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1.0 Background to HBC Field

1.1 The site is located off Halebank Road, it is referred to as HBC Field.  The site 
forms part of the 3MG Mersey Multimodal Gateway area, which is a key 
regeneration area for Halton. 3MG 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.

1.2 The HBC Field site is located in the western sector of the 3MG area, to the 
south of the A562 Speke Road and the West Coast Main Line.  The site 
currently comprises general grassland with landscaped areas around.

1.3 The 3MG area has a long and comprehensive planning history.  The 
culmination of this due process (in relation to HBC Field) is the submission of 
this planning application.  An understanding of the site and area history is key 
to understanding the context for the application.  The schedule set out below 
provides an overview of the planning process for the area.

 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.

  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 reference E7 pages 
233-235).

  4.  Masterplan – the Council approved a Masterplan for Ditton Strategic 
Rail Freight Park on 9th December 2004.  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.

   It 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.
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  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 

	 	 	 	 •	 Planning	permission	was	obtained	for	four	new	rail	sidings	 
      on 17th October 2007.

	 	 	 	 •	 Planning	permission	was	obtained	for	structural	landscaping	 
    in May 2008.

	 	 	 	 •	 	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).

 
   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.

 
2.0 The Consultation Process

2.1 The planning application for the HBC Field site follows from the extensive 
planning process that has taken place.  It was therefore considered appropriate 
that the consultation process for the application should include both information 
about the history to the 3MG area as well as details of the detailed proposal that 
was being prepared.  Most statutory consultees, because of the longstanding 
work on the application area, were already appraised of the issues and could be 
engaged in the detailed design process.  Where appropriate therefore the relevant 
consultant from the application team liaised directly with the relevant consultee.

2.2 The public have been engaged with the proposals for the 3MG area throughout 
its planning and development process.  The Council have kept the local 
community fully informed of on-going work via a regular Newsletter which has 
been distributed to all local residents and through the 3MG web site which hosts 
an array of information from planning documents to news items.

2.3 It was therefore considered appropriate that information about the application 
proposal should be set out in the 3MG Newsletter so that it was made available to 
all local residents and provided a clear context for the application  
(see Appendix One).  
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2.4 To ensure members of the public were able to find out more about the proposal, 
a public exhibition into the emerging application proposal was held, between 
10.00 am and 8.00 pm on Monday 27th June 2011.  The exhibition was manned 
by members of the application team as well as representatives from the Council.  
The process allowed members of the public to ask detailed questions about the 
proposals, to discuss their concerns and to suggest amendments.  The exhibition 
was advertised in the local newspaper and via the newsletter. A copy of the 
exhibition board is attached at Appendix Two.

2.5 Notes of the issues raised during discussion at the exhibition were made by the 
application team.  Members of the public were also invited to complete comment 
forms, to set out details of their views.

2.6 The exhibition boards were also placed on the 3MG web site where members of 
the public could access them and provide comments.

 

3.0 Analysis of Consultation Responses

3.1 The exhibition was reasonably well attended with about 45 visitors.  Most visitors 
to the exhibition were residents of Halebank who lived close to the application 
site.  Many attendees raised concerns in relation to the long standing process 
through which the site and the 3MG area had been allocated.  A range of site 
specific concerns were raised.  These are set out below.  Extracts of some of the 
consultation responses are attached at Appendix Three.

Consultation Responses Number of respondents 
raising concerns in relation 

to each issue

Noise 15

Already noise from Speke Road 1

Already noise from the railway 1

Property de-valuation 5

Lack of maintenance of the open space 1

Light pollution 7

Visual impact 5

Security 3

Environmental impact 1

Traffic during construction 4

Privacy 3

What facilities for employees 3
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 In addition two further responses have been received which have also been  
taken into account.  This consultation process will remain open for the duration  
of the development. 

