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The planning application proposals covered by this statement are by Tesco Stores Ltd
(Tesco). They propose an ambitious and transformational mixed use development
including a new stadium for Everton Football Club (EFC), superstore, comparison

retailing and other town centre uses in and to the south of Kirkby town centre.

The stadium is included because EFC needs a new stadium but cannot achieve one
by redeveloping its existing ground at Goodison Park as the site is too small and
constrained. The cost of a new stadium is such that EFC require a large element of
its overall cost to be provided through some form of gap funding. The application
site is the most suitable site for this form of development in Liverpool, and offers the
potential for the retailing elements of the overall proposals to ‘enable’ the stadium,

i.e., fund a large element of its overall cost (provide the necessary gap funding).

The overall proposals will contribute significantly to regenerating Kirkby and its town
centre, which is an important objective of the Council. This is because the town
contains some of the most socially and economically deprived wards in Merseyside.
In addition, the town centre is badly in need of regeneration by virtue of the poor
quality and dearth of retailing facilities it currently offers, and its environmental

condition and general profile and reputation are poor.

The application proposals will result in a significant number of important and very
valuable regeneration benefits, which will significantly contribute towards changing

the profile and fortunes of the town centre and wider town.

There is wide spread support for the application proposals in the development plan
and by reference to other planning policies, particularly elements of national planning
policy guidance and a recent Interim Planning Statement by the Council. This sets

out new town centre strategy which the application proposals comply with.

Overall the application proposals have much to merit them. They generally comply
with development plan policy, and a number of relevant material considerations also

support them. Accordingly, the planning application warrants being granted.
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This planning statement is submitted in support of a planning application by Tesco
for a major mixed use development in the town centre and on land to the south of it

in Kirkby, Liverpool, Merseyside.

The planning application is a hybrid application meaning that part of it is outline form

and part of it is detailed

In summary the planning application seeks permission for a new stadium for Everton
Football Club (EFC), a new superstore that would be operated by Tesco, new
comparison (non-food) retailing, new leisure uses (largely food and drink type uses),
new hotel, replacement and new housing, new car parking, new vehicular and
pedestrian accesses and circulation, new public realm (paving and treatments of
surfaces), landscaping, tree planting; along with the part redevelopment of the
existing shopping core centred on St Chad’s Parade to facilitate its improvement and
the introduction of new retailing and other town centre uses, which will involve some
remodelling. The full, official description of development is set out in the planning

statement (Document 4).

The application site includes all of the designated town centre and land to the south
of it on the other side of Cherryfield Drive, bounded by Cherryfield Drive, Bewley
Drive and Valley Road but excluding Kirkby Community College and the Whinberry
Drive Housing Estate. The application also includes the car park of the former Kirkby
Stadium to the north west of Valley Road. The full, official, address of the

application site is set out in the planning statement (Document 4).
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Kirkby was one of the overspill settlements that was built around the core of
Liverpool in the post World War II period. It was conceived and designed as if it
were a new town although it never had official ‘New Town’ status. The town was
intended to have a population of around 100,000 but this was never reached
although it has accommodated a larger population than its current community, which
presently stands at about 40,000. It is the Council’s intention to grow and develop
the town in future years given the infrastructure it currently benefits from and to

assist in its regeneration.

The town was heavily hit by the economic recession of the 1970s resulting in
significant net outward migration, job losses and resultant social and economic
depravation. Whilst significant improvements have been achieved in the town’s
housing stock and employment provision through the work of the Council, the town
is still one of the most socially and economically deprived areas of Merseyside, and
much remains to be done. A considerable issue for the Council and one that
contributes to problems in the town is the condition, poor reputation and lack of

good quality retailing facilities in the town centre.

The town centre fell into decline from the 1970s onwards, a process that has been
assisted by the economic recession. Despite efforts by the Council to arrest its
decline and attract investment so as to improve the quality and amount of retailing
found in the town centre, and the general environment and appearance of the
centre, no significant improvements have been achieved. There are many reasons
for this, which are considered in the planning statement (Document 4) and retail
assessment (Document 8), but an underlying concern of the Council is that the town
of Kirkby will never be truly regenerated unless and until its town centre is

comprehensively transformed.

The Council has recently come to the view that the town centre cannot be improved
unless it adopts and follows a bolder and more ambitious plan to secure its
regeneration. Following consideration of several options it came to the view that

new retail and other facilities, including a high profile use, need to be attracted to
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the town to create the necessary confidence investors need to start the process of
improving the existing town centre. This would involve the expansion of the centre
and the encouragement of a wide range of modern retailing formats that are
currently not represented and which cannot be accommodated within the existing
town centre. The Council has set out its new strategy for the town centre in an
Interim Planning Statement which it has recently published for consultation. This
encourages a development along the lines of Tesco’s proposals, the high profile use

being the proposed new stadium for EFC.
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EFC moved to what became known as Goodison Park in late 1891. At the time it was
regarded as the finest ground in the Country. The ground has staged more top flight
games than any other ground in England, and the ground’s record attendance of
78,299 came against Liverpool Football Club (LFC) in 1948. The stadium also hosted
5 games of the 1966 World Cup Finals.

