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CHAPTER THREE: PLANNING POLICY AND APPRAISAL 

Revised version – January 2013 

 

3.1  Background 

3.1.1  This Report has been prepared in support of an application for planning permission 

(application ref: 11/00269/FULEIA) for the development of a single rail-served 

building for storage and distribution purposes on land known as the HBC Field, 

Halebank Road, Widnes. It forms a revised version of Chapter Three: Planning Policy 

and Appraisal of Volume One of the Environmental Statement and therefore replaces 

the version which formed part of the original Environmental Statement submitted in 

support of the application in July 2011 made to Halton Borough Council. 

3.1.2  Since the submission of the application in July 2011 significant changes have been 

made to both national and local planning policy.  In particular the Government has 

introduced the National Planning Policy Framework (NPPF) and Halton Borough 

Council have adopted their Core Strategy Local Plan.  This Statement includes a 

review of this policy change and appraises the suitability of the application having 

regard to it. 

3.1.3 The planning application was determined by the Local Planning Authority in 

September 2011 and planning permission granted.  However this decision was 

challenged and the High Court quashed the planning permission in July 2012.  One 

of the reasons for the High Court’s decision was the interpretation of relevant 

planning policies at the time.  The subsequent changes to planning policy are 

particularly relevant to this issue and these are considered in detail in this Statement.  

 

3.2 Introduction 

3.2.1 The preparation and submission of the application followed a comprehensive 

strategic planning process through which the site and the area around it has been 

identified for the development of storage and distribution uses.  The site forms part of 

the 3MG, Mersey Multimodal Gateway, formerly referred to as Ditton Strategic Rail 

Freight Park. The process through which the site has been identified for development 

includes: 

o The Mersey Freight Study which identified the Ditton area as an important 

part of developing a freight area for Merseyside. 

 

o The North West Development Agency identified the area as a regionally 

important site. 

 

o The Regional Spatial Strategy identified 3MG as a strategically important  

location for freight related development. 
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o The allocation of the site in the UDP 

 

o The preparation and adoption of a Masterplan and Supplementary 

Planning Document covering the 3MG area.  

 

o Recently examined and now adopted Core Strategy and identification as 

a ‘key area of change’.  

3.2.2  Part of this strategic planning process has involved the submission, approval and 

implementation of proposals which help to provide the framework for this planning 

application. This includes: 

• The application and approval of a new road linking Halebank 

Road with the A5300 Knowsley Expressway. 

• An application and approval of new railway sidings. 

• An application, approval and implementation of a landscape 

scheme including landscape woodland belts and mounding to 

buffer and screen new buildings together with pedestrian/cycle 

links. 

•  An environmental improvement scheme of the play areas and 

recreation facilities at Halebank recreation ground. 

 The effect of the planning policy, planning approvals and works undertaken is to 

provide a framework for the construction of a large warehouse and distribution facility 

on the application site. This application is therefore a sequential conclusion of the 

strategic planning process that has taken place to date over several years. 

3.2.3  The purpose of this report is to provide the local authority and interested parties with 

the necessary information to appraise the application against the wide range of 

established and emerging policies, principles and objectives. 

3.2.4 The application is made in detail with a full set of application plans and drawings. The 

details of the design approach are explained in the Design and Access Statement 

which is submitted in support of the application. 

3.2.5 The Environmental Statement, of which this report forms part, addresses the 

following topics: 

 Socio-economic issues 

 Land and visual effects 

 Ecology and nature conservation 

 Contaminated land 

 Land use and soils  

 Flood risk 

 Water resources and drainage 

 Noise and vibration 

 Air quality 
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 Historic environment 

 Lighting 

 Transportation 

 Rail 

 Cumulative effects 

3.2.6 The structure of this statement is as follows: 

Section 2: Describes the site and the extensive planning history, including the 

strategic planning process which has culminated in the preparation of this application 

Section 3: Describes the application proposals 

Section 4: Explains the conclusions of the Environmental Assessment work and how 

this has informed the application 

Section 5: Examines the relevant planning policy and appraises the suitability of the 

proposals having regard to the policy tests 

Section 6: Sets out the conclusions of the report. 

 

3.3 The Site and Planning History 

3.3.1  The site is located off Halebank Road, and is referred to as HBC Field. The site 

forms part of the 3MG Mersey Multimodal Gateway area, which is a key regeneration 

area for the Borough of Halton. The Gateway is a public and private sector 

partnership which, when complete, will provide up to 3.5 million square feet of 

warehousing, 5,000 new jobs and the reclamation of 200 acres of contaminated land. 

3.3.2  The HBC Field site is located in the western sector of the 3MG area, to the south of 

the Speke Road and the West Coast Main Line. The site currently comprises general 

grass land with landscaped areas around. 

3.3.3  The 3MG area has a long and comprehensive planning history and the culmination of 

the due process, in relation to HBC Field, is the submission of this planning 

application. An understanding of the planning history of the site is key to 

understanding the context for the application. The schedule set out below provides 

an overview of the planning background. 

 Note: Prior to 2006 3MG was known as Ditton Strategic Rail Freight Park. 

 1.  3MG area identified in Merseyside Freight Study (2000) 

 The study highlighted the strategic importance of the Ditton area, as 

part of developing a freight network for Merseyside. 