3.2 The main concern raised by most respondents was the issue of noise.  This 
included noise from on site activity, from vehicular movement and from the rail 
line.  Residents were concerned that the landscape bunding and planting may 
not sufficiently mitigate the effects of noise.  Some residents considered that the 
area was currently very quiet and that any changes to noise would have an effect.  
Others suggested that there was already significant disturbance due to noise from 
the Speke Road and the rail line, which the development may exacerbate.

3.3 The effects from the lighting of the site, due to 24 hour operation, was also 
highlighted as a major concern.  Residents were keen to be reassured that there 
would not be detrimental spillage of light from the site, affecting their amenity.

3.4 Residents were also concerned about the visual impact of the building and were 
keen to understand more about what they would be able to see and the extent to 
which the landscape works proposed would mitigate views.

3.5 One of the other main concerns expressed at the exhibition was the effect of 
construction traffic on Halebank Road.  Other concerns included the de-valuation 
of property, the lack of maintenance of the existing landscape, the level of security 
for the open spaces and potential loss of privacy. Some residents also wanted to 
know about the level of facilities within the building for future employees.

4.0 Responding to Consultation Results

4.1 The application proposals follow on from and accord with a detailed planning 
policy framework which has been established over the last 10 years or more.   
This includes regional policy, the UDP, a Masterplan and Supplementary Planning 
Document.  The principle of the application proposal therefore accords 

 with this policy framework and a different approach to the application would  
be inappropriate. 

4.2 However an important requirement of the policy framework is to ensure that 
the detailed design of the application proposals are acceptable and that they 
respond appropriately to the issues of amenity, particularly residential amenity.  
The proposals have evolved having regard to these key tests and a wide range of 
measures have been incorporated into the scheme to ensure that amenity is not 
detrimentally affected.  This includes:

	 •	 The	approach	to	the	design	of	the	building,	its	height	and	sustainable		 	
  construction and operation;

	 •	 The	siting	of	the	building	and	creation	of	extensive	landscape	 
  framework around it;

	 •	 The	creation	of	landscaped	mounds	and	incorporation	of	extensive		 	
  woodland and hedge planting;
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	 •	 The	creation	of	open	space	and	public	footpaths;

	 •	 	The	approach	to	the	access	to	the	site,	with	all	vehicular	traffic	(except	
emergency vehicles) using the new link road to Speke Road and 
therefore not adding to traffic on Halebank Road;

	 •	 	The	approach	to	lighting	design,	whereby	all	lighting	direct	a	very	
high percentage of light downwards to minimise light spillage.

4.3 Following the public consultation process the application team reviewed the 
key issues raised and investigated ways in which changes to the scheme could 
help to alleviate concerns. A number of changes have been made directly as a 
result of resident’s concerns. These are:

 
  1.  Revisions to the landscape mounds and landscaping. The landscape 

mound in the eastern part of the site is proposed to be raised and the 
planting reinforced.  This will further mitigate views of the building 
and help to reduce the effects of operational noise.  

  2.  Changes to the landscaping have also been proposed to address 
concerns in relation to security and privacy.  In particular more thorny 
and spiky species are now proposed on top of the mounds directly 
adjacent to properties to deter access and therefore to improve 
privacy and security.  

  3.  The approach to noise mitigation has been amended. This includes 
a review of the noise barriers adjacent to the link road which will be 
provided as part of the Link Road permission.  As part of the overall 
review of noise and mitigation the detailed strategy has evolved and 
the barriers proposed are now more extensive and taller than those 
put forward previously – this will provide greater noise mitigation to 
adjacent residential properties.

     The extension of the eastern landscape mounds, together with the 
additional landscaping in this area will provide considerable extra 
screening to nearby properties. 

  4.  A review of the temporary construction access has resulted in the 
position of the access being moved west, to a location immediately 
east of Smithy Cottage. This will help limit the number of properties 
construction traffic will pass on Halebank Road. No HGV construction 
traffic will be allowed to travel along Halebank road to the east of this 
point – this will be enforced by Prologis through their construction 
contracts. Prologis will also, subject to the necessary approvals, 
implement measures to control the speed of traffic on Halebank Road.