Despite the fact that EFC is one of the Premiership Leagues oldest and most
successful clubs, with a reputation for being ‘The People’s Club’, its existing ground is
outdated, in a poor condition and badly in need of improvement and expansion (it
has approximately 40,000 seats but EFC need 50,000). EFC is not one of the
league’s cash rich clubs and the funding implications of having to finance a major

new stadium have always been a serious issue for it.

Feasibility exercises have found that the site of the existing stadium is too small to
achieve the type and scale of new stadium that EFC aspires to and it needs if its
footballing and financial aspires are to be achieved (the two are linked). This means
that the only option available to it to secure the type of stadium it requires, is to

develop a new one off-site.

The club, like its key rival, LFC, has carried out a comprehensive exercise to try to
identify a suitable site for a new stadium, but until the option which is the subject of
this planning application came along, it had been unable to identify a suitable site

(the only viable site LFC was able identify was Stanley Park).
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The benefit of the proposed site for the new stadium from EFC’s perspective is that it
is not that far from Goodison Park, it is in a location where a lot of its fans live, and,
importantly, a large subsidy can be secured from the adjoining superstore and
comparison retailing that will ‘enable’ the stadium to proceed. The full cost and
break down of the stadium and how the enabling development arrangement works is

set out in the stadium report (Document 13) and planning statement (Document 4).

Tesco’s proposals represent a great opportunity for the Club to secure the new
stadium it desperately needs. The new ground will contribute significantly to
assisting it attract world class players and perform at the very highest levels in the
domestic and European footballing competitions, which will assist it achieve its
financial aspirations. Importantly, the new stadium, as is dealt with later in this
statement, will contribute significantly towards regenerating the town centre and
town of Kirkby.
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The applicants are Tesco. The company has secured an agreement with EFC to
promote a new stadium for it as part of its proposals for Kirkby. If permission is
secured and the stadium built, EFC will move there in future. It is hoped, depending

upon planning, that this could be as early as 2010.
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Because the stadium is the key use and the one that will contribute significantly
towards the regeneration of the town centre and town, as well as meeting EFC’s new
stadium needs, it is the most important element of the overall development
proposals. In view of the importance of the stadium and but taking into account the
fact that it can only proceed because of the subsidy that is provided by the
superstore and comparison retailing next to it, this development also has to be

regarded as a very important element of the overall scheme. In essence the two are
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The development is described in detail in the planning statement (Document 4) and
Environmental Impact Assessment (Document 10.2). Also attached to this statement
is the overall masterplan for the application site which shows the development
proposals and development zones referred in this section to assist in describing the

scheme.

The key use is the new stadium for EFC (Development Zone 8). This will have
capacity for just over 50,000 spectators and shared and private hospitality facilities
for corporate guests. The stadium will sit in the western third of that part of the
application site south of Cherryfield Drive. The stadium will be orientated on a north
south axis. Behind the stadium, to the north, is a multi-storey car park which will
serve the stadium. South of the stadium is an area of dedicated coach parking for
away fans. Further parking for match day buses used by home fans is proposed at
the existing car park of Kirkby Stadium, some 500 m to the south west of the

proposed stadium.

To the north east, east and south east of the stadium, south of Cherryfield Drive are
the retail and leisure developments that enable the stadium (Development Zones 9,
10, 11, 12 and part of 2). There is a major foodstore and three separate blocks of
units intended to be used for comparison retailing purposes. Food and drink units
are also proposed in this part of the site and possibly also a PCT building (in
Development Zone 3). The foodstore and main retailing blocks sit behind a large
central hub car parking area. A petrol filling station is proposed to the east of the

main access road into the site (off Bewley Drive).

Land behind the recently completed Kirkby Leisure Centre north east of the foodstore
will be remodelled to accommodate a dedicated car parking area for the leisure

centre, along with new sports pitches (Development Zone 13).
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Land to the south and east of the foodstore will be developed for residential
(Development Zone 7 and 14). This is to replace existing housing and other uses
located directly to the south of Cherryfield Drive (north).

The area to the south of Cherryfield drive north of the main developments in this
part of the site will be used for offices and to create a new public square. Its
configuration reflects the fact that the land in question is affected by the still extant
Transport and Works Act which makes provision for Route 1 of the Proposed

Merseytram (part of Development Zone 2).

The western and southern boundaries of Kirkby Community College are proposed to
be improved (Development Zone 11). The remaining parts of the college are not

proposed to be changed.

The area of the application site located to the north of Cherryfield Drive (north),
which comprises the existing designated town centre, will be promoted for a range of
new town centre uses through a mixture of redevelopment, remodelling and new
development. Although all parts of the town centre have been included in the
application, not all parts are proposed for new developments. Some parts will simply
benefit from public realm improvements and new landscaping, including tree planting

(Development Zones 1, 4, 5 and 6).

The western part of the existing town centre (Development Zone 4) will be
redeveloped for new retailing, hotel, and potentially a PCT building (if it is not
developed in Development Zone 3). New car parking will also be provided. The
southern half of the central core will see substantial redevelopment and remodelling
of existing units and some new build to create new and improved areas of retailing
and access improvements throughout the heart of the centre (Development Zone 5).
The area also makes provision for a new / improved bus station at the site of the
present one, and the existing library will be replaced by a new facility south of
Cherryfield Drive (in Development Zone 2). The area to the north will be used for
new surface level car parking (still Development Zone 5). The existing MacDonalds
would be retained, albeit access to it would be remodelled. There is also the
potential for further food and drink uses.
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The eastern zone will be retained in its current form in terms of the existing
municipal / civic uses (police station, fire station, ambulance station, courts and clinic
/ health centre), although the market will be substantially improved (Development
Zone 6).

Two new vehicular access points would be created to serve the main retail uses
south of Cherryfield Drive (north) — off Bewley Drive and Cherryfield Drive (east). A
separate access would serve the stadium multi-storey car park. A considerable
number of new and improved pedestrian routes would be created across the overall
site linking all developments and making all parts of the site accessible by

pedestrians from the adjoining residential areas.

High quality new public realm and landscaping and tree planting would be
implemented throughout the application site. It should be noted that a substantial
bund and landscape buffer screen is proposed around the south eastern edge of the
site between the retail development and existing and proposed residential

development.

Kirkby Brook, which is directly to the west of the proposed stadium, would need to
be altered to accommodate the new stadium. This would be done through a slight
realignment of its course. The land around it, which forms part of the wider Valley

Park, would be landscaped and planned with trees.
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There are many polices in the development plan and a number of different elements
of national planning policy guidance that are relevant. They are considered in detail
in the Environmental Impact Assessment (Document 10.2)planning statement
(Document 4). What follows is a summary of whether the proposals comply with

relevant policy.

The Regional Spatial Strategy (RSS) places a considerable amount of emphasis on

the need to regenerate a number of the region’s settlements, including towns like
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Kirkby that are seriously socially and economically deprived and, in part, have a very
poor environment. Indeed, it could be said that regeneration is at the heart of the
RSS strategy and its key vision to make the region more successful and with a fully
inclusive and sustainable community. The proposals generally comply with this
aspect of the RSS.

The need to regenerate Kirkby is clearly set out in the Knowsley Replacement Unitary
Development Plan (KRUDP). Indeed regeneration is at the heart of almost all of the
plan’s policies that directly relate to Kirkby and this is directly as a result of the many
social and economic and performance and profile issues that affect the town,
particular its town centre. The proposals generally comply with the plan’s

regeneration policies.

As a consequence of the Council’s frustration that the KRUDP development strategy
for the town centre has not delivered the positive changes that are needed, it has
realigned the strategy for the town centre through a very recent Interim Planning
Statement (IPS). This encourages a major mixed use development along the lines of
this development proposal, and it specifically refers to the significant regeneration
benefits a new football stadium could bring the town, in both social and economic

terms. The proposals fully comply with the IPS.

The proposals also generally comply with national guidance on regeneration.

The planning application proposes development on an area of green space that has
in the past been used for recreation. Whilst the proposed development cannot claim
to have had any role in the delivery of the recently completed Kirkby Leisure Centre,
it will considerably assist in increasing its profile and making it a more accessible

development, and 2 five-a-side pitches will be provided.

A running track planned in this area will be relocated elsewhere in Kirkby.

A clear factor that weighs in support of the proposed developments is the fact that

the overall development proposals include a major, high quality, regionally significant
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sports stadium to be used by EFC. Everton operate an innovative initiative called
Everton in the Community (EITC) which has as its mission the desire ‘to motivate,
educate and inspire by harnessing the power of football and sport, improving the
quality of the lives of all within our community, locally and regionally.” This initiative
is covered in greater detail in the regeneration statement (Document 12). However,

the work of EITC will significantly encourage sport in the local community.

Whilst relