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This report summarises the baseline
position for the masterplan proposition
across a range of key topics. In some
cases, summaries are drawn from more
detailed technical reports - covering;
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1.1

The development proposition is named
‘Halsnead’ acknowledging the history of the
site as the Halsnead Park estate. The site was
removed from the Green Belt and allocated for
development in January 2016.
The masterplan prepared by Turley and Mott
MacDonald will form part of an adopted
Masterplan SPD. This baseline summary
report has been compiled to bring together a
wide range of analysis, to provide a shared,
accessible resource.

January 2017
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Introduction

Mott MacDonald and Turley have been
commissioned by Knowsley Metropolitan
Borough Council to produce a masterplan to
help guide delivery of a Sustainable Urban
Extension (SUE) to the south of Whiston.

Baseline Summary

The team undertaking the analysis are;
•

Mott MacDonald - a global
consultancy with specialists
covering engineering,
transportation planning and
environmental disciplines.

•

Turley - a leading planning and
design consultancy, including
expertise extending across
development economics, heritage,
engagement and sustainability.

The work has been undertaken in
liaison with HCA/ATLAS. ATLAS
provides an independent advisory
service available at the request of Local
Authorities to support them in dealing
with complex large scale housing led
projects.
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M57

Site boundary

Hasnead SPD site boundary
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Policy background
1.5
1.6

1.7

1.8

The Local Plan Core Strategy was adopted in January 2016.
Policy SUE2c directly relates to the site as a whole and specifies that the site will be
comprehensively developed to provide new housing (approximately 1,500 dwellings)
on the northern part of the site with new employment opportunities being provided (a
least 22.5ha) on the southern site (i.e. south of the M62).
The policy also anticipates a country park being provided on the former Cronton
Colliery comprising public open space and new footpaths, cycle ways and bridleways.
Since adoption of the Core Strategy Local Plan, the Council has sought to explore and
clarify expectations for development, design and infrastructure through the production
of a Supplementary Planning Document (SPD). From the outset the stated objectives
were to;
1) Deliver high-quality family housing, which has a visible presence from the M62
[South of Whiston].
2) Provide high quality employment floorspace to meet market demand in logistics/B8
employment and exploit its location on the M62/M57 gateway corridor [South of M62].
3) Take advantage of the site’s visibility to promote Knowsley’s profile and enhance
external perceptions of the borough.
4) Respect the green character of the site’s location, allowing it to connect with existing
green links and strategic open space.
5) Provide local amenities to support and supplement existing social infrastructure.

4

1.9

1.10

This baseline summary report is informing masterplanning work which will further
develop these objectives and ultimately underpin an adopted SPD. The SPD will
in essence stablish a strategic spatial framework for development that combines
proposals for access and movement, green infrastructure, land use and urban design
frameworks. This will be informed by studies into infrastructure and delivery.
The final SPD will function as a planning instrument, both as a guide to developers
and as a material planning consideration to help bring development proposals into
conformity.
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2.2
2.3

2.4

2.5

2.6

Located south of the existing urban area of Whiston, the site will
benefit from easy accessibility to Whiston railway station which
provides rail connections between Liverpool and Manchester.
It is also located adjacent to Tarbock Island, at the interchange
of the M62 and M57, delivering good access onto the strategic
highway network.

N
NTS

The strong strategic location is summarised to the right.
The site consists of two parts separated by the M62. There
are multiple land ownerships across the SUE making a
comprehensive masterplan important to coordinate and manage
delivery.
The northern site (Land South of Whiston) is bounded by
existing residential development to the west and north and
by Fox’s Bank Lane to the east, a rural road which provides
an underpass under the M62. Currently in the centre of the
northern part of the site is the Halsnead Park mobile home park,
which functions as an over 55’s community.
The southern site (Land South of the M62) is bordered by the
A5080 Cronton Road. A large proportion of the site is the former
Cronton Colliery.
The northern part of the site is proposed predominantly for
residential use, with employment opportunities to be located on
the southern part of the site as well as potential formalisation of
the former Cronton Colliery site into a Country Park.

Sub-regional connectivity
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Summaries cover the following
key topics and should be read in
conjunction with accompanying
technical reports where applicable
03a
03b
03c
03d
03e
03f
03g
03h
03i
03j
03k
03l

Urban form and townscape		
Landscape				
Archaeology				
Ecology				
Geo-technical				
Flood Risk and Surface Water
Utilities and Foul Drainage				
Air Quality and Noise				
Local Facilities				
Open Space				
Transport				
Market demand
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3a Built form and townscape
3a.1 The townscape quality of Whiston is influenced by scattered pockets of historic
development. Over time, distinct character areas have developed, creating a mixed layout,
density, grain and scale.

Opportunities
Heritage assets

Constraints/Threats
Important elements of historic origins of
the site to be retained and enhanced as
part of development proposals.

Motorway

The M62 motorway creates a strong
visual and physical barrier to the south
of the north parcel. New development
proposals must include an appropriate
buffer between new housing and the
motorway.

Existing scale and
The lack of a distinct pattern and style
pattern of development of development creates the opportunity
to create a new development with its
own distinct character, responding to the
unique landscape features of the site.

Halsnead Park
mobile home park

Halsnead Park mobile home park sits
within the centre of the site. Though
largely visually contained, development
proposals must ensure its successful
integration with the new development in
terms of views, edges and connections.

Existing street
character

Existing housing to
west

Consideration of existing residential
development to the east which backs
onto the site to ensure privacy and aspect
of existing residents is respected.

3a.2 The M62 motorway forms a strong visual and physical barrier between the northern
and southern land parcels. The site itself is well contained by existing defensible physical
features - the existing street networks to the north, east, south and west; existing housing
to the immediate north west; and the M62.

Potential heritage opportunities include:
• Create a landscape / development
buffer to existing heritage assets to
ensure their setting is respected

There are a number of heritage assets both within and around the site associated
with the site’s history as the Halsnead Park estate (hall demolished 1932). This is a key
characteristic and asset which will be a fundamental consideration in any development
proposal. There are both Listed Buildings and non-designated heritage assets with and
immediately adjacent to the site.
3a.3

• Retention of the red sandstone
boundary walls to maintain the
impression of an estate and ‘contain’
new development
• Reinstate avenues of trees e.g. along
the former driveway from the lodge on
Fox’s Bank Lane.

The northern edge of the site presents
the opportunity to ‘knit’ the development
into its surroundings, provide a new
frontage to Lickers Lane, and utilise the
existing street pattern to the north to
create strong connections to existing
community facilities, including the station
and schools.

Table 3a: Built form opportunities and constraints
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KEY
Heritage
Woodland planting of
heritage value
Listed Building
Non designated
heritage asset
Sandstone boundary wall

Historic site features
Woodland
planting
of
Remnant
historic
heritage value

woodlands

Listed
building
/
Listed
Building
structure
Non
designated
Non-designated
heritage asset

heritage asset

Sandstone boundary
Estate boundary
wall

wall

Former approach to
FormerHall
formal driveway
Halsnead
Historic
/ lanes
Otherroutes
historic
connections

Former main drive
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Character
areas Hall
Halsnead

Listed Buildings (all Grade II)

Selected non-designated assets

Townscape character
Townscape
character

1
2
3
4
5
6
7
8

9
10
11
12
13

KEY

Old Halsnead
Carr House Farmhouse
Outbuildings to Carr House Farmhouse
Sandfield Cottage
North East Lodge to Halsnead Park
Snape Gate Barn
Gate Piers to Lodge
Church of St Nicholas

Carr Cottage
Lodge at Main Drive / Windy Arbor Road
Barn and outbuildings at Prince’s House
Former approach to the Hall
Boundary walls and gate piers

Key streets

1

Post-war suburban expansion

6
		

Windy Arbor Road

2

Post-war Radburn

7
		Lickers
Lane

3

Late 20th Century suburban estates

8
		

4

Mobile home park

5

Industrial

Fox’s Bank Lane

Historic development clusters
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3b Landscape
The Landscape Character of the site
is dominated by the historical remnants of
the former Halsnead Park estate, centred
on Halsnead Hall - now demolished - with
its main house and gardens replaced by the
current mobile home park.

3b.1

The key characteristics of the estate
are its many large groups of woodland,
significant lengths of estate boundary stone
walling, lodge and gate houses.

Opportunities

Constraints/Threats

Historic landscape

Important elements of historic landscape retained extant and
enhanced, incorporated into a new green infrastructure framework.

Ownership and
management

Identification of vehicle for maintaining and managing the GI
resource.Potential difficulty in agreeing the regimes and plans for
future upkeep. If need for an Integrated Management Plan then
needs all stakeholders to buy in, including;
• Land owners
• Developers/Consortia
• Local Authorities
• Interested 3rd parties and other agencies

Green
infrastructure
network

Significant potential to create a green infrastructure resource of
quality, diversity and generous disposition across the two sites -

Revenue and
phasing

Who funds the GI resource and its long term success - there is
a potential danger of not achieving consensus on how to move
forward, and through whom, unless an infrastructure plan is
accepted and an appropriate management vehicle is funded with
necessary powers for action.

3b.2

The M62 and M57 motorways now
dominate the visual and physical character
of the area. The former Cronton Colliery
and its spoil area now dominate the
southern part of the old estate parcel, south
of the M62.

3b.3

• Historic woodland pattern enhanced and integrated into new
network
• Movement patterns for pedestrian, cycle and equestrian linked
into a coherent, safe and comprehensive network

Potential need for a comprehensive action plan with agreed
long-term revenue streams allocated and any necessary capital
requirements known, costed and programmed.

• Garden Village concepts, envisaged for future development,
can add to the quality and diversity of the green infrastructure
resource

The two halves of the site are visually
contained to a great extent. There are only
a few isolated locations from where the
sites can be seen, and from which any
future proposed development may be seen.

3b.4

• Need for significant buffers to M62 on northern site combined
with need for Sustainable Urban Drainage (SuDS) requirement
could result in a major new green edge to the development and
a unique new landscape resource
• Integrated management Plan (IMP) required to ensure all
opportunities are recognised, quantified and actions allocated
over time.
• New Country park on former Cronton Colliery site
Visual

Recognise the visual containment of the two sites and use future
development opportunities to enhance the sense of containment
and the qualities of key existing spaces. Maximise the panoramic
views from the high points in the north site and also work with the
enclosed characteristics of other intimate parts of the site.

Management
responsibilities

Incorporate all green infrastructure management and maintenance
responsibilities under the control of the future Country Park team
(Administration, Rangers and Contractors for soft and hard works)

Linkages

Create new north south link over M62 to give a more direct link
between green infrastructure resources and enhance movement
potential and leisure opportunities. The former mineral rail line to
the south west is a particular opportunity, with a substantial bridge
structure in situ.