  5.  A full review of the lighting strategy has been undertaken to ensure 
that the scheme proposed minimises light spill.  The lighting strategy 
now includes 95% downlighting.
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4.4 The effects of the proposals have been thoroughly assessed through the 
Environmental Impact Assessment process.  The design of the scheme, including 
mitigation measures has been an iterative process, responding to the assessment 
work and to the concerns raised by the residents.  The following section seeks to 
summarise the effects of the proposal in terms of each of the key issues raised by 
the residents.

 Noise:

 Concern has been raised in terms of the effects of noise that might be generated 
by traffic on the new link road and from the operation of the service yards 

 and car parking.

 The potential impact of noise from vehicles on the new access road has been 
assessed at Havelock Cottages and Linner Farm. These properties were assessed 
because they are considered to be the most likely to be affected by the proposed 
development.

 
 Traffic, both cars and HGVs, using the new access road will be screened from 

Havelock Cottages by a 2m high acoustic barrier, and the road itself will be 
finished with a low-noise surface.  The details of these mitigation measures has 
responded to the concerns raised by residents. As a result of introducing these 
mitigation measures, the resultant daily noise levels at Havelock Cottages are 
predicted to increase by less than 3dB from existing background levels. Using the 
Highways Agency guidance on assessing noise impacts from new roads (DMRB 
213/11), this level of increase is not considered significant.  Furthermore the 
predicted noise levels are well below (approximately 10dB) the standard applied 
by the Noise Insulation (Amendment) Regulations 1988.

 The movement of HGVs will be more audible during quieter periods, including 
the night-time.  However with the inclusion of the mitigation absolute noise levels 
from HGV movements at night are not expected to exceed the World Health 
Organisation guidelines for the onset of sleep disturbance.

 Maintenance:   

 Prologis UK Ltd are committed to the long term success of the HBC Field 
site.  They will own the building and as such will be keen to ensure that its 
environment, including the regular maintenance of the landscape and public 
areas, is kept at a high level.
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 Lighting Effects:

 The proposed development will require external lighting to the  
Building Periphery and Service Yard, the Car Parking and to the Access  
and Footpaths. 

 A careful approach has been adopted to the design of the lighting scheme, 
such that when it is combined with the benefits of the landscape mitigation, 
will ensure that detrimental impacts on residential properties will be avoided. 
The key components of the scheme to mitigate lighting effects include:

	 	 •	 The	scheme	will	use	the	lowest	appropriate	and	safe	levels	of	lighting.

	 	 •		 	Lighting	equipment	will	be	selected	which	will	minimise	or	eliminate	
the upward spread of light.

	 	 •		 Lights	will	be	positioned	to	avoid	causing	glare.
	 	 •	 	Road	and	other	signage,	where	necessary,	will	be	reflective	instead	of	

illuminated unless essential for safety.

	 	 •	 	The	external	lighting	positions	and	mounting	heights	will	be	selected	
to minimise lighting impact.

	 	 •	 	The	landscape	design	proposes	land	bunding	and	screening	which	
will negate lighting impact at the site.

	 	 •	 	Additional	visual	barriers	are	proposed	to	be	incorporated	by	way	of	
tree planting and fencing.

 With the proposed mitigation in place, the impacts of the lighting scheme  
for the development will be minimised.  The scheme will be designed  
so as not to exceed the recommendations of the Institution of Lighting 
Engineers for Zone E2.