2.  Regional Economic Strategy (2003). The RES identified 25 strategic 

regional sites, including Ditton, as critical to the effective 

implementation of the strategy. 
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3. Unitary Development Plan – The UDP process commenced in 1999 

and followed extensive periods of public consultation on the first and 

second Deposit Versions in 2000 and 2001 respectively. A local public 

inquiry into the objections was held between January and July 2003. 

The Inspector’s Report of the Inquiry was received in January 2004 

and the following July the Council agreed a statement of decisions 

and modifications. The Council adopted the UDP on 7th April 2005. 

The Adopted Plan included policies to support a phased strategic 

intermodal rail freight park on land at Ditton (UDP Policy E7) 

4. Masterplan – the Council prepared a Masterplan for Ditton Strategic 

Rail Freight Park. The Masterplan sets out the policy context, vision, 

delivery programme, funding and long term management of the 

development site and includes a five year programme of works 

associated with the development, starting in 2005/6. 

 The Masterplan identifies the HBC Field site as suitable and 

appropriate for a single 1m sq ft building. 

 This document whilst premised upon the policies of the UDP, is not an 

adopted supplementary planning document. 

5. Supplementary Panning Document. 3MG Mersey Multimodal 

Gateway. 

 The SPD acts as a supplementary planning document to the policies 

of the UDP. The SPD provides detailed guidance for the development 

of the 3MG area including specific criteria for the HBC Field site. The 

preparation of the SPD followed the adoption of the UDP and included 

an extensive public consultation process. The process began in 

September 2005 and the SPD was adopted in August 2009. 

6. Planning Permissions 

o Planning permission was obtained for four new rail sidings 

on 17th October 2007. 

o Planning permission was obtained for structural 

landscaping in May 2008. 

o Planning permission for a link road to connect the 

development site to the strategic highway network was 

obtained in September 2008 (from HBC and KMBC). 

3.3.4  The submission of an application for a single large storage and distribution unit is 

therefore a natural conclusion of the planning process that has taken place. 
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3.4  The Application Proposal 

3.4.1  The application is made in full for the construction of a single rail-served storage and 

distribution unit (total GIA 109,660 sq m / use class B8) together with associated 

infrastructure, parking, open space, landscaping and ancillary development. 

3.4.2  In detail the proposal involves: 

• Construction of a rail-served building for storage and distribution – 

totalling 109,660 sq m, including warehouse mezzanine, mezzanine 

office, gatehouse and bridge link. 

• Dedicated rail siding. 

• Access infrastructure including emergency access. 

• Lorry parking and docking stations. 

• 800 car parking spaces (including 80 disabled spaces) and 32 

motorcycle parking spaces together with 450 overflow parking spaces. 

• 192 cycle parking spaces. 

• Waste Management area. 

• Sprinkler tanks and pump house. 

• Landscaped open space and structural landscaping, including 

reinforced and enhanced landscape bunds and retained community 

footpath links. 

• Security fencing and acoustic barriers. 

• Lighting scheme. 

• Bus stop (s). 

• Balancing ponds together with the creation of ecological habitats. 

 

3.5  Conclusions of the Environmental Impact Assessments 

3.5.1 The conclusions of the Environmental Impact Assessment are set out in the following 

chapters of this Environmental Statement. The cumulative effects are assessed 

within each chapter and summarised in chapter 16. 

 

3.5.2  The work assesses all aspects of the impact of the proposal on the environment, 

both positive and negative and linked to the design of the proposals suggests 

potential mitigation measures. In relation to most technical issues the residual effects 

of the proposal following the incorporation of mitigation measures is deemed to be 

minor negative. In a few instances the potential effects are deemed to be moderate 

negative. There are no significant adverse impacts predicted. 

 

3.53  These minor negative effects are not considered in themselves sufficient to make the 

proposal unacceptable, nor are they cumulatively considered significant. In particular 

it is important that the potential negative environmental effects needs to be balanced 

with the significant positive effects of the proposals in terms of investment and job 

creation and other socio economic considerations. It is these aspects which have 

been at the centre of the policy framework for the site. Within this context it is 
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considered that there are no environmental issues raised which prevent the approval 

of the application. 

 

3.6.  Planning Policy and Appraisal 

National Policy 

3.6.1 The UK economy is struggling to recover from two recessionary periods in recent 

years.  The government has expressed a clear commitment to ensuring that the 

barriers to recovery and growth are removed.  This includes making changes to the 

planning system which has been strongly criticised for stifling investment and growth 

and for not making sufficient land available in the right place at the right time, to meet 

the Country’s business and housing needs.  A number of documents containing 

national strategic direction or planning guidance have been published by 

Government recently and which are of direct relevance to the HBC Field application.  

This includes the National Planning Policy Framework referred to below, but it is also 

useful and necessary to understand the government’s wider strategy and approach 

to national economic issues, many of which have direct implications for planning 

decisions.  

 

‘The Plan for Growth’ 

 

3.6.2 In March 2011, Government published ‘The Plan for Growth’ which contains 

ambitious proposals for further reform to the planning system; its top priority is to 

provide sustainable economic growth and job creation.  The objectives set out in the 

Plan are capable of being material considerations in planning decisions.  The Plan for 

Growth states that in determining planning applications, local planning authorities are 

obliged to have regard to all relevant considerations and should ensure that they give 

appropriate weight to the need to support economic recovery, and that applications 

which secure sustainable growth are treated favourably. 

3.6.3  The Plan for Growth sets out a stark picture of, and prognosis for, the state of the 

Nation’s economy.  It says: “If we do not act now, jobs will be lost, our country will 

become poorer and we will find it difficult to afford the public services we all want.  If 

we do not wake up to the world around us, our standard of living will fall, not rise” 

(page 3). 

3.6.4  The Plan supports this contention with reference to evidence: “In the World Economic 

Forum’s Global Competitiveness Index, we’ve fallen from 4th to 12th.  Manufacturing 

has halved as a share of our economy and 50% of all manufacturing jobs have been 

lost”.  (Page 3).  In response to such analysis, government has said “Far reaching 

changes are needed to make our economy more competitive. Our economy needs to 

become much more dynamic, less burdened by pointless barriers and retooled for a 

high tech future, if we are going to create the jobs and prosperity we need for the 
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next generation”. (Page 3 and Page 4).  The Plan identifies a desire to see prosperity 

driven by private sector investment “shared across all parts of the UK” (page 3). 

 

3.6.5 An integral part of ‘The Plan for Growth’ were several initiatives related to Planning 

reform, with planning issues featuring prominently within ‘Ambition 2’ relating to 

improved UK competitiveness for starting and growing businesses.  In the Plan, 

government refers to its intention to introduce a “presumption in favour of sustainable 

development” – which was implemented a year later through the NPPF, see below – 

and also identifies throughout the document the impact and importance of land 

supply to economic growth and development.  Increasing the supply of land for 

development is identified as a key area for action in the Plan for Growth (examples 

include pages 7, 43 and 45).  In identifying ways in which the planning system should 

assist and support delivery of economic aspirations the Plan for Growth set out “clear 

expectations that local planning authorities and other bodies involved in granting 

development consents should prioritise growth and jobs” (page 23).  A Ministerial 

statement to the same effect was also given in March 2011 

 

3.6.6 In proposing a significant employment focused, commercial investment the 

application at the HBC Fields site clearly relates directly and positively to the agenda 

set out in the Plan for Growth. 

 

The National Planning Policy Framework (NPPF) (March 2012) 

3.6.7 In assessing the principle of the proposed development national planning policy 

considerations are now found in the National Planning Policy Framework (NPPF) 

adopted by Government in March 2012.  The NPPF effectively replaces, although is 

largely consistent with many fundamental elements of, the raft of previous national 

planning guidance and policy found in the earlier Planning Policy Statements (PPSs) 

and Planning Policy Guidance notes (PPGs).  It provides guidance both for plan-

preparation, and is a material consideration in determining planning applications.  

 

3.6.8 There are some notable, if sometimes subtle, changes of emphasis and content in 

the NPPF as compared with the earlier PPSs and PPGs.  The NPPF, which followed 

the ‘Plan for Growth’ referred above, is clear in the expectation that local authorities 

will take positive decisions, and that planning will  

 

   “proactively drive and support sustainable economic development” (para 17).   

 

  The NPPF is clear that  

 

   “significant weight should be placed on the need to support economic growth 

  through the planning system” (para 19).   

 

 In addition, plans and decisions should respond to ‘business needs’, and reflect an 

understanding of the economic markets operating in the area (para 160).  Therefore, 
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the NPPF, like the Plan for Growth, positions the planning system as being important 

in the context of wider national economic and growth objectives.  In this way, the 

NPPF provides an even more positive context for the proposal at HBC Field 

compared to the earlier PPSs. 

 

3.6.9 At the centre of the NPPF is an emphasis on the role of the planning system to 

contribute to the achievement of sustainable development.  The NPPF explicitly 

recognises three mutually dependent dimensions to ‘sustainable development’ which 

have direct implications for the role and function of the planning system: economic, 

social, and environmental (NPPF, paras 7 - 9).  The NPPF contains a reference to 

the importance of responding to local circumstances and opportunities in achieving 

sustainable development in different areas (para 10).  

  

3.6.10 Associated with this is a presumption in favour of sustainable development which is 

described as a ‘golden thread’ at the heart of the NPPF, and seen as a golden thread 

running throughout plan-making and decision-making (para 14).  The ‘presumption in 

favour’ is described as meaning that development plans should “positively seek 

opportunities to meet the development needs of their area”, and “approving 

development proposals that accord with the development plan without delay”.  In 

keeping with the Plan for Growth, the NPPF contains numerous references to the 

importance of the planning system supporting economic growth and development, 

requiring a proactive approach to “deliver the homes, business and industrial units, 

infrastructure and thriving local places that the country needs” (para 17) and to meet 

the development needs of local areas.  This includes a requirement to set criteria or 

identify sites for local and inward investment (para 21).   

 

3.6.11 Section 4 of the NPPF sets out the Government’s approach to promoting sustainable 

transport, including encouraging solutions which support reductions in greenhouse 

gas emissions and reduce congestion (para 30).  It encourages local authorities to 

develop strategies for the provision of viable infrastructure necessary to support 

sustainable development, including large scale facilities such as rail freight 

interchanges (para 31).  

3.6.12 The history and planning context of this site, and the detail of this proposal, are 

therefore fully compliant with the NPPF.  The proposal represents a development 

which will respond positively to the economic and development needs of the area, 

and which accords with the recently adopted Core Strategy (see analysis below)  

3.6.13 The proposals for the HBC Field site have careful regard to the need to balance 

economic, social and environmental factors in keeping with the approach and 

importance attached to delivering sustainable development in the NPPF.  The design 

of the building and layout of the site seek to meet the overarching sustainable 

objectives.  As part of the development, an assessment has been made of the 

economic, environmental and social criteria of successful sustainable development 

and the effect this will have on energy conservation. In terms of the built 

development, the application respects the existing features of the site in retaining and 

enhancing the landscape, arboricultural and ecological diversity present.  In addition, 
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the proposal has been designed to ensure that no new built development is located 

in the Green Belt.  The area of Green Belt within the application site is utilised for 

surface water balancing and associated with this, landscaping, ecological 

enhancement and the creation of public access.  

 

Logistics Growth Review – Connecting People with Goods, Dept for Transport (Nov 

2011) 

3.6.14 This document describes the importance and significance of the logistics sector to 

the UK economy, both in its own right but also as an enabler to other businesses and 

economic sectors.   As a result, facilitating growth in the logistics sector is described 

as “critical to the Government’s growth agenda” (para 3).  The Review document 

confirms the logistics sector as being “hugely important” to the UK economy, 

accounting for almost 9% of of UK Gross Value Added (GVA), and around 7% of 

employment in 2009 (para 1).  The Review describes the competitiveness of the 

sector, and the potential for further improvements in productivity to enable further 

private sector investment but also translate into reduced costs of production and 

transport, and as a result reduced prices for consumers (para 2). 

 

3.6.15 The Logistics Growth Review contains measures intended to target and address 

barriers to growth of the sector.  The barriers identified have led to the identification 

of several core areas for action by Government, and industry, which include: 

 

 Giving more confidence for investment by industry through removing planning 

barriers to sustainable logistics development, with a focus on strategic rail 

freight interchanges;  

 Improving infrastructure capacity, performance, and integration between road 

and rail, and connectivity to Ports; 

 Promoting the image of the sector, including promoting the use of technology 

and behavioural change to reduce wider impacts of the sector; 

 Reduce unnecessary regulation on the logistics and distribution sector; 

 Attracting and retaining high caliber recruits to the sector; 

 Facilitating development and uptake of low carbon emission freight 

technologies. 

  

3.6.16 The Review identifies a number of actions Government will take.  Significantly in the 

context of the HBC Field site proposal and the wider Mersey Multi-Modal Gateway 

(3MG), this includes supporting the development of and investment in major freight 

terminals.  The review also makes specific reference to the 3MG as a project 

supported by government through the Regional Growth Fund (page 15).   It also sets 

out investment proposals in both rail and road networks across the country. 

 

3.6.17 Through the Logistics Growth Review, and the related ‘Strategic Rail Freight 

Interchange Policy Guidance’, the government has set out a clear strategy and policy 

in favour of additional logistics and freight sector growth and development, and 

identified a need for additional inter-modal facilities.  The Logistics Growth Review 
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therefore provides a directly relevant and very supportive context for the proposal at 

HBC Field.  It is, along with the NPPF referred to above, clear that Government’s 

view is that planning should be positive, and should not represent a barrier to 

investment in sustainable logistics development.  It underlines the degree of 

conformity and alignment of the HBC Field proposal with strategic national economic 

and logistics sector specific policies. 

 

Regional Policy 

The Mersey Freight Study (2000) 

 

3.6.18 The precursor to the site specific policies for the 3MG area was the Mersey Freight 

Study (2000). It recognised the strategic importance of the 3MG location, providing 

as it does, direct access to the motorway network, to the West Coast Main Line and 

to large areas of population and areas in need of regeneration. It highlighted the 

importance of the 3MG area (then referred to as Ditton) as part of developing a 

freight network for Merseyside. It referred to a number of key advantages of the area. 

 

• Two existing intermodal users 

• Access to the West Coast Main Line 

• The opportunity to create a link road to the A5300 

• The opportunity to reuse brownfield land 

• The opportunity to create a critical mass. 

 

The Regional Economic Strategy (2003) 

3.6.19 Having regard to the conclusions of the Mersey Freight Study, the Regional 

Economic Strategy for the North West identified 25 strategic regional sites, including 

3MG (Ditton), as crucial to the effective implementation of the strategy. It stated that  

 “Ditton is a potential major intermodal freight terminal serving 

Merseyside, North Cheshire and the Port of Liverpool”. 

 

Regional Spatial Strategy (2008) 

3.6.20 The Regional Spatial Strategy identifies the 3MG site as an intermodal freight 

terminal through policies RT8 and LCR1 and its proposals map.  Although the RSS is 

being revoked by the government, it remains part of the development plan until its 

revocation has been confirmed. 

 

 Policy RT8 (Inter-Modal Freight Terminals) states that: 

 “Plans and strategies should facilitate the transfer of freight from road to rail 

and/or water by the identification of sites for inter-modal freight terminals, and 

by encouraging greater use of existing terminals and private sidings.  
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 Consideration should be given to the allocation of land for inter-modal freight 

terminals in the following broad locations: 

• South West Greater Manchester (with access to rail and 

ManchesterShip Canal) 

• Widnes (with access to the West Coast Main Line (Liverpool Branch); 

• Newton-le-Willows (with access to West Coast Main Line and 

ChatMoss rail route); 

• Birkenhead Waterfront and Eastham Dock (Wirral Waterfront SIA). 

 Proposals for inter-modal freight terminals should satisfy the following criteria: 

• Be accessible from the Regional Highway Network and Regional Rail 

Network as listed in Appendix RT (c) and consistent with its 

operationand management; 

• Conform with rail industry strategies for freight and network and 

capacity utilisation and the Regional Planning Assessment; 

• Be compatible with the local environment and adjacent land uses; 

• Be capable of accommodating, as required, 

  - An appropriate road and/or rail layout; 

  - Facilities for water-borne freight; 

  - Provision for the development of activities that add  

   value; and 

  - Scope for further growth. 

• Develop a site Travel Plan prior to approval that sets out measures 

for providing genuine access to the site for potential employees other 

than by private car; 

• Address potential community, health, and quality of life impacts 

,including air and light pollution, visual intrusion and noise; 

• The effect of the proposed development on the health and wellbeing 

of local communities; and 

• The adverse effects on sites of national and international nature 

conservation importance to ensure that these effects are avoided, 

mitigated or compensated as appropriate. 

• Local authorities should satisfy themselves that the prime purpose is 

to facilitate the movement of freight by rail and/or water and that rail 

access and associated facilities are available before the site is 

occupied. 

• A review of the Green Belt boundary in the local development 

framework would be justified in order to accommodate an inter-modal 

freight terminal in accordance with this policy. If land is removed from 

the Green Belt in accordance with this policy, the relevant 

development plan document should include a presumption against its 

development for purposes other than intermodal freight terminal”. 
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3.6.21 The 3MG site provides for access to the West Coast Main Line and has fully 

functioning inter-modal facilities. The proposals will build on the success of these 

facilities by providing the potential for use of road and rail to serve the unit and will 

therefore fully accord with Policy RT8 of the RSS. 

3.6.22 The Regional Spatial Strategy sets out other policies which help to provide the 

framework for the 3MG site specific local policies. Policies DP3, DP4 and W2 are 

particular relevant. Policy DP3 states: 

 “It is a fundamental principle of this Strategy to seek to improve productivity, 

and to close the gap in economic performance between the North West and 

other parts of the UK. Sustainable economic growth should be supported and 

promoted, and so should reductions of economic, environmental, education, 

health and other social inequalities between different parts of the North West, 

within sub-regions, and at local level”. 

The Halton Unitary Development Plan (UDP) (2005) 

3.6.23 The Halton UDP process began in 1999 and went through an extensive consultation 

process, including a Public Inquiry and an independent Inspector’s report prior to its 

adoption in 2005. Policy E1 and E7 of the adopted Plan allocated land at Ditton for a 

Strategic Rail Freight Park, within this, site 253 (the application site) was allocated for 

development.    Following the adoption of the Core Strategy Local Plan a number of 

the policies of the UDP have been replaced, in particular Policy E7.  Other policies of 

the UDP remain saved, and part of the Development Plan, and relevant to the 

determination of planning applications.  

3.6.24 Relevant saved policies of the UDP include policies: 

• BE1 General Requirements for Development 

• BE2 Quality of Design 

• BE4 Scheduled Ancient Monuments 

• BE6 Archaeological Evaluations 

• BE12 General Development Criteria – Conservation Areas 

• GE1 Control of Development in the Green Belt 

• GE18, 19, 20 and 21 Protection of sites of nature conservation 

interests 

• GE26 Protection of hedgerows 

• GE27 Protection of trees and woodlands 

• PR1 Air Quality 

• PR2 Noise Nuisance 

• PR3 Odour Nuisance 

• PR4 Light Pollution and Nuisance 

• PR5 Water Quality 

• PR6 Land Quality 

• PR12 Development and land surrounding COMAH sites 

• PR14 Contaminated Land 

• PR15 Groundwater 
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• PR16 Development and Flood Risk 

• TP policies where they relate to new development and the assessment 

of effects, in particular TP13 Freight, TP14 Transport Assessments 

and TP15 Accessibility to new developments 

• E1 Local and Regional Employment Land Allocations. 

3.6.25 Policy BE1 and BE2 of the UDP set out criteria for the design of new development to 

promote quality in the built environment and quality of design.  The Design and 

Access Statement sets out the design approach to the scheme and how it responds 

to address site specific and local design issues.  The requirements for the proposal to 

be functional and of a large scale, dictates the form and general design parameters.  

It is necessarily large and its rhythm and layout reflect the requirements of buildings 

for regional and national distribution facilities. Careful consideration has been given 

to the treatment of the building and landscape around it to ensure that the amenity of 

residents is maintained and the character and appearance of the area are not 

detrimentally affected.  A variety of mitigation measures are incorporated to minimise 

visual effects, the effects of noise and air quality and the traffic that will be generated 

by the proposal.  The proposal incorporates a new green network of spaces and 

walks, it includes cycleways and direct bus links to encourage sustainable travel and 

a full range of on plot and in building features to tackle sustainability issues such as 

energy use, waste, water use and drainage.  These measures are set out in detail in 

the various ES chapters.  In combination they ensure that the criteria of Policies BE1 

and BE2 are appropriately addressed.  

3.6.26 The Environmental Statement includes sections which deal directly with the impact of 

the proposal on conservation area (Policy BE12) and areas with potential for 

archaeology (Policy BE6) and Scheduled Ancient Monuments (BE4).  In all cases the 

conclusions are positive and the proposals accord with the thrust of the policies of 

the UDP. 

3.6.27 The proposals have been designed having regard to the location of part of the site 

within the Green Belt and having regard to uses which are acceptable in Green Belt 

locations.  As such the proposals are in accordance with the UDP Policy GE1.  

3.6.28 The proposal is for a large single building for storage and distribution use.  The 

application includes dedicated rail sidings so that the building is designed to be rail-

served.  The application relates directly with the extant permission for the new link 

road which is currently under construction and which will connect the application site 

to Speke Road.  This approach to access will ensure that all vehicular traffic, except 

for buses and emergency vehicles will only access the site via the link road.  This 

approach will have the added benefit of encouraging access to the site, by 

employees, by modes other than the private car.  In this manner the proposals also 

fully accord with the requirements of UDP Policies TP13, 14 and 15 which deal with 

Freight, Transport Assessments and Accessibility respectively.  

3.6.29 The application proposals fall within the middle and outer consultation zones for 

COMAH sites, Pentagon Chemicals and Univar.  The application therefore falls to be 

considered under UDP Policy PR12 and the Supplementary Planning Document 
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Planning for Risk.  The approach to areas at potential risk is to balance the principle 

of stabilising and not increasing the number of people at risk with a pragmatic 

awareness of the limited land available for development in the UK.  The local 

planning authority have undertaken a pre-application consultation with the Health and 

Safety Executive through the Phadhi+ land use methodology.  The initial response 

from the HSE is that they would not advise against the grant of planning permission.  

In arriving at this initial judgement they have taken into account the position of the 

site, which is towards the outer edge of the consultation area as well as the design 

and position of the building.  

3.6.30 In order to provide a clear, area specific planning and design framework for the 3MG 

area, the Council developed a Masterplan for the site, and subsequently a 

Supplementary Planning Document, which was adopted in August 2009.  These set 

out details of the policy context, vision, delivery programme, funding and long term 

management of the 3MG area.  They also provide site specific development 

guidance for the HBC Field site. The Masterplan showed a building of 1m sq ft on the 

HBC Field site. Following the adoption of the Core Strategy the Supplementary 

Planning Document will be reviewed so that it is brought up to date and fully in 

accordance with the adopted policies. 

3.6.31 Notwithstanding the status of the SPD, the application proposals have been 

developed in accordance with the framework for the site established by these 

documents and has been designed to respond directly to the development 

requirements set out.  The SPD established the following development principles for 

the HBC Field site.  

1. Tree planting to railway 

2. Landscape buffers to south east and south west to screen the proposed 

rail served warehouse and associated infrastructure from surrounding 

residential areas, in order to minimise noise and light pollution. 

3. Built form, sale and massing, external materials appropriate to greenfield 

setting and respecting adjoining green belt 

4. Respect setting of adjoining Conservation Area 

5. Respect views over open countryside 

6. Respect setting of adjoining Scheduled Ancient Monument  

7. Respect for residential properties in close proximity 

8. Proposed greenspace to western boundary.  The exact position of this 

western boundary can be decided in more detail as part of any planning 

application, but development cannot encroach over the Green Belt 

boundary 

9. Accessibility to/provision of public transport facilities/pedestrian and cycle 

facilities 
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10. Creation of rail infrastructure to provide reception sidings and link site into 

the rail network 

11. Access to the A562 could be either by making use of the re-built Ditton 

Station bridge or direct access to the A5300 (Knowsley Expressway), but 

the layout of the site should allow for emergency access to the Halebank 

Road 

12. There is an opportunity to improve the site of Lovell’s Hall which is the 

remains of an ancient moated house and an “ancient monument”.  Public 

access could also be improved, provided the monument is protected.  A 

scheme should be drawn up in consultation with the Council’s advisor on 

conservation and archaeology and English Heritage 

13. Zones of public and private space containing structural planting 

14. Integrated buffer zone to assist access for residents of Hale Bank and 

reducer impact of development proposals 

15. Western boundary of site to be treated as green space landscaping 

similar to other peripheral planting  

16. The provision of a road system to link Site A (253) with Site B (256) and 

Site C (255) within 3MG will be sought through a condition and/or 

planning obligation in order to discourage the movement of goods 

vehicles from the site to the local rod network.  This road system should 

also enable a link to the strategic road network via a re-built Ditton Station 

bridge to the A562 or direct access to the A5300 (Knowsley Expressway), 

but the layout of the site should allow for emergency access to Halebank 

Road.  

The Halton Core Strategy (2012) 

 

3.6.32 The Council has prepared a Core Strategy Local Plan. The process of Core Strategy 

preparation has been on-going for a number of years and has included an extensive 

evidence base assembly together with a consultation process on the content of the 

Strategy itself.  The Core Strategy was examined by an independent Inspector 

commencing  in late 2011, and further consultation on proposed modifications held in 

the summer of 2012. The Core Strategy was adopted on the 12th December, 2012 

replacing a number of saved UDP policies. 