Table 3b: Landscape opportunities and constraints
10

Motorways

Noise attenuation - required to such an extent that large buffers
needed alongside M62 in particular, to achieve acceptable levels
for future development.
Air pollution - continues to have an effect on quality of
environment close to motorways despite mitigating effect of
buffer zones.

Connectivity

The potential effects of severance on existing landscape
resources- and limiting of potential for linked GI networks - due to
future need for new access and movement corridors - vehicular,
pedestrian/cyclists, equestrian.
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Key
N
NTS

Site boundary
Existing mature woodland
TPO tree group
Regenerating scrub/bare ground
Water course
Water body
Estate boundary wall (indicative)
Public Right Of Way
Informal existing pathways - Some
historic remnants of designed
landscape
Dismantled railway
Ancient woodland
Cemetary
Track
Arable
Scrub
Cleared scrub
Grassland
Public open space
Unimproved Grassland
Hedgerows
High voltage O/H power line
Primary access points and tracks

Existing landscape features

© Crown Copyright Knowsley MBC 100017655, 2017
11

Halsnead Masterplan SPD

Baseline Summary

January 2017

3c Archaeology
Overview

3c.1

3c.2

3c.3

There are 12 listed buildings within the study
area. There is one scheduled monument
within the study area this falls outside the
study area of the Outline Heritage Assessment
and is therefore not considered for its built
heritage value within the report. The scheduled
monument is however considered to have
archaeological value and will therefore be
included within the remit of this assessment.
Archaeological potential within the proposed
development areas has been assessed as
moderate to high with a high potential for
medieval and post-medieval remains across
both development areas, relating to Halsnead
Park and a moderate potential for prehistoric
or roman remains. In addition, a high potential
for modern remains was predicted for the Land
South of the M62 development area relating the
use of the site as a colliery. There are however,
large areas within both development areas that
have undergone significant development which
will have truncated or removed archaeological
remains. It is therefore considered that these
areas have a low to negligible potential for
remains from all but the modern period. These
areas include the location of the dismantled

N

3c.6

3c.7

Further archaeological investigation will be
required in order to gain further detail of the
archaeological potential of the development
area. In the first instance this should take the
form of a walkover survey to identify areas
suitable for geophysical survey and to discount
areas which have been subject to development
and truncation. The geophysical survey will
be used to establish the potential for buried
archaeological remains. It should however be
noted that geophysical survey was used at
the Knowsley Cemetery site in the north east
corner of the South Whiston development area
and this technique failed to identify the ditches
uncovered during trial trenching. For this reason
the use of geophysical survey within this area
should be approached with caution.
The results of these investigations would
provide further information on the presence,
nature and character of any archaeological
remains that may be present within the
development footprint and inform an
appropriate archaeological investigation
strategy. The scope and nature of these works
should be agreed in consultation with the
Merseyside Environmental Advisory Service.
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The archaeological assessment follows the
guidance set out by the Chartered Institute
for Archaeologists’ (CIfA) Standards and
Guidance for Historic Environment Desk-Based
Assessments (2014) and Historic England
Good Practice Advice Note 2: Managing
Significance in Decision-Taking in the Historic
Environment (2015) and Note 3: The Setting of
Heritage Assets (2015). For the purposes of this
assessment, a 1km radius study area around
the proposed development area has been
assessed.

colliery branch line (MM14), Knowsley
Cemetery, Big Lake, sports pitches within the
north-west corner of the development area,
the footprints of existing and former buildings
including Halsnead (MM23) and Prince’s House
(MM22) and the Cronton Colliery site (MM25).

1
MM

3c.4

This assessment has been produced to assess
the archaeological potential of the two parcels
of land; South Whiston and Land South of the
M62.

Contains OS data © Crown Copyright and database right 2016
© Crown Copyright
Knowsley MBC 100017655, 2016
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The purpose of this Ecological Baseline
is to provide an initial assessment of the
ecological importance of the habitats in the
areas relevant to the redevelopment of the
SUE and the potential for these areas to
support protected ecological features and
species.

3d.1

\\global\europe\Cardiff\Misc_Data\GIS\Templates\Water\AMP6\A3 Template AMP6.mxd

3d Ecology

Legend
Site Extent
Strategic Assets
Stepping Stone
Sites

Two non-statutory sites are located
within in the proposed development area;
as such it is recommended that the master
plan limits impact upon these sites. If
development does impact these sites early
consultation with stakeholders would be
prudent.

Core Biodiversity
Areas

A further fourteen non-statutory
designated sites are present within 2km of
the SUE, however due to their proximity
to the works no impact is anticipated.
Therefore, the non-statutory designated
sites outside of the development site pose
no ecological constraint to the proposed
works.

Connectivity Zone

3d.2

Ancient woodland
buffer zone
Search Areas for
Habitat Expansion

3d.3

The SUE consists predominantly of
widespread and broad habitats; with a
number of high ecological receptors such
as ancient woodland around the Site.
Additionally, a number of bird, bat and
mammal species, including water voles,
have been reported in the records and
during third party site specific surveys.

3d.4

The report refers to the SUE having
potential for roosting bats, nesting birds
and water voles in the vegetation, and
makes recommendations regarding further
surveys to update the ecological baseline.
Invasive species have also been noted
during the previous site surveys. Therefore,
an invasive species management plan
is recommended for the site to limit the
spread of these plants.
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3e Geo-technical

3e.1

3e.2

3e.3

3e.4

14

A variety of sources have been used to
determine the site baseline including a
review of publicly available supporting
documents obtained from relevant
previous applications on site.

receptor linkage analysis. For each
potential linkage identified, the potential
risk has been evaluated for receptors,
based on the probability of the linkage
occurring, and its relative severity. As a
summary, potential risks were identified
to:

Bedrock geology is divided by the
Eccleston West Fault, with Pennine
Middle Coal Measures (Secondary
A Aquifer) to the west and PermoTriassic Sandstone (Primary Aquifer
and groundwater Source Protection
Zone) to the east. To the very south, the
Etruria Formation is present (mudstone,
sandstone and conglomerate). Many
additional faults cross the SUE area
and varying thicknesses of superficial
deposits comprising Glacial Till
and localised Alluvium are present.
Numerous surface water bodies and
watercourses are present across the
SUE.
The SUE and wider area has an
extensive coal mining history – historic
mine entries are present on both sides
of the M62, with three southern shafts
also classed as a Mine Gas Site. The
SUE is located partially within a Coal
Authority Surface Coal Resource Area.
A Coal Authority Development High
Risk Area (DHRA) coincides with an
area of probable shallow coal workings
and coal outcrops. Historic and
authorised landfills are present to the
immediate south and north-west. The
Zetica Bomb Risk Maps for Merseyside
indicate that the SUE is within a zone of
moderate bomb risk. It is also within an
area of low radon risk.
A qualitative geo-environmental risk
assessment was undertaken for
the SUE in accordance with current
guidance. A key element of this was
the development of a conceptual model
and completion of a source-pathway-

•

• Superficial Deposits (Devensian Till
and Alluvium): Piling obstructions,
variable thickness and variable
composition; and

Future

site users and construction/
maintenance workers from
potential contamination in site soils
and ground/mine gases;

• Users of adjacent sites from windblown dusts and migration of
ground/mine gases off-site;
• Underlying aquifers given the
sensitivity of the receptors,
likelihood of leachate generation
and the creation of engineered
pathways;
• Surface watercourses and features
across the SUE given that shallow
groundwater is likely to be in
continuity with surface waters;
• Buried and surface structures
(including historic buildings) arising
from chemical attack on buried
concrete, migration of potentially
explosive gases and the soil
transmission of invasive species;
and
• Future vegetation from
contaminants in site soils.
3e.5

structures, obstructions, high loss
on ignition (LOI) and high sulphate
content;

A geo-technical risk register has been
produced for the site qualitatively
summarising potential geotechnical
risks identified at this desk-top study
stage. Identified potential risks include:
• Made Ground (including Colliery
Spoil): Variations in composition,
thickness and strength, potential
presence of perched water, variable
pore water pressure, presence of
previously unrecorded in-filled land/

• Pennine Middle Coal Measures:
Variable rockhead level, presence
of pyrite, shallow coal workings,
extensively worked lower seams,
mine entries and potential for coal
resource sterilisation.
3e.6

3e.7

3e.8

• Request former Cronton Colliery
mine shaft methane gas emission
data from the Coal Authority.
3e.9

3e.10

Quantification of risk will require further
investigation.
Any proposed SUE development will
have to address the geo-environmental
source-pathway-receptor linkages
and associated risks along with the
identified geo-technical risks. The
former and current SUE uses have the
potential to warrant remedial action.
It is recommended that further data
be sourced and additional desk-based
assessment be undertaken in order
to inform and refine the existing risk
assessments and subsequent design
of an intrusive ground investigation (GI),
including:
• Source data from the 2004 GI on
the Land South of M62 site and
re-assess both this data and 1999
GI data against current standards
appropriate to the proposed enduse of the SUE;
• Obtain a Coal Authority Report and
mine abandonment plans as part
of a Coal Mining Risk Assessment
to cover the whole of the SUE;
• Seek advice from a certified
Unexploded Ordnance (UXO)
Consultant to determine the sitespecific risk with regard to UXO;
and

3e.11

3e.12

The GI should be used to obtain
contamination data required to progress
a Generic Quantitative Risk Assessment
(GQRA) sufficient to assess the sourcepathway-receptor linkages and risks for
the re-development of the SUE.
Geo-technically, ground conditions
across the Land South of Whiston
require further investigation to
determine the ground model and
parameters for geo-technical design.
Recommendations for the GI objectives
and scope have been provided within
the accompanying technical report.
While it would not be appropriate to
undertake a remediation strategy at
the current stage, the aforementioned
GQRA and quantitative geo-technical
risk assessment would allow the
approximate scope of mitigation and/
or remediation to be determined for
costing purposes.
The following plan overleaf outlines
the constraints to the site from a
geo-environmental and geo-technical
perspective.
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3f Flood risk and surface water
Flood Risk
3f.1

Base data reviewed includes:

Flooding from Surface Water Overland Flow
3f.16

• Preliminary Flood Risk Assessment
(KMBC, 2012)
• Strategic Flood Risk Assessment –
Level 1 (Atkins, 2009)

3f.17

• Strategic Flood Risk Assessment –
Level 2 (Capita Symonds, 2012)
• The Land Trust, Cronton Country
Park- Flood Risk Assessment- Rev
A (Arup, 2015)
• South Whiston Infrastructure and
Development Options Study (Mott
MacDonald, 2014)
3f.2

The Level 2 Strategic Flood Risk
Assessment prepared by Capita
Symonds (2012) and the Cronton
Country Park Strategic Flood Risk
Assessment (Arup) deal in detail with
the southern part of the site (former
Cronton Colliery) and these two
documents represent the most updated
information available for flood risk in
that area.

3f.18

3f.19

3f.20

3f.15

16

The majority of the site area lies within
Flood Zone 1 where there is less than
a 0.1 per cent (1 in 1000) chance of
flooding occurring each year.
There may be potential for a small
area of the site adjacent to the M57/
M62 eastbound slip road to experience
some flooding, the extent of flood
zones here is not particularly clear.

3f.23

3f.24

This risk can be managed and will
reduce as development proceeds.

No data on flooding from this source
is available at this stage but parts of
the area lie within a high groundwater
vulnerability zone over a major aquifer.

3f.25

Environment Agency maps suggest no
risk from this source.

Few constraints appear present as
the avoidance of areas susceptible to
fluvial flooding appears to be relatively
simple and does not significantly affect
development. The risks associated
with Surface Water Flooding can be
managed as development progresses.

Land South of the M62

Flooding from Rivers and the Sea
3f.22

Flood risk in the southern area of the
site appears to be more complex than
in the northern area. The majority of the
area lies within Flood Zone 1 however
the north west corner of the site lies
within Flood Zones 2 (1 in 100 to 1 in
1000 annual probability of flooding) and
areas of Flood Zone 2 and 3 (less than

These flood zones extend to cross
Cronton Road A5080. The areas of
Flood Zone 3 appear to lie outside the
area proposed for development.
The Stage 2 Flood Risk Assessment
deals in detail with the site
recommending a full flood risk
assessment due to the fact that the
EA mapping does not seem to match
the route and contours associated with
Fox’s Bank Brook. Risk is expected
to be low provided development lies
outside the flood extents.

Summary
3f.29

3f.30

The situation is similar to that
shown for the northern area of the
site with areas classed as being of
high risk. These generally lie close to
watercourses with the largest area
being aligned around the culvert
beneath the M62 Motorway carrying
flows from Big Water.

3f.31

3f.32

The Land Trust, Cronton Country Park
3f.26

Site Specific Flood Risk assessment
classified the risk of flooding from
surface water as being low.

Flooding from Groundwater
3f.27

The Land Trust Cronton Country Park
Site Specific Flood Risk assessment
classified the risk of flooding from
groundwater as being low.

Flooding from Reservoirs
3f.28

There is no risk of flooding from this
source as defined by Environment
Agency Mapping.

Flood risk appears to be low provided
flood extents are avoided and flooding
from surface water is managed during
development.

Surface Water Drainage
Land South of Whiston
3f.34

It should be noted that the main
brooks within the Site Chapel, Fox’s
Bank and Ochre are designated
as Main River (administered by
Environment Agency). All other
watercourses will be administered by
the Lead Flood Authority.

Constraints Associated with Flood Risk

Flooding from Surface Water

Constraints Arising from Flood Risk

Flooding from Rivers and the Sea

3f.14

Many of the areas are classified as high
risk, particularly a large area north of
Halsnead Park and south of Lickers
Lane. Floodwater appears to derive
from the housing areas north of Lickers
Lane.

Flooding from Reservoirs

3f.21

Little detailed data other than that
shown within the general mapping
contained in the Level 1/2 FRA and on
EA flood mapping is available. A review
of the above data suggests that:

The site is affected by flooding from
overland flow in depressions scattered
around the site and adjacent to
watercourses and ponds.

Flooding from Groundwater

Land South of Whiston

3f.13

1 in 100 annual probability of flooding)
occur adjacent to Fox’s Bank Brook to
the centre/west of the overall former
Cronton Colliery site (including the
possible country park area).

3f.33

Provided the developed areas avoid
the areas susceptible to flooding there
appear to be few constraints. As for the
northern site area risks from surface
water flooding can be managed during
development.
Flow attenuation to green field flow
will be required as will consideration
of climate change. The mode of
attenuation requires consideration
during the master plan process as it will
affect phasing and costs associated
with strategic provision of infrastructure
drainage (that drainage needed to
serve all sites, external to housing
development sites).

3f.35

3f.36

Discussions and agreement to rates
of discharge will need to be agreed
with Environment Agency/ Lead Flood
Authority.

3f.37

The outfalls available to accept surface
water flow are infiltration to ground
(the preferred option) within the SUDs
Manual or discharge to watercourse
with the second option being within
the SUDs Manual. United Utilities have
confirmed that surface water will not be
accepted into their combined drainage
network or into the large diameter
public surface water sewer crossing the
site.
The use of infiltration depends on
an extensive series of infiltration tests
within each development site. The
available information suggests that
discharge to available watercourses
will be the preferred option for drainage
discharges, although individual
developers may seek to investigate
infiltration in more detail.
Watercourses available include the
un-named watercourse carrying flow
from Big Water beneath the M62
Motorway (in a culvert) for which
agreement with the Lead Flood
Authority and Highways England will
be required. Use of the main river lying
to the east of Fox’s Bank Lane is also
envisaged. Note this outfall lies outside
the site boundary and hence there is a
requirement to cross third party land to
reach this location. Agreement with the
Environment Agency will be necessary.
It is assumed that individual
development sites will internally
attenuate surface water discharges
allowing the main drainage system to
deal with these attenuated flows plus
flows from associated carriageways.
Initial estimates of greenfield flow
indicate that discharges of the order

Halsnead Masterplan SPD

of 3.5 l/sec/ha would be of the correct
order. Detailed figures would be agreed
with the Environment Agency for each
development site (by the developer).
Interceptors would be required at each
outfall as would attenuation ponds.
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Land South of M62
3f.38

3f.39

3f.40

The outfalls available are as for South
Whiston with the preferred option being
discharge to Fox’s Bank Brook.
This is classed as main river and hence
the Environment Agency will need to
agree proposals for discharge in terms
of flow rate (green field flow) and details
of outfalls to the watercourse.
As per Land South of Whiston, is
assumed that individual development
sites will internally attenuate surface
water discharges allowing the main
drainage system to deal with these
attenuated flows plus flows from
associated carriageways. Initial
estimates of greenfield flow indicate
that discharges of the order of 3.5 l/
sec/ha would be of the correct order.
Detailed figures would be agreed with
the Environment Agency for each
development site (by the developer).
Interceptors would be required at each
outfall as would attenuation ponds.

Water courses and flood risk zones

© Crown Copyright Knowsley MBC 100017655, 2017

17

Halsnead Masterplan SPD

Baseline Summary

January 2017

3g Utilities and foul drainage
Foul drainage
3f.1

3f.2

This section considers both surface
water and foul drainage. The
information made available to the
project team is via the South Whiston
Infrastructure and Development Options
Study (Mott MacDonald, 2014)
This report was based on United
Utilities drainage records “Extracts from
Map of Public Sewers” supplied to
Mott MacDonald by KMBC in a series
of e mails during the preparation of the
above report. These show that the site
contains a large diameter surface water
sewer crossing the area diagonally
(possibly a culverted watercourse).

Land South of Whiston
3g.3

3g.4

The site is surrounded by small
diameter combined sewers serving
the adjacent housing areas but no
combined sewer is shown in Windy
Arbour Road.

and an access route to the sewer will
need to be maintained.
3g.7

3g.8

3g.9

3g.10

A large 1000mm diameter combined
sewer is situated at the junction of
Windy Arbour Road and Lickers Lane.

3g.6

18

United Utilities advised that an
incremental approach to foul drainage
(discharging to the 1000mm sewer
in Lickers Lane/ Windy Arbour Road)
was acceptable in principle. The rate
suggested was 100 dwellings per
annum. This may restrict the ability to
open up sites in more than one area at
a time.
The existing large diameter surface
water sewer crossing the site will
generate a constraint as its easement
(between six and eight metres) will need
to be clear of development. Access to
this sewer easement will be required

The lack of any direct simple access
to foul sewer outfalls generates a
constraint to development. Lickers
Lane lies at the highest point on the
site and it is likely that all areas will
require pumped drainage. The number
of pumping stations to be provided will
require discussion with United Utilities.

3g.12

3g.13

3g.14

Drainage provision will directly affect
phasing and vice versa.

Land South of M62

Constraints arising from foul drainage
3g.5

Attenuation/storage requirements will
generate constraints. A decision will be
required in terms of where that storage
is provided. The options are, within
each site or at one or two points to
serve all sites within the area. The form
of storage will also need consideration.

Constraints arising from foul drainage

3g.11

No suitable surface water or foul
sewers lie within or adjacent to the site.
In terms of foul water the nearest foul
sewer potentially capable of accepting
any flow lies some 2km south along
Cronton Road with an alternative option
being to drain to the Huyton Sewerage
Treatment Works, some 2.5 km to the
west across agricultural land.
The foul drainage options available are
understood to be:
• Discharge to either of the above
outfall points requiring a main
pumping station and rising main.
• Discharge to a package treatment
plant which would discharge
treated effluent to Fox’s Bank
Brook (Subject to discussion with
Environment Agency for water
quality and with United Utilities for
adoption). This represents the most
cost effective option if practicable.

3g.15

3g.16

The major constraint is the lack of
foul water outfall within a reasonable
distance which will in all probability
lead to the use of a package treatment
works. This approach will require
discussions with Environment Agency
and United Utilities.

Utilities
Land South of Whiston
3g.17

The route to the outfall in Cronton
Road would require the laying of a rising
main within the A5080 a busy main
road with high speed traffic. This would
generate high costs. United Utilities
have confirmed that foul water could
be discharged to this location (Cronton
Road/ Lodge Lane).
The route to Huyton Sewerage
Treatment works would require a
requisition via United Utilities, the costs
associated with arranging this together
with compensation and the cost of the
rising main would generate a high cost.
Attenuation/storage requirements will
generate constraints. A decision will be
required in terms of where that storage
is provided. The options are, within
each site or at one or two points to
serve all sites within the area. The form
of storage will also need consideration.

Openreach cables are shown within
Cronton Road extending from Dacres
Bridge Lane to Park Villas. Cables
extend northward and eastward by
overhead line to reach Halsnead Park
and Old Halsnead (lying close to the
M62).

3g.18

3g.19

Drainage provision will directly affect
phasing and vice versa.

3g.20

Telecommunications networks
appear to be readily available around
the periphery of the site. Underground
Openreach cables are shown within
Windy Arbor Road, within Main Drive
(feeding the mobile home site), within
Lickers Lane and within or adjacent to
Fox’s Bank Lane (western side of the
lane), extending southward to reach the
M62 motorway. Overhead Openreach
cables are present within the mobile
home area. Virgin Media Cables are
shown within Windy Arbor Road (North
of Windy Arbor Brow) and within
Lickers Lane.
Potable Water supplies are available;
information provided by United
Utilities indicates that some network
reinforcement is anticipated and
suggests that some main laying/meters
would be required.
Electricity supplies are readily
available but network reinforcement is
required. Scottish Power (SP) Networks
indicated that there is sufficient
capacity available at High Voltage;
however, the view expressed by SP
Networks was that approximately
three to five distribution substations
and interconnecting cables would be
required.

