space per 20 parking bays 

Staff/ operational 
parking 
(Maximum) 

1 space per 45m2 
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Use Class C1 – Hotels & Hostels 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 25 spaces should be allocated for disabled 
people  

Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Service Vehicles 
(Minimum) 

One 3.5m x 8.5m bay required for sites above 2,500m2  

Motor Cycles 
(Minimum)  

1 secure space per 20 parking bays 

Coaches 
(Minimum) 

Sites below 2,500m2 - 1 coach space / 30 beds 
Above 2,500m2– A Transport Assessment will be required to 
consider the need for space for coaches to pick-up/set-down 
and wait. 

Taxis 
(Minimum) 

2 pick-up/set-down bays required for sites above 2,500m2, 
with additional space if justified by a Transport Assessment 

Staff/ operational 
parking 
(Maximum) 

1 space per bedroom 

Note Extra facilities, such as leisure and conference facilities 
and/or public drinking areas will be considered separately. 
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Use Class C2 – Residential Institutions 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

Up to 200 bays – A space for each disabled employee, plus 2 
spaces or 5% of the total maximum standard, whichever is 
greater 
Over 200 bays – 6 spaces plus 4% of the total number of 
spaces 

Service Vehicles 
(Minimum) 

One 3.5m x 8.5m bay required for sites above 2,500m2 
For hospitals and care homes, a Transport Assessment will 
be required to consider the need for space for ambulances 
and other patient transport vehicles 

Taxis 
(Minimum) 

2 pick-up/set-down bays required for hospitals and care 
homes above 100 beds. 

Motor Cycles 
(Minimum) 

1 secure space per 20 parking bays 

Staff/ operational 
parking 
(Maximum) 

Hospitals - 1 space per 4 staff plus 1 visitor space per 2 
beds. 
Residential Homes – 1 space per 3 staff plus 1 visitor space 
per 6 residents 
Any additional needs for staff providing home visits and 
working anti-social hours will be considered provided that 
they are supported by a Transport Assessment, and a Travel 
Plan can be secured. 

Other visitor 
parking 

Spaces will be considered provided they are supported by a 
Transport Assessment showing that existing spaces, public 
transport and taxis cannot cater for the expected travel 
demand, and a Travel Plan can be secured. The need for 
patients to be accompanied and for patients and visitors to 
attend at anti-social hours will be considered. 
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Use Class C3 – Dwelling Houses 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

Wheelchair housing – 1 space per dwelling, with dimensions 
suitable for use by people with disabilities. 
General housing – where justified by the likely occupancy of 
the dwelling and reserved for use by people with disabilities, 
1 space per 10 units. 

Motor Cycles 
(Minimum) 

1 secure space per 20 bays for communal parking areas 

Car Parking 
(Maximum) 

1 space per self contained flat 
1 space per one bedroom house  
Average of 1.5 spaces for 2 bedroom houses 
2 spaces for houses with 3 or more bedrooms  
For sheltered flat schemes – 1 space per warden and 1 
space per 2 units. 
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Use Class D1 – Non-Residential Institutions 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 25 spaces should be allocated for disabled 
people  

Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Service vehicles, 
coaches and 
taxis 

No minimum requirement: on-site provision should be on the 
basis of early negotiation supported by a Transport 
Assessment 

Motor Cycles 
(Minimum) 

1 secure space per 20 parking bays 

Staff/operational 
car parking 
(Maximum) 

Medical or Health Service facilities: 
Town/Traditional Suburban Centres - 1 space per 2 staff plus 
3 per consulting room 
Elsewhere – 1 space per 2 staff plus 4 per consulting room 
Education Establishments: 
1 space per 2 staff 
Creche, Day Nursery, Day Centre 
1 space per 2 staff, plus 1 dropping off and picking up space 
per 6 children attending premises.  
Places of Worship 
1 space per 4m2

Other visitor 
parking 

Spaces will be considered for healthcare provided they are 
supported by a Transport Assessment showing that existing 
spaces, public transport and taxis cannot cater for expected 
travel demand, and a Travel Plan can be secured. The need 
for injured people to visit, and for patients to be accompanied 
will be considered. 
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Use Class D2 – Assembly and Leisure 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 25 spaces should be allocated for disabled 
people  

Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Service vehicles 
and coaches 

On-site provision should be on the basis of early negotiation 
supported by the Transport Assessment. 

Taxis 
(Minimum) 

1 bay required above 1,000m2, with additional space if 
justified by a Transport Assessment. 

Motor Cycles 
(Minimum) 

1 secure space per 20 parking bays 

Staff/ operational 
parking 
(Maximum) 

Cinemas, Conference facilities etc – 1 space per 8 seats 
Other leisure facilities –1 space per 25m2 

Motor Sales Businesses 

Vehicle Type Standard 
Vehicles for 
people with 
disabilities 
(Minimum) 

1 in the first 25 spaces should be allocated for disabled 
people 
Thereafter 1 in every 25 spaces should be allocated for 
disabled people or 6% of the total maximum standard, 
whichever is greater 

Staff/ operational 
parking 
(Maximum) 

2 spaces, plus 1 space for every 45m2 per car sales display 
area. 
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