 

3.6.33 The approach to and proposed policies of the Core Strategy reinforce the approach 

to the 3MG area and to the HBC Field site. The evidence base which supports the 

approach to the Core Strategy also supports the long standing approach to 3MG and 

the importance of the site. This includes the Joint Employment Land and Premises 

Study, the Strategic Flood Risk Assessment and the Landscaped Character 

Assessment. 
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3.6.34 The 3MG area is referred to in numerous places within the Core Strategy, and the 

importance of the logistics and distribution sector more generally is also referred.  For 

example, the economic importance of distribution activity, and the locational 

advantages of Halton, is included in terms of the ‘Drivers of Change’.Significantly, the 

Core Strategy ‘Vision for Halton in 2028’ includes specific reference to the 

importance of the 3MG area in strengthening the economy, and the sub-regional role 

of Halton in sustainable distribution and logistics, and in high-tech science and 

research.  The Strategic Objectives for the Core Strategy include the following 

objective: 

 

 “Further develop Halton’s economy around the logistics and distribution 

sector, and expand the science, creative and knowledge based business 

clusters”. 

 

3.6.35  Policy CS8 deals specifically with the 3MG area, including the identification of the 

HBC Field site and its suitability for a warehouse and distribution facilities. The policy 

approach recognises that:  

 

 “designating the 3MG area as a key area of change reflects the importance of 

the site to Halton’s economy and also its wider influence as a location for 

inter-modal freight transfer within Merseyside and the Northwest. The logistics 

and distribution sectors are core elements of Halton’s economy and much of 

this is centred on the multimodal freight transfer facility at 3MG”.   

 

3.6.36 In addition to emphasising the importance of the 3MG area to meeting the economic 

and employment needs of the area, the supporting text to Policy CS8 refers to the 

requirement for development on the HBC site to consider all aspects of development 

for their potential impact on local people.  This has been undertaken through the 

Environmental Impact Assessment work which concludes the effects are acceptable.  

The supporting text also states that development should conserve both the setting of 

the Lovel’s Hall Scheduled Monument, including the provision of landscape buffers 

and enhancements where necessary.  This has been considered in detail as part of 

the application preparation and assessed as part of the Environmental Impact 

Assessment work. 

 

3.6.37 The development of the HBC Field site in the manner proposed in the application will 

fully accord with this policy approach. Furthermore it will respond positively to the 

strategic aim of the Council set out in the Core Strategy, together with the 

overarching Spatial Strategy for Halton set out in Policy CS1. The approach to the 

layout of the site and its landscaping, together with the design of the building also 

responds positively to the other relevant policies in the Core Strategy.  A review of 

the relevant Core Strategy policies, together with an appraisal of the consistency of 

the application proposals with those policies, is set out below. 

 

• Policy CS1: Halton’s Spatial Strategy – which includes reference to 

the 3MG area in Ditton as one of four “Key Areas of Change” across 
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the Borough where the majority of development will be located.  The 

supporting text places the site in the wider regional and sub-regional, 

as well as local contexts, and describes the potential for further 

economic development and employment growth based around the 

logistics and distribution sector.  The planning application at the HBC 

Field site accords entirely with this Policy.   

 

• Policy CS2: Sustainable Development – which sets out how the NPPF 

‘presumption in favour of sustainable development’ is to be 

implemented in Halton, emphasising the positive approach to 

development which improves the economic, social and environmental 

conditions in the area.  The policy underlines the importance of 

positive engagement between the local planning authority and 

developers, and an efficient approach to decision-making where 

proposals accord with policies.  The planning application at the HBC 

Field site accords with this Policy.   

 

• Policy CS4: Employment Land Supply and Locational Priorities – this 

policy describes the approach to, and the sources of evidence to 

inform decisions regarding future employment supply.  It also seeks to 

protect existing employment sites from other uses. The supporting text 

refers to the continued importance of the 3MG area for employment 

development, and continues to describe it as an established regional 

employment site.  The planning application at the HBC Field site 

accords  with this Policy. 
 

• Policy CS7: Infrastructure Provision – this encourages development to 

be located to maximise the benefit of existing infrastructure.  In this 

regard the location of HBC Field adjacent to new road and rail 

infrastructure fully accords with this policy. 

 

• Policy CS15: Sustainable Transport – sets the policy framework for 

transport, emphasising the importance of encouraging and enabling 

increased use of walking, cycling, and public transport, and reducing 

the need to travel.  Given the location of the HBC Field site, the 

proposed development  accords entirely with this Policy both in terms 

of accessibility to future potential employees by a range of modes of 

travel, but also in terms of the potential for the modal shift of freight 

from road to rail. 

 

 Policy CS18: High Quality Design – the policy emphasises the 

importance of delivering high-quality design for all types of 

development in Halton.  The policy includes a number of design 

principles to guide and shape new development proposals.   The 

planning application at HBC Field is a full planning application and so 

includes details of the appearance and design of the building and 
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wider site.  There is a strong degree of consistency and alignment 

between the proposal and the principles contained in Policy CS18, 

including the emphasis on how the development proposed will relate to 

surrounding sites, and the environmental improvements which are 

integral to the scheme.  The application proposals fully accord with 

Policy CS18 and the design criteria it contains. 

 

• Policy CS19: Sustainable Development and Climate Change – the 

policy identifies the importance of all development responding to the 

need to reduce energy consumption and carbon dioxide emissions, 

with reference to BREEAM standards (‘Very Good’, and ‘Excellent’) for 

non-residential development . The approach taken to the design of the 

proposed building includes specific measures and elements to reduce 

energy and water consumption, and reduce energy waste, taking into 

account construction and operational phases.  Guidance and data 

from CIBSE and the BRE have been used, and the proposed building 

will see incoming power and water capacity of 50% of those typically 

seen in buildings of this type.  The proposal therefore accords with the 

thrust of this Policy. 

 

 Policy CS20: Natural and Historic Environment – the policy makes 

specific reference to the importance of development ensuring key 

historic assets are conserved and enhanced, and regard had to their 

setting. The planning application has been informed by an 

understanding of the importance of the Scheduled Monument of 

Lovel’s Hall site, and the Halebank Conservation Area which are both 

in the vicinity of the site.  They have been fully considered from a 

‘settings’ perspective.  Proposals within the application in terms of 

boundary treatments, landscaping, and bunding have been planned 

and defined through consultation with other partners in direct response 

to considerations of these assets.  Therefore, the planning application 

at the HBC Field site accords entirely with this Policy. 

 

 Policy CS21: Green Infrastructure – the policy and supporting text 

underline the importance of maintaining and improving the green 

infrastructure networks within Halton Borough, including the 

contribution new development should play in delivering that objective.  

This includes recognition of the role both formal and informal green 

and open spaces in meeting the need for green infrastructure.   

The environmental improvements proposed as part of the planning 

application are seen as integral to the development of the HBC Field 

site.  The intention is for plot landscaping and structural planting to be 

implemented during construction and infrastructure phase in order to 

establish a green framework early on in the development process.   

The planning application at the HBC Field site accords entirely with 

this Policy.   



21 | P a g e  
 

 

 Policy CS22: Health and Well-Being – the policy encourages healthy 

environments and healthy lifestyles.  A broad assessment of the 

effects of the application proposals on the health of the area is 

contained in the socio-economic chapter of the ES.  It concludes that 

the application will bring about general benefits to the health and well-

being of the area in accordance with this Policy.  

 

 Policy CS23: Managing Pollution and Risks – this policy is concerned 

with ensuring that development is appropriately controlled in relation to 

pollution, hazardous installations and flood risk.  These matters have 

been assessed in full in the Environmental Impact Assessment work 

and it is considered that the application fully accords with the 

requirements of this Policy. 

 

3.7  Conclusions 

3.7.1  The planning strategy for the HBC Field site has evolved through an extensive and 

thorough process, which commenced in the late 1990s and will culminate in this 

planning application. This process which combines regional, local and site specific 

policy together with information from a robust evidence base, provides a clear and 

well established framework for the development of the application site for a single 

warehouse and distribution unit. The principle of the development of the application 

proposal has therefore been established by the process that has taken place, and is 

being carried forward into the new Core Strategy.  In addition, recently revised 

national policy has strengthened and clarified the requirements for a positive 

approach to plan-making and to planning decisions, particularly where they support 

economic growth and development.  These have further increased the extent to 

which the planning application supports, and is supported by Government planning 

and economic policy. 

3.7.2  The planning process has included, throughout, extensive consultation, and where 

appropriate independent examination.  In each case the approach to the 3MG site 

proposed by the Council has been endorsed. 

3.7.3  The proposal will bring with it significant social and economic benefits for the 

immediate and wider area. It will provide the next phase of the 3MG site and 

therefore another step towards the full implementation of the Council’s vision for 

regeneration brought about by 3MG. 

3.7.4  Throughout the plan making process careful consideration has been given to the 

specific requirements of the site and a clear framework for development has been 

established. This sets out, in the form of the UDP and Core Strategy a broad range of 

requirements and aspirations for the site, relating to matters of design, access and 

sustainability etc. The application proposals have been detailed having regard to all 

of the appropriate policy criteria and the impact of the development has been 

thoroughly assessed through the Environmental Impact Assessment. The 
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Environmental Statement concludes that the proposal will not have a significant 

detrimental impact on the environment. Having regard to this, and the extensive 

benefits of the proposal, it is contended that the application fully accords with the 

thrust of all relevant policy and guidance. 

3.7.5  A building of the scale proposed will change the form of its immediate environment.  

It will alter the appearance of the area, through the introduction of activity and the 

associated changes this will bring about for example in terms of transport. These 

local effects, whilst in planning terms must be balanced with the range of Borough 

wide and regional benefits; have been carefully assessed and where appropriate 

mitigated. The mitigation process commenced with the approach to the layout and 

design of the scheme and its relationship with the link road. The building is designed 

to be inherently sustainable and to minimise its effect on the environment. Changes 

to the landscape framework on the application site will help further to mitigate any 

residual effects. The scheme includes for the retention and enhancement of the 

landscape bunds and woodland planting; areas for the creation of new ecological 

habitats are provided and there will be an extended footpath and cycle network, with 

greater access to open areas for the local community. 

3.7.6  The application proposals are a natural conclusion to the comprehensive planning 

process that has taken place and which provides a clear framework for the HBC Field 

site. The proposals have been appropriately assembled having regard to the raft of 

criteria (established through policy and guidance) which seeks to control 

development on the site. The proposals have also been assessed through a detailed 

Environmental Impact Assessment process and been found to be acceptable. For 

these reasons, the application should be approved. 