3g.22

3g.23

3g.24

Gas supplies are available but network
reinforcement is considered necessary.

Land South of the M62
3g.21

Telecommunications networks
appear to be readily available around
the periphery of the site. Underground

3g.25

The underground cables within
Cronton Road continue in a south
easterly direction to reach Fox’s Bank
Lane. Overhead Openreach lines
extend from Old Halsnead eastward to
serve the Bungalow and Halsnead Farm
before reaching Fox’s Bank Lane. Here
the lines continue southward, following
the Lane, to reach Cronton Road where
they connect to the underground cable
network. There appear to be no Virgin
Media cables close to the site.
Potable Water supplies are available
with small diameter distribution mains
being shown within the site. It is not
known whether these have sufficient
capacity to serve the developed site. An
18 inch trunk main runs to the west of
the site footprint to the northern side of
the Tarbock Interchange. There is also
an 18 inch main approximately 1.5km
south of the site adjacent to Cronton
Lane/Alder Lane.
Electricity supplies are readily
available; however, as capacity is
currently limited, significant network
reinforcement may be required. SP
Networks indicated that there is thought
to be insufficient capacity available
at High Voltage to serve the total
development proposed.
Gas services exist close to the site
however reinforcement would be
required to accommodate the full level
of demand generated by the site.
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3h Air quality and noise
Air Quality
3h.1

3h.2

Noise

A review of available reports from
KMBC concludes that air quality around
the proposed development is generally
good as no Air Quality Monitors Areas
(AQMAs) have been declared.
A review of background data indicates
that the main sources of pollution for
the proposed development site will be
local roads, particularly the M62 and
the M57. The proposed development
has the potential to cause air quality
impacts during both the construction
and operational phases. The suitability
of the site for the introduction of new
receptors also needs to be considered
as if a site is likely to have poor air

recommended that a more detailed air
quality assessment is undertaken to
determine NO2 concentrations across
the site. This would allow the design
team to locate residential houses at
suitable distances from the M62 and
M57 where there is no likelihood of
exceedance.

quality the design will need to account
for this.
3h.3

3h.4

Based on the monitoring data
available it is likely that annual mean
NO2 concentrations at the proposed
development site have the potential
to be close to or above the annual
mean objectives for NO2 at locations
close to the M62 and M57. These
concentrations are likely to reduce
with distance from these roads and be
below the objectives across the majority
of the proposed development site.
Prior to finalising the master plan
for the proposed development it is

3h.5

In addition, given the size of the
proposed development, we would
recommend that the assessment
quantifies the impacts of the additional
road traffic generated on local air
quality. In particular this should look at
impacts on nearby AQMAs.

N
NTS

3h.6 The

evaluation of noise constraints upon
the site has been informed by review of
Ordnance Survey mapping, open source
aerial imagery, noise mapping published by
DEFRA, site photographs and published
information relating to previous planning
applications in the vicinity.
3h.7 The

noise constraints on both elements
of the site clearly relate to traffic noise
emanating primarily form the M62, but also
the A5080 Cronton Road to the south and
the Tarbock Island interchange between
A5300, M62 and M57 to the west of the
site.
3h.8 The

principal recent noise assessment
relating to the SUE is the Environmental
Statement (ES) which was produced in
2003 in support of an outline planning
application for commercial development on
the former Cronton Colliery site (Planning
reference 03/01148/OUT) [SKM, 2003].
This planning application was withdrawn.
The ES reports noise measurements during
day and night-time periods at a number of
locations in the around the Land South of
the M62 site, with a single measurement
location situated at the Halsnead Park site.
3h.9 Noise

mapping for the site has been
accessed using the Extrium Noise
Map Viewer [Extrium Ltd., 2016]. The
noise mapping reviewed is a product
of the strategic noise mapping exercise
undertaken by Defra in 2012 to meet the
requirements of the Environmental Noise
Directive (Directive 2002/49/EC) and the
Environmental Noise (England) Regulations
2006 (as amended) [CROWN, 2006].
Diffusion Tube
Site
© Crown Copyright Knowsley
MBC 100017655, 2017
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3h.10 The noise levels predicted by
DEFRA noise mapping and in historic
measurements for the Land South of
Whiston are significant across the site.
They are of an order for which it could be

concluded that without mitigation, WHO
and BS8233 recommendations for internal
ambient noise levels both within and
external to dwellings would be exceeded.
3h.11 For the Land South of Whiston
element, the DEFRA noise mapping
indicates that during the day-time, the noise
levels within a zone which, depending upon
topography, reaches some 80 to 150m
from the motorway are predicted to be in
the range LAeq,16hour 65.0 – 79.9 dB and
a more significant band reaching to the
perimeter of the existing park home site of
LAeq,16hour 60.0 – 64.9 dB. The majority
of the remainder of the site falls within the
range LAeq,16hour 55.0 – 59.9 dB.
3h.12 With

reference to the WHO Guidelines
for Community Noise, this indicates that the
majority of the site falls above the threshold
for serious annoyance in outdoor amenity
areas.
3h.13 During

the night-time, the DEFRA
noise mapping indicates that there will be a
zone which, depending upon topography,
reaches up to 100 – 200m from the
motorway, which will experience noise
levels of Lnight 60.0 and 64.9 dBA. A
further zone which encompasses most of
the eastern half of the site will experience
noise levels of Lnight 55.0 – 59.9 dBA. The
remainder of the site falls within the range
Lnight 50.0 – 54.9 dBA.
3h.14 The

night time noise level of LAeq,T
50.0 dB reported in the 2003 ES for the
former Cronton Colliery site falls within the
range of the noise map prediction for that
part of the site during the night-time.
3h.15 With reference to the WHO Guidelines
for Community Noise, noise levels
across the site will exceed the noise level
outside bedrooms of LAeq,8hr 45dB
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recommended to achieve the internal level
of LAeq,8hr 30 dB with partially open
windows. In the context of BS8233 the
external noise level required to achieve
desirable internal ambient noise levels
within bedrooms would be exceeded.
3h.16 A

large proportion of the site will
experience noise levels which exceed the
WHO Night Noise Guidelines for Europe
recommended interim target of Lnight
55 dBA outside to protect residents from
adverse health effects from noise.
3h.17 It

is noted that there is a Noise
Important Area centred around Halsnead
Farm immediately to the south of the M62
opposite the south eastern corner of the
site. While the NIA is actually located on
the Land South of the M62 element of the
SUE, it is reasonable to assume that similar
noise conditions exist at similar proximity to
the north of the motorway and this should
be considered as a constraint on residential
development close to the M62 on the land
South of Whiston Site.
3h.18 Mitigation which can be considered
include:

• Noise screening (such as earth
bunds, acoustic fences, or a
combination of these measures)
along the boundary with the
motorway;
• Setting out of housing to minimise
traffic noise impacts, e.g. facing gable
ends towards the motorway and
arranging layouts so houses on the
periphery of the development provide
optimum shielding for those within
the heart of the development;
• Screening of acoustic amenity areas
with substantial walls or fences;
• Façade insulation measures, primarily

based around attenuation of natural
ventilation pathways in order to avoid
the need to open windows;
• Mechanical ventilation systems for
dwelling situated in close proximity to
the M62.
3h.19 It

is recommended that a 80 – 100m
buffer zone will be incorporated within
the site along the length of the boundary
with the M62 and the sliproad at Junction
6. This would offer the opportunity to
incorporate landscaped noise screening for
motorway noise which could take the form
of landscaped earth bunds, proprietary
noise fences or a combination of these two
measures (fence atop a bund). The key
principle is to remove line of sight between
the motorway and residences. Such
screening may provide up to 10dB of noise
reduction, however its effectiveness is very
much dependent upon topography.
3h.20 The

Land South of Whiston site has
an upward sloping aspect from east to
west. For the western part of the boundary
with the M62 and associated sliproad, the
motorway is within a cutting and has limited
line of sight to the proposed residential
area. Despite the cutting, noise levels
remain high. This means that incorporation
of a noise bund/fence here will provide
relatively limited additional mitigation.
Further east along the motorway boundary,
where there is greater line of sight to the
motorway, the presence of a noise bund/
fence will be more effective.
3h.21 At

the eastern extremity of the site
however, where the motorway is elevated
with respect to the site boundary, the noise
bund/fence would need to be substantial
to remove line of sight. The efficacy of the
noise bund/fence should be determined
by detailed acoustic computer modelling in

3h.25 Employment

future assessment and design phases for
the site.
3h.22 The landscaped noise bund/fence
will have the secondary benefit of visually
screening the motorway from residences
3h.23 Note that the presence of a buffer zone
incorporating a noise bund/fence not in
isolation ensure that noise levels external
to and within “front-line” properties are
consistent with current guidance. Other
measures (see paragraph 3h.18) will also
be required.
3h.24 For the Land South of the M62
element, the DEFRA noise mapping
indicates that during the day-time the
entire site is subject to noise levels in
excess of LAeq,16hours 55.0 dB, due to
traffic noise emanating from the M62 and
A5080 Cronton Road to the south. There
is a substantial zone, predominantly in the
north of the site, where noise levels are in
the range LAeq,16hour 60.0 - 64.9, and
a zone close to the M62, encompassing
Halsnead Farm and the noise important
area where noise levels are predicted to be
in the range LAeq,16hour 70.0 – 74.9 dB.

land use, is less sensitive
to traffic noise than residential receptors.
The relatively high noise levels across
the site do not necessarily present a
constraint to commercial development
although it would be important to protect
more sensitive commercial premises such
as office developments from excessive
external noise levels.
3h.26 With

regards to Land South of M62,
it is not anticipated that noise mitigation
would be required to make the site suitable
for commercial development although it
would be advisable to set sites out such
that external areas close to the motorway
where good speech communication is
important for safe operation are shielded
from motorway noise by the massing of
buildings.
3h.27 Similarly

facades of office or other
sensitive commercial accommodation
should be designed to attenuate traffic
noise to levels acceptable for the type of
work undertaken within. This may entail fully
mechanical ventilation of buildings close to
the motorway.
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For any commercial development, due
consideration should be given through the
planning and licensing process to ensure
that associated noise emissions do not
produce significant adverse impacts at
existing noise sensitive receptors, or at new
noise sensitive receptors within the master
plan area.
3h.28

3h.29The following are recommended
as future work in support of a planning
application:

• Noise survey across the site,
preferably utilising continuous
noise logging over a number of
days to confirm the current daytime and night-time noise climate
and to validate any computer noise
modelling undertaken for the site.
• Computer modelling of traffic noise,
based upon traffic flows to confirm
likely noise impacts on proposed
residences and businesses and
to determine the effectiveness of
noise screening along the motorway
boundary.

Location

Low Reading LAeq dB (A) High Reading LAeq dB(A)

Average Reading LAeq dB(A)

1 Halsnead Park mobile home park

50.0

60.8

55.7

2 Halsnead Farm

49.6

61.6

56.4

3 Bluebell Farm

45.6

64.6

56.2

4 Cronton Road / Fox Bank Lane
(Assumed at road junction)
5 Fox’s Bank Cottages

46.6

67.3

60.6

40.7

73.3

64.0

6 Park Villas

43.5

69.4

64.0

7 Tarbock Lodge

46.1

59.9

53.6

8 Proposed Hotel

44.6

62.8

57.2

Table 3h: Noise Data from 2003 ES for Redevelopment Proposal Cronton Colliery Site
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3i Local Facilities
General context
Lickers Lane forms the northern
boundary of the site and has a cluster
of buildings in proximity to Croftwood
Grove (approximately at the midway point
between Windy Arbour Road and Fox’s
Bank Lane) which create an informal ‘local
centre’ incorporating;

Primary
Schools

Capacity

Pupils on
role (2016)

Surplus /
deficit

Secondary
Schools

Capacity

Pupils on
role (2016)

Surplus /
deficit

1026

24

3i.1

•
•
•
•
•

George Howard Centre
St Leo RC Church
St Leo’s and Southmead Catholic
Primary School Serving the
Community
Southmead children’s centre
A small local convenience shop

Approximately 0.5km to the north west
is Whiston village centre which has a more
expansive range of local retail and services,
including a post office.

3i.2

Whiston Hospital is located
approximately 1.2km to the north east. This
is a significant large, high profile hospital
including Accident and Emergency and
maternity departments.

3i.3

Whiston train station is an important
local facility on the historic ManchesterLiverpool line. The station is located at
the northern end of Pennywood Lane,
approximately 0.6km from the northern
boundary of the site.

3i.4

Local Area: Education
The Education Act 1996 suggests that
an acceptable walking distance for a local
school is 2 miles (3.2km) for a child under 8
years and 3 miles (4.8km) for a child over 8
years.

3i.5

From a sustainability perspective,
proximity within 1.2km (equivalent to a
15 minute walk) is more likely to promote
walking as a modal choice.

3i.6

The adjacent tables identify assessed
capacity and current pupil roll, enabling
identification of capacity within existing

3i.7

22

1.2km or less (from site centre)
St Leo's and
Southmead Catholic
Primary School Serving
the Community

261

Halsnead
Community Primary
School

420

Whiston Willis
Community Primary
School

420

1.2km or less (from site centre)
227

358

320

34

St Edmund Arrowsmith
Catholic Centre for
Learning (VA)

100

within 1.2km - 3.2km
268

239

-29

Eccleston Lane
Ends Primary
School

245

245

0

Evelyn Community
Primary School

245

Holy Family
Catholic Primary
School

210

Longton Lane
Community Primary
School

210

191

19

Mosscroft Primary
School

210

153

57

Oakdene Primary
School

244

213

31

Our Lady's Catholic
Primary School

210

247

-37

Prescot Primary
School

420

442

-22

St Aidan's Catholic
Primary School

243

235

8

St Ann's Church
of England Primary
School

404

424

-20

St Bartholomew's
Catholic Primary
School

313

313

0

St Gabriel's CofE
Primary School

210

220

-10

St Joseph's
Catholic Primary
School

210

201

9

Based on evidence from the NHS directory, there are 14 GP surgeries within 3.2km
of the site. At approximately 1.3km, Whiston Primary Care Resource Centre (Aston
Healthcare2) is the closest practice.

3i.9

Lord Derby
Academy

1200

779

421

The Prescot
School1

1050

-

-

Rainhill High School

1550

1475

75

Total (excluding
The Prescot
School)

3,800

3,280

520

All but one of the practices are currently accepting new patients, with 37 GPs and
51,879 patients registered (excluding Aston Healthcare). Based on the Royal Academy

3i.10

GP Practice

Patients on role

No. of GPs

GPs required
by standard

Accepting new
patients?

Table 3i.2: Secondary Schools (Source: Edubase; 2016

Whiston Primary Care Resource Centre (Aston Healthcare)

25,419

-

14

Yes

Total figures exclude The Prescot School due to the unavailability of
pupil roll data.

Cedar Cross Medical Centre

3,167

2

2

Yes

Cross Lane Surgery

2,697

2

1

Yes

Longton Medical Centre

5,087

3

3

Yes

The Crossroads Surgery

3,029

4

2

Yes

Longview Primary Care Centre

4,026

3

2

Yes

Manor Farm Primary Care Resource Centre (Aston Healthcare)

25,419

-

14

Yes

St John's Surgery

3,029

3

2

Yes

Mcneilly & Partners

6,806

6

4

Yes

Park House Medical Centre

7,464

4

4

Yes

Prescot Medical Centre

5,316

4

3

No

Tarbock Medical Centre

3,725

2

2

Yes

Nutgrove Villa Surgery

3,533

2

2

Yes

Hough Green Health Park

4,000

2

2

Yes

Total (excluding Aston Healthcare)

51,879

37

29

-

1

285

210

-40

0

St Luke's Catholic
Primary School

235

242

-7

St Mary and St
Paul's CofE Primary
School

209

211

-2

The Sylvester
Primary School

331

225

106

Total

Local area: Healthcare

within 1.2km - 3.2km

62

Cronton CofE
Primary School

1050

Secondary
• 4 secondary schools within a 2 mile radius.
• The closest is St Edmund Arrowsmith Catholic Centre for Learning (VA)
• There is surplus provision within existing secondary schools equivalent to 520 places.

5,460

5,201

Table 3i.1: Local Primary Schools (source: Edubase; 2016)

259

schools. This does not take account of
deficit capacity (i.e. where schools are
currently accommodating a greater number
of pupils than their capacity suggests), in
order to reflect guidance from the Audit
Commission which suggests that any such
deficit should be taken as zero.
The tables are supported by the plans
opposite and together confirm;

3i.8

Primary
• 20 schools located within a 2 mile
radius. St Leo’s and Southmead Catholic
Primary School Serving the Community
is the closest school.
• 9 of the 20 schools have capacity to
accommodate new pupils, including St
Leo’s and Southmead.
• Overall there is a surplus of 259 primary
school places across the 20 schools.
• Reflecting Audit Commission guidance
on any deficit to be taken as ‘zero’, the
true capacity equates to surplus 426
primary school places.

Aston Healthcare is a healthcare provider which operate from 7 different
surgeries, 2 of which (Whiston Primary Care Resource Centre and Manor Farm
Primary Care Resource Centre) are located within 2.5km of the site. The patient
data provided for Aston Healthcare includes the number of patients on roll across
the 7 surgeries and information on the number of GPs is unavailable.

2

Table 3i.3: Local GP provision (source: nhs.uk)

Dental practice

Approx
distance

No. of
dentists

Accepting new patients?
Adult

Child

mydentist

0.6

2

Yes

Yes

Origins Dental

0.8

2

No

No

H Lloyd & Mr J Williams

1.4

2

No

Yes

mydentist

1.4

5

Yes

Yes

Miss L Husain

1.8

1

Yes

Yes

Prescot House Dental Surgery

1.8

3

Yes

Yes

High Street Smiles

1.9

1

No

No

Mr M A C Flett & Associates

2.0

6

No

No

Upton Dental Practice

2.0

4

Yes

Yes

Total

-

26

-

-

Table 3i.4: Local dental services (Source: nhs.uk)
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of General Practitioners GP to patient
ratio (1 GP per 1,800 people), there is
a requirement for 29 GPs to serve the
number of patients currently registered at
existing practices. This suggests that there
is sufficient provision of GPs within existing
healthcare facilities local to the site3.
There are 9 dental practices within
3.2km of the site, 5 of which are accepting
new adult patients and 6 of which are
accepting new patients aged under 18
years.

3i.11

Such an outcome would clearly need
a tailored plan of phasing and design, and
could potentially see the need to deliver
three-form entry. It is recommended that
the masterplan process gives careful
consideration to the siting of a new Primary
School in this context, given potential
need for it to serve both new and existing
residents, and therefore potentially needing

3i.16

to be phased early in the development
programme.
The analysis does not suggest that
other core facilities need to be provided
on site as part of the development in order
to account for existing deficiencies and/or
existing services that cannot otherwise be
reasonably improved and maintained. There

3i.17

Whiston Willis
Community Primary
School

NTS

Conclusion
Existing core facilities in the local area
have capacity to provide for an additional
influx of residents. There are some key
core facilities within close proximity to the
development site.
There could be an opportunity for
new development to support the existing
informal ‘local centre’ on Lickers Lane
(and perhaps deliver new buildings and
uses that expand or complement it,
subject to viability). Similarly the existing
Whiston village centre presents a range of
accessible local facilities that with effective,
legible and safe connections through to
Windy Arbour Lane could provide a key
amenity to new residents.

January 2017

is already a good range of facilities in the
local area with potential to be supported
and sustained by new development.

N

3i.12

Baseline Summary

St Edmund
Arrowsmith Catholic
Centre for Learning

N
NTS

Whiston
Halsnead
Local
Community
Centre
Primary School

Prescot
Town Centre

St Leo’s and Southmead
Catholic Primary School Serving
the Community

3i.13

Whiston
Hospital

Whiston Willis
Community Primary
School

Proposed residential
development

St Edmund
Arrowsmith Catholic
Centre for Learning

Whiston Halsnead
Local Community
CentrePrimary School
St Leo’s and Southmead
Catholic Primary School Serving
the Community

Huyton
Village
Centre

There are three local primary schools
within 1.2km (approx. 15min walking time),
generally clustered around Whiston train
station. These three schools have a surplus
of 196 places combined.
KMBC has confirmed that the planning
policy objective to deliver c.1500 new
homes at the site would generate need
for a new primary school to be built on
site. However, given the surplus evident
in existing Primary Schools nearby there
could be potential opportunity to merge an
existing school with the new school.

m
2k
1.

3i.14

Note that this could vary depending on whether existing GPs are
employed on a full time or part time basis. Further consideration should
also be given to the rate that new residents do - or are likely to register with a local practice.

m
2k
3.

m
(2

)
iles

3i.15

Wider context: range of core facilities in the local area

Local context: 400m and 800m isochrones for the closest facilities

© Crown Copyright Knowsley MBC 100017655, 2017
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3j Open Space
South of Whiston and Land South of
M62 SUE - Supplementary Planning
Document (Pre-consultation draft Jan
2016)
3j.1

24

The draft SPD states:
• Thought needs to be given to
the balance between new on site
provision and the enhancement of
existing green infrastructure and
assets.
• Local site characteristics already
provide the foundation of a green
infrastructure network, and also
stimulate the opportunity for a
bespoke drainage solution.
• The scale of the proposed site will
open up opportunities for generous
green space provision, focused
around the existing Halsnead Park
area, delivering open spaces and
play areas on site that help to
sustain a family friendly place.
• As well as providing green space
for recreation and play, there
is opportunity for development
structured by strategic green
corridors which provide a range
of functions – land drainage/
flood water storage, ecology/
biodiversity, and passive recreation
(e.g. walking and cycling routes).
This could open up involvement
from local interest groups and
partners in the design, delivery and
management of open space.
• Further investment in the existing
green infrastructure should be
considered across both land
parcels in addition to the standard
green infrastructure policy
requirements.
• Public open space for play and
recreation should be strategically
distributed throughout the site,
delivering a structured and legible
network. The approach aims to

deliver an attractive and valuable
recreational space network that
can be accessed by new and
existing residents.
• To the South of the M62 the
proposed employment areas
need to incorporate direct
linkages to the proposed Country
Park together with a formal green
link running north along the
former mineral railway and via the
existing motorway crossing.
Evidence Base: Greenspace Audit
(2012)
The borough is divided into 38
Substantial Residential Areas (SRAs)
under four Community Areas (CAs). The
site lies within the Prescot, Whiston,
Cronton and Knowsley Village (PWCK)
CA and SRA 30.

3j.2

PWCK CA
The audit identifies a total of
130.95 hectares of public open space
representing an overall surplus of
56.97ha relative to current standards (see
below) but masks deficiencies in certain
typologies.

3j.3

Whilst there is a significant surplus of
Parks and Gardens typology (59.46ha)
and Amenity Greenspace typology
(9.05ha), there is a deficit in terms of
provision for children and young people
(-3.93ha), allotments (-0.76 ha) and
outdoor sports provision (-17.04 ha).

3j.4

SRA30
SRA30 has a small surplus of 2.08 ha
of public open space relative to adopted
standards. This is primarily due to the
presence of a large amenity greenspace
at Lickers Lane Playing Fields (3.33 ha).

3j.5

However the SRA is deficient in the
following typologies;
• Parks and Gardens
• Children and Young People
• Allotments

3j.6

In quality terms the SRA performs
fairly well, the majority of spaces being
considered fair to excellent.

site up to the required standards, plus a
commuted sum towards maintenance or an
agreed maintenance programme.

Adopted Policy: Knowsley Local Plan
Core Strategy (Jan 2016)

3j.13

3j.7

Policy SUE2 requires the Sustainable
Urban Extensions (SUE) to “include
appropriate provision for public open space
(POS), walking and cycling routes as part of
the Green Infrastructure network integrating
with existing POS, recreational assets and
areas of ecological value”.

3j.8

Policy SUE2c relates specifically to
the South of Whiston / Land South of
M62 SUE requires the provision of “Public
Open Space (POS) within a wider Green
Infrastructure network integrating with
existing POS, recreational assets, areas
of ecological value and the Whiston to
Cronton strategic green link”

3j.9

Policy CS21 requires new residential
developments to enhance greenspaces
via on-site provision, new off-site provision
or the enhancement of existing off-site
provision through developer contributions.
3j.10

Developer Contributions
Supplementary Planning Document
(SPD) (June 2016)
Supports Policy CS21 stating that “The
type of provision or contributions required
will vary with the type, scale and location of
development. New development will not be
expected to remedy existing deficiencies,
but where these deficiencies are made
worse by new development, the existing
deficiencies will be used to prioritise the
locations for mitigation when delivered by
off-site provision.”
3j.11

SPD requires large new residential
developments (300 persons or more) to
include provision of new open space on3j.12

Where location or layout of the site
makes it difficult to provide high quality
on-site provision, a developer contribution
to off-site provision of identified projects
within existing greenspaces that serve the
development may be acceptable.

Level of provision required will be
calculated on basis of additional persons
using below rates:
• Studio / one bedroom: 2 persons
• Two bedrooms: 3 persons
• Three bedrooms: 4 persons
• Four + bedrooms: 5 persons
3j.14

The relevant standards are set out in
the SPD, and summarised at Table 3j.
3j.15

Type

Description

Quality standard
(ha per 100
residents)

Quality
standard (sqm
per person)

Accessibility
standard (maximum
recommended
distance)

Park and
Garden

Formal and
urban parks and
garden

0.8

8

1200m

Amenity
greenspace

Informal green
spaces in and
around housing

0.5

5

800m

Provision for
children and
young people

Play spaces and
provision for
young people

0.1

1

800m

Allotments

Areas for
growing fruit and
vegetables

0.05

0.5

1600m

Table 3j: SPD open space standards (Developer Contributions Supplementary Planning Document June 2016)

Potential site requirements
As a guide, applying a conservative
average dwelling occupancy of 3 persons
across the SUE (1500 – 1700 dwellings)
would require the following standards of
provision within the site:
3j.16

• Parks and Gardens: 3.6 – 4.08ha
• Amenity Greenspace: 2.25 – 2.55ha
• Children and Young People: 0.45 –
0.51ha
• Allotments: 0.22 – 0.25ha
• Outdoor sports: 5.45 – 6.17ha
• Total: 11.97 – 13.56ha

In addition to the general open space
policy standards, the Core Strategy
indicates that the South Whiston SUE
is allocated for ‘A country park within
the broad extent of the former Cronton
Colliery including public open space and
the creation of associated footpaths, cycle
ways and bridleways’.
3j.17

Halsnead Masterplan SPD

Accessibility analysis showing
existing open space provision
arranged by size of catchment

N
NTS

Typology codes
AGS
- Amenity Greenspace
C&YP
- Provision for Children and Young People
P&G
- Parks and Gardens
OS-SG - Outdoor Sports Facilities-School Grounds

Spaces with a
800m buffer:
serving a local
and immediate
function

N
NTS

Current provision of
space for children
and young people is
currently deficient.

NTS

Spaces with a
1600m buffer:
serving a wider
local catchment
SRA30 is deficient
in allotment
provision. Paradise
Lane Community
Garden is an
important but small
scale community
resource.

Spaces with a
1200m buffer:
serving a local
community

The far south east
corner of the site
falls beyond its
catchment

The south east
corner of the site
falls outside existing
catchments.

N

January 2017

Stadt Moers
Country Park is a
significant open
space and gives
rise to a surplus of
Parks and Gardens
Typology in PWCk
CA. Although
SRA30 is technically
deficient in this type
of space, proximity
and connectivity to
Stadt Moers could
reasonably be said
to compensate for
this.

Current oversupply
of amenity
greenspace,
influenced by
Lickers Lane
Playing Fields and
also the Radburn
housing layouts
in the area which
are synonymous
with creating small
pockets of space.

© Crown Copyright Knowsley MBC 100017655, 2017
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N
NTS

Spaces with a
2400m buffer:
serving a large
catchment
The three local
primary schools
immediately north
of the site represent
good provision of
this type.

Whilst technically its
catchment covers
the development
site a new
development of
this scale is likely
to need on site
provision.
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3k Transport

3k.1

3k.2

3k.3

3k.4

26

Previous work has been undertaken
for transportation, with the surrounding
highway network tested against
the development proposals and a
series of access points and highway
mitigation locations identified.
Information on these junctions can
be seen in the Transport Assessment
(Mott MacDonald, 2016). The need
for improvements at these locations
was mainly identified through a traffic
modelling approach which identified
where existing junctions would be
pushed close to capacity or over
capacity on account of development.
A Transport Assessment has been
produced which provides further
technical information on the proposed
access junctions and mitigation location
and design, drawing upon modelling
results.
An internal circulation route for the
northern site should connect all
accesses with each other to avoid the
site being a cul-de-sac development
and help integrate it with the wider
urban network. The route ensures
that all vehicular accesses into the
site are connected to each other. The
internal routes would ensure that the
development site is permeable by bus,
walking and cycling
The southern employment site, south
of the M62 could be accessed via a
single junction from Cronton Road.
An internal distributor road could be
constructed to serve the individual
development plots.
The potential site access points are
shown overleaf.

3k.5

• Cycling - Whilst formal cycling
infrastructure in the vicinity of the
study area is scarce, National
Cycle Network route 56 runs
adjacent to the site to the northwest. This provides a traffic free
route north-south around Whiston.

The baseline transportation provision
for the site is summarised below:
• Buses - The study area is bound
by a number of bus routes,
predominantly providing local links
to surrounding settlements such
as Huyton, Prescot and Rainhill, as
well as medium distance services
to St Helens, Widnes, Liverpool,
Runcorn and Warrington. Three
bus routes are located along
Lickers Lane, to the north of the
study area, with a further route on
each of Windy Arbor Road and
Cronton Road.
• Rail - Whiston Railway Station is
easy to reach on foot from the
site. Walking distances to the
station measured from the access
points vary in length the closest
being 525m from the northern
masterplan site and the furthest
being 3130m from the southern
masterplan site. There are 3
trains per hour (tph) to Liverpool,
1 tph to Warrington and 2 tph to
Manchester.
• Walking - At the local level, walking
provides the most important
mode of travel. It is considered
that the key desire lines for those
travelling on-foot will be linking
north, towards the railway station,
education facilities or Whiston local
centre. It is particularly important
to consider how the location of
access points to the study area
cater for pedestrian desire lines
towards these amenities.

3k.6

3k.7

The implementation of the off-site
highway mitigation schemes will be
assessed as the master plan develops,
with the phased development of the
site linking to ‘trigger’ points for off-site
mitigation becoming required.
Highway infrastructure provision both
on and off site will be considered
in detail within the Infrastructure
Development Plan, including costings
for these items.

Opportunities

Constraints

Improved
pedestrian
connectivity

The intensification of pedestrian
movements, particularly across Lickers
Lane and the junction of Windy Arbor
Road/Lickers Lane, will certainly require
improved pedestrian crossing provisions.

M62 severing the
site

Inter-connectivity between the northern and
southern sections of the site are restricted
due to the M62 with a single pedestrian
crossing point provided.

Additional bus
service provision

An increased catchment will support
additional bus service provisions.

Suitability of wider
highway network

The wider highway network will
require modifications to ensure it can
accommodation additional movements as a
result of the development.