 Visual Impact:  

 The proposed development would retain 4m high mounds planted with a 
woodland mix implemented in 2008/2009 within the southern and eastern 
parts of the site.  Existing mounding and planting would screen low level 
views of the proposed development from residential properties on the western 
edge of Hale Bank and on Halebank Road with views west and north towards 
the site.  Following consultation additional mitigation measures have been 
incorporated into development proposals to reduce visual effects of the 
proposed building, particularly on residential properties east of the site with 
upper storey views, and on Linner Farm and Smithy House south-west of the 
proposed building.  These mitigation measures include increasing the height 
of mounding within the eastern part of the site and planting the reinforced 
mound with a woodland mix, and additional woodland planting on the site’s 
south-western boundary.  Over time existing and proposed planting would 
filter and or screen the majority of the proposed building as planting matures.
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 Environment:

 Currently the development site predominantly comprises arable farmland, 
grasslands, broadleaved woodland plantations, scrub, grasslands etc of local 
ecological value. Additional habitat diversity will be introduced as part of the site 
development design through the planting and creation of areas of species-rich 
grassland, scrub, woodland and wetland.  At a local level, this will potentially 
attract and support a greater variety of species over time, however the total areas 
of habitat will be reduced.

 The loss of farmland bird species which require open grassland habitat will 
be, in part, mitigated for by the enhancement and creation of new habitats and 
installation of nest boxes allowing for the potential presence of a greater number 
of bird species and total number of breeding birds. 

 
 
 Security:

 The proposed development car park and service yard will be fenced with a 2.4m 
high Paladin fence. Access into the non-public areas of the development will be 
controlled as follows:

	 	 •	 HGVs.	Manned	gatehouse	complete	with	barriers.

	 	 •	 Cars.	Security	controlled	barriers	for	ingress	and	egress	 
  into the car park.

	 	 •	 Pedestrians/Cyclists.	Security	controlled	turnstiles	at	key	locations	as		 	
  indicated on the development site plan. 

	 	 •	 Bus/Emergency	Vehicles.	Transponder	controlled	security	barriers	at		 	
  the top and bottom of the Emergency Access route from Hale Bank Road  
  as illustrated on the development site plan. 

 Both lighting and CCTV will be designed and installed to best practice in order to 
supplement and support the above.

 The Council has also raised concerns regarding the security of the public open 
space, taking into account nuisance activity such as illegal motorbike scrambling 
and ensuring user safety, to this end the new vehicular entrance from Halebank 
Road has been designed in such a way to prevent illegal vehicular access.



 Traffic During Construction:  

 The working hours during construction will be restricted to between 8.00am and 6.00pm and all 
contractors will be expected to register with the Considerate Constructors Scheme and commit to 
the achievement of 32 or more points under the scheme. They will also be expected to adhere to the 
Construction Environmental Management Plan which will set out in detail all of the measures which 
will be taken to reduce the effects of construction activities.

 In terms of traffic, a temporary construction access off Hale Bank Road, east of Smithy Cottage will 
be created and all HGV construction traffic will only be allowed to use the access by entering the site 
from the west and leaving the site to the west.  This position will minimise the effect on residents 
on Halebank Road.  Subject to receiving the necessary approvals, measures to control the speed of 
traffic along Halebank Road, will be provided and maintained by the access road contractor while the 
temporary access is in use.

 Privacy:

 Additional planting is proposed on top of the landscape mounds adjacent to properties on Baguley 
Avenue and Heathview Road.  The type of planting proposed involves species with thorns.  It is also 
anticipated that the existing planting will become more established.  The combination of existing 
and new planting will help prevent access onto the mounds and therefore help maintain the privacy 
for existing residents.

 
 Staff Facilities:

 The building will be developed to include a 300 covers seated canteen area with ancillary kitchens 
and storage. All necessary ablution areas will be included allowing for toilet, changing, locker and 
showering facilities in accordance with best practice.

 Responding to Comments:

 As part of the planning process individual responses will be sent to all those who made 
representations at the public exhibition and those who took time to write in afterwards, explaining 
what measures have been introduced to take on board their comments including a set of plans for 
the area adjoining their property.

 Public Liaison:

 Prologis will distribute a monthly newsletter to neighbouring residents updating them on what is 
happening on the site, provide timetables for development and will provide contact details and 
pictures of the project manager and the main contractor responsible for this site so that, at all times, 
the local community are able to access the construction team.  
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