Strategic location

The site is well located to benefit from good
access onto the strategic road network.
The site is also well located to benefit from
easy pedestrian access to Whiston rail
station

Internal routes

The internal routes for the site provide an
opportunity for the site to be permeable
and support trip dissipation to reduce
impacts upon single junctions.

Table 3k: Summary of transport opportunities and constraints
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Transport and access
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3l Market demand

3l.1

An outline market demand report
has been prepared to support the
masterplan baseline. The following
provides an overview of key
observations in the residential and
commercial sector.

Residential Market
3l.2

3l.3

3l.4

Whilst it is too early to determine the full
extent to which the EU referendum may
have an effect on housebuilding, the
national outlook remains positive based
on the current market fundamentals,
need and demand for new homes,
strong government support and
accessibility of mortgage finance.
Analysis of sales evidence and
engagement with local agents
demonstrates that Whiston maintains
reasonable levels of market demand,
yet the surrounding areas of Prescot,
Rainhill and some areas of Huyton
(i.e. South) are more sought after than
Whiston.
Within Whiston itself demand for homes
varies with some areas proving popular,
but more limited desirability attached
to areas of ex-council housing stock
and rental properties that are not well
kept. The location of the settlement in
relation to key transport links, including
the M62, the M57 and Whiston
train station, and the accessibility of
Whiston to key employment areas,
such as Liverpool and Manchester, is
considered to be beneficial to the local
market.

3l.5

3l.6

3l.7

3l.8

3l.9

Evidence also suggests that Whiston
Hospital attracts residents to the area
through the provision of employment
opportunities.
It is considered a popular area with firsttime buyers and downsizers, and would
also appeal to families if the appropriate
choice of properties and quality of
environment was provided.
There is no current or significant recent
evidence of new build residential
development in proximity to the South
of Whiston site in Whiston itself.
Analysis of neighbouring settlements
has provided useful comparable
evidence of sales values, rates and
scheme mix/typology.

Commercial Market
3l.10

3l.11

3l.12

It is anticipated that average net sales
prices would range from £180 per sq ft
to £230 per sq ft across the SUE site.
It is anticipated that the average open
market sales rate would equate to 2.5
units per calendar month equivalent to
30 units per annum. Should delivery be
undertaken under two flags (i.e. multideveloper) bringing forward a similar
product simultaneously, it would be
realistic to discount deliver to 50 units
(overall) per annum.

3l.13

3l.14

28

Occupier demand for logistics, storage
and distribution uses (Use Class B8)
within the M62 Corridor has remained
resilient, reinforced by a limited supply
of high quality floorspace.
The Knowsley market is considered to
be less of a prime location than sites
in closer proximity to the M6, but the
development site (Land South of the
M62) still presents a good location
for B8 industrial uses with strategic
connections with occupiers and
investors expected to pay a premium
for land and premises and evident
underlying market demand.
The greatest current occupier demand
is understood to be for high quality
premises ranging from 20,000 – 70,000
sq ft, with a lack of speculative available
and pipeline supply, although the
site would also be suitable for larger
premises in excess of 100,000 sqft.
Rents are expected to be in the range
of £5.50 - £6.00 per sqft.
Prime post-Brexit investment yields
are expected to be at 6.5%, although
there is a risk of softening if investor
confidence declines due to economic
uncertainty or weakening labour market
and output indicators.
Prime industrial land values are
expected to range from £300,000 –
£450,000 per acre in this location.
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Infrastructure demands
4.1

Baseline Summary

NB Further detailed studies and outline design work are required to
determine the level of infrastructure required for both masterplan sites
which will be dependant on the use of both sites. Such studies and
design work will allow an understanding of the infrastructure required,
its costs and the likely timeframe for its implementation.

January 2017

04

The table provides a summary to highlight likely approach needed.

Infrastructure

Baseline provision

Likely approach, considerations and risks where applicable

Secondary education

4 secondary schools are located within a 2 mile radius of the site.

Primary education

20 schools located within a 2 mile radius of the site.

The scale of housing provision within the SUE, combined with the anticipated lack of capacity for expansion in nearby primary
schools, means that the Council’s expectation is that new on-site school provision will be necessary. No Secondary provision is
expected.

Early years / nursery

20 day nurseries / early year’s education facilities within a 2 mile radius.

Adult / community learning
and Extra Care

Higherside Adult Education Centre located in Whiston.

Community centre / facilities

Robert Foulkes Centre, Dragon Lane Community Centre and George Howard Centre all in Whiston.

Primary health care

Based on evidence from the NHS directory, there are 14 GP surgeries within 3.2km of the site. At
approximately 1.3km, Whiston Primary Care Resource Centre is the closest practice.

Any future application for planning permission should contain contribution for health provision if evidence at the time indicates a
need connected with the proposed development (Table 4.1, draft SPD).

Indoor sports

Knowsley Leisure and Culture Park is located approximately 2.5km to the north west of the site.

Support for additional services may be require through developer contributions.

Outdoor sports / playing
pitches

Lickers Lane Playing Fields are an existing facility located within the site.

Developer contributions would be required in line with the Local Plan Core Strategy policies CS21 and CS27.

Play facilities

N/A for baseline

Appropriate facilities should be provided on site.

Allotments

N/A for baseline

There is a provision deficit (-0.76 ha) and the site will be required to provide space for allotments.

Public Open Space

The site is currently not publicly accessible.

Given the potential scale of development it is expected that most forms of open space will be provided on site. Some provision
should be made for expanding the existing cemetery in the North-East corner.

Public realm

N/A for baseline

Streets should be designed to encourage pedestrian and cyclist activity, and become attractive spaces in their own right,
complementing a range of other hard and soft landscaped spaces through the development area (Manual for Streets).

Heritage

See sections 3a and 3c, plus accompanying standalone reports.

Development proposals should preserve or enhance the borough’s historic and architectural assets (Local Plan Core Strategy
Policy CS20)

Highway infrastructure

Located south of the existing urban area of Whiston, the site will benefit from easy accessibility to
Whiston railway station which provides rail connections between Liverpool and Manchester.

For the South Whiston Area highway access is available from Windy Arbour Road, Lickers Lane and Foxes Bank Lane. New
junctions will be required on these carriageways. For land South of the M62 access is possible from Cronton Road and from
Fox’s Bank Lane. Access to Fox’s Bank Lane will be a low level access point coincident with existing access locations. New
Junctions will be required on Cronton Road.

Pedestrian and cycle
facilities (on and off site)

Formal cycling infrastructure in the area is scarce, but National Cycle Network route 56 runs adjacent
to the site to the north-west. This provides a traffic free route around Whiston. Future pedestrian
desire lines will link north, towards the railway station, schools and Whiston village centre.

Highway authorities would be expected to adopt street layouts complying with their Design Guide which have been constructed
in accordance with the highway authority’s specification of works. They would normally be expected to adopt residential streets,
combined footways and cycle tracks (Manual for Streets, Page 30).

Public Rights of Way

There are no recorded Rights of Way within either of the masterplan sites. A Right of Way is available
outside of the masterplan site boundary between Penny Lane and Foxes Bank Lane.

Clear, legible and accessible walking and cycling routes as part of an integrated Green Infrastructure network and sustainable
street hierarchy.

Bus infrastructure and
service provision

The study area is bound by a number of bus routes, predominantly providing local links to surrounding Merseytravel policy is for properties within built-up residential areas to be within 400m walking-distance of a bus stop.
settlements such as Huyton, Prescot and Rainhill, as well as medium distance services to St Helens, Accommodating bus routes on internal site roads should be considered at the design stage to ensure they are suitable to
Widnes, Liverpool, Runcorn and Warrington.
support bus services. Service provision is likely to be provided on a commercial basis.

SuDS & Drainage

Provision described within section 3 of the report. Outfalls for surface water will be to available
watercourses and discharge restricted to green field flow. Interceptors will be provided as will
attenuation ponds forming part of the Green Infrastructure network.

Local Plan Core Strategy Policy CS22 aims to manage flood risk, including through the use of Sustainable Drainage Systems
(SuDS) and flood resilient design for infrastructure and property.

Utility infrastructure

Telecommunications are readily available however electricity, gas and potable water will require
network reinforcement. This may include a primary substation for land south of the M62.

Responses from Scottish Power and National Grid suggest that network upgrades and reinforcement to the electricity and gas
networks may incur high costs.

Foul water drainage

Discharge of foul water drainage will be to the 1000 mm combined sewer in Lickers Lane in
accordance with United Utilities preference. Pumping stations and rising mains will be required.
United Utilities may impose a restriction on yearly development to allow them to assess any network
reinforcement necessary. For land south of the M62 a package treatment plant discharging treated
effluent to Fox’s Bank Brook may be required - this would need a pumping station to lift flows.

Foul water drainage systems will where practicable conform with Sewers for Adoption thus allowing the main system elements
to be adopted.

Table 4: Summary of infrastructure demands and considerations

Support for additional services may be required through developer contributions.
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Land Registry Search undertaken
by KMBC indicates that there are at
least 43 land ownerships across the
site. The multiplicity of ownerships
in itself presents a key challenge
to a comprehensive, integrated
development, and ensuring that the
necessary infrastructure is delivered in
the right place at the right time.
Plan 1 opposite, supplied by KMBC,
provides a record of known ownerships.
It is notable that some small parcels of
land have unidentified ownership at this
stage.
It is understood that a number of land
owners have entered into development
option agreements, for example Maro
Developments are aligned to a volume
housebuilder, and Junction Properties
have previously attempted to take
out options on a number of smaller
landholdings.

‘High risk’ ownerships
5.6

Halsnead Park Ltd (mobile home park)
5.7

5.8

Comments received to date indicate
that, subject to detail, both the
landowners and developers of the more
significant parcels are keen to expedite
the adoption of the SPD and masterplanning process to enable them to
progress with planning applications as
soon as possible. This includes both
Maro and Junction.
KMBC has been in correspondence with
the majority of landowners within the
masterplan area for a number of years
through the Local Plan process. Issues
of timing and phasing of the delivery
of the masterplan have been raised as
being critical items by the landowners
during early dialogue.

Initial correspondence with and
intelligence gathered on landowners or
their agents has highlighted a number
of potential issues. Plan 2 opposite
identifies some ‘high risk’ areas
including;
This large parcel of land sits centrally
within the northern part of the site.
It is currently used as a permanent
mobile home park subject to multiple
leasehold/tenancy agreements. The
land is dually owned and there are
indications that the two parties have
opposing views regarding the future
redevelopment of the site.
Located at the geographic centre of
the site this land could potentially play
a key role in ensuring a holistic and
connected development over time
(albeit likely to be a longer term future
phase). Although the activity and visual
impact of the mobile home park is
limited, its presence may potentially be
perceived as a weakness by housing
developers when dealing with plots
immediately adjacent.

Access options into the site are
relatively limited / fixed. Vehicular
access points are generally located
where there is considered to be current
‘in principle’ support by the relevant
landowners. This position needs to
be nurtured through ongoing positive
and supportive dialogue to ensure that
access links through development.

critical locations nevertheless they
may continue to present risks to a
comprehensive development.

Old Halsnead
5.10

This Grade II Listed Building will need
a sensitive development response,
particularly with ambitions to deliver
large format employment in proximity.

5.15

Big Water / Pirelli Social Club (PSC)
5.11

5.12

PSC is understood to own land in
and around Big Water. This land
has great potential to become a key
placemaking and amenity asset of the
future development. Indeed, improved
environmental quality and accessibility
here could potentially be part of an early
phase residential development (e.g. the
adjacent Maro land).

5.13

5.16

5.14

Various correspondence dating back
to April 2014 indicate that some of
the smaller owners have previously
stated that they are not supportive
of development of their freehold
sites (largely as the land parcels
comprise their own homes). None of
the above are considered to occupy

The following tenancy agreements are
known to be in place:
• Mundell, RA. and McEllin, A. to the
north of the site – Land currently
occupied by two tenant farmers

It is recognised that such ambitions will
need to be progressed through positive
dialogue with PSC.

The ambition to deliver a
comprehensive, integrated place from
the SUE site will need an integrated
network of streets and spaces. These
are likely to pass through / overlap a
number of separate land ownerships
given the fragmented pattern and
therefore consensus of the smaller
landowners would be preferred.

Individual objections may be capable of
resolution through the master-planning
process albeit the fallback option of
Compulsory Purchase should continue
to be considered and factored into any
delivery strategy.

Tenancy agreements and covenants

• McCutcheon et al – land part
leased to KMBC
• KMBC land to the north-west
corner of the site – leased to
Whiston Town Council and in use
as a football pitch for Whiston FC
Juniors.

Smaller land holdings

Strategic access connections (areas A
and B on Plan 2)
5.9

January 2017
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Land ownership

5.1

Baseline Summary

5.17

There may in addition be other
tenancies and covenants over the site
which would only be uncovered by way
of full legal search. This may potentially
identify potential constraints or effects
on phasing not currently known.
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Plan 1

Baseline Summary

January 2017

Plan 2

B

A

Key
Site boundary
Ownership boundaries (March 2016 - land registry)
Unconfirmed land ownership
Known Tenancy agreement
High risk identified - See explanation
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Development area
The pre-consultation draft SPD (Jan
2016) includes a spatial development
framework plan which establishes an
theoretical developable area.

6.1

2. Pre-consultation draft SPD / estimated net
developable, Jan 2016

1. Allocated SUE land / gross
development area

The diagrams to the right provide further
analysis of the potential developable area,
factoring in outcomes of the baseline
review.

6.2

Total site area

Total development area

175.26 Ha

96.34 Ha

© Crown Copyright Knowsley MBC 100017655, 2017

Extract from KMBC South Whiston and Land South of the M62 Locally-led
Garden Villages: Expression of interest, July 2016
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© Crown Copyright Knowsley MBC 100017655, 2017

Analysis of draft spatial framework contained in SPD South of Whiston and Land
South of M62 SUE, Jan 2016
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3. Baseline review Sept 2016: Impact of
observed constraints on developable area

Baseline Summary

January 2017

4. Baseline review Sept 2016: Potential further
changes to developable area

6.
5.
3.

5.

3.
7.

2.
6.

4.

7.
3.

1.

2.

1.

1.

2.

1.
9.

10.
9.
4.
8.

8.

Potential developable area
82.2 Ha

© Crown Copyright Knowsley MBC 100017655, 2017

Pre-consultation draft SPD estimated net
developable area
Likely non-developable areas observed in
baseline review Sept 2016

1. Mature woodland and Listed Building
2. 80m buffer to motorway allowing for noise and air quality mitigation
3. Existing building/woodland
4. Existing residential curtilage
5. Area of future cemetery expansion
6. Woodland group
7. Woodland group
8. Connectivity to proposed Country Park
9. Listed Building and curtilage
10. Existing residential curtilage

© Crown Copyright Knowsley MBC 100017655, 2017

Potential further reductions to developable
area subject to design and mitigation

1. 100m buffer to motorway -2.33 Ha
2. Open space buffer to key woodland group -1.09 Ha
3. Open space buffer to cemetery -1.28 Ha
4. Area subject to topographic constraints -0.71 Ha

Potential additions to developable area
subject to feasibility

5. Existing residential buildings +1.16 Ha
6. Part-redevelopment of mobile home park +1.97 Ha
7. Potential developable land +0.16 Ha
8. Potential developable land +3.86 Ha
9. Potential developable land +3.55 Ha
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Summary
Key constraints and risks to be addressed
Geo-environmental

Noise
Air Quality
Utilities
Flood Risk
Drainage

Archaeology
Transport
Ecology

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Risks identified for a number of receptors related to potential linkages including future site users, users of adjacent sites and surface watercourses and features across the SUE.
Potential geotechnical risks identified for Made Ground, Superficial Deposits and Pennine Middle Coal Measures.
Recommended that further data collection and research is undertaken to refine existing risk assessments and to design an intrusive ground investigation (GI).
Notable noise impacts for both sites relating to the M62, A5080 Cronton Road and the Tarbock Island interchange.
Recommendations for internal ambient noise levels at the Land South of M62 site could be exceeded within and external to dwellings.
NO2 concentrations at the SUE have the potential to be close to or above the annual mean objectives at locations close to the M62 and M57.
Potential for adverse air quality impacts during both construction and operation of the site.
Responses from Scottish Power and National Grid suggest that network upgrades and reinforcement to the electricity and gas networks may incur high costs.
More complex flood risks for the southern portion of the Land South of M62 site however flood risk will be reduced providing that flood extents are avoided and that surface water
flooding is managed during development.
Lack of foul water outfall within a reasonable distance of the SUE is likely to require a package treatment works.
No suitable surface water or foul sewers within or adjacent to the South of M62 site.
Possible restrictions on the ability to open up sites in more than one area at a time.
Moderate to high archaeological potential for medieval and post-medieval remains across both development areas.
High potential for modern remains is predicted for the Land South of M62 site relating to the former Cronton Colliery.
Upgrades to the wider highway network will be necessary to ensure it can accommodate additional demand stemming from the development.
M62 restricts inter-connectivity between the northern and southern portions of the site.
Invasive species have been noted and an Invasive Species Management Plan is recommended.
Non-statutory sites are located within in the proposed development area; it is recommended that development aims to limit impact upon these sites and associated stakeholder
consultation may be required.
Ownership of the green infrastructure for maintaining and managing the resource - Special company? Local Authority and/or Partnership Arrangement? Country Park Land Trust?
Difficulty in agreeing the regimes and plans for future upkeep of GI resource?
Who funds the GI resource and its long term success? An appropriate management vehicle is needed - properly funded with necessary powers for action.
Noise attenuation - required to such an extent that large buffers needed alongside M62 in particular, to achieve acceptable levels for future development.
Air pollution - continues to have an effect on quality of environment close to motorways despite mitigating effect of buffer zones
The potential effects of severance on existing landscape resources- and limiting of potential for linked GI networks - due to future need for new access and movement corridors vehicular, pedestrian/cyclists, equestrian.

Landscape

•
•
•
•
•
•

Townscape and Heritage

• Heritage assets including listed buildings, scattered across the site, will require consideration in order to incorporate them positively into any development proposals
• Consideration of existing residential development to the east which backs onto the site; and how to address the weak existing frontage along Lickers Lane to the north.

Table 7.1: Summary of key constraints and risks
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KEY

Strategic Assets
Core Bio Diversity area
Coal Authority
Development high risk area
Mine entries

Ecclest
on

Sewer
Lakes / ponds

ault

West F

HV overhead power lines
Flood zones 2 & 3
Listed building
Heritage assets
PROW
Fault line
Site boundary
Mobile home park
Edges prone to noise
Low/medium voltage
overhead power lines
Former mineral rail line

N
NTS

Issues and constraints summary
© Crown Copyright Knowsley MBC 100017655, 2017
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Key strengths and opportunities to be maximised
Noise
Air Quality
Utilities
Flood Risk
Drainage
Archaeology
Transport
Ecology
Landscape

•
•
•
•
•

Employment land use is typically less sensitive to traffic noise than residential uses.
Unlikely that noise mitigation is required to make the Land South of M62 site suitable for commercial development.
Air quality around the SUE site is generally good as no Air Quality Monitors Areas (AQMA’s) have been declared.
A new detailed air quality assessment will inform suitable locations for residential units from the M62 and M57.
Information supplied by utilities indicates that there are no significant constrains to providing adequate water, electricity, gas and telecommunications to the site.

•
•
•
•
•
•
•
•
•
•
•

Avoidance of areas susceptible to fluvial flooding appears to be relatively simple for Land South of Whiston and does not significantly affect development.
Representatives from United Utilities suggested that an incremental approach to foul drainage of around 100 dwellings per annum would be acceptable in principle.
Significant previous development within both sites that will have truncated or removed archaeological remains.
These areas have a low to negligible potential for remains from all but the modern period.
SUE is well connected to the strategic road network for accessibility to regional and national destinations.
Investment in pedestrian connections and bus services will promote sustainable travel movements to and from the site.
Fourteen non-statutory designated sites are present within 2km of the SUE, however due to their proximity to the works no impact is anticipated
Opportunity for areas within the masterplan to work with the ecology of the site and provide protected ecological features
Important elements of historic designed landscape retained extant and enhanced, incorporated into a new green infrastructure framework.
Significant potential to create a green infrastructure resource of quality, diversity and generous disposition across the two sites
Recognise the visual containment of the two sites and use future development opportunities to enhance the sense of containment and the qualities of key existing spaces. Maximise
the panoramic views from the high points in the north site and also work with the enclosed characteristics of other intimate parts of the site.
Create a new north south link over M62 to give a more direct link between green infrastructure resources and enhance movement potential and leisure opportunities.
Incorporate all green infrastructure management and maintenance responsibilities under the control of the future Country Park team - Land Trust - (Administration, Rangers and
Contractors for soft and hard works)
Lack of positive definitive character to the immediate surroundings presents an opportunity to create a new development with its own unique character and sense of place
The site is well contained by defensible, physical features including existing housing; motorway; established road network and boundary wall.
Opportunity to preserve and enhance some of the heritage assets within the site which have previously been compromised by later development and the arrival of the motorway

•
•
Townscape and Heritage

•
•
•

Table 7.2: Summary of key strengths and opportunities
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Opportunities summary
© Crown Copyright Knowsley MBC 100017655, 2017
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•

•

•

•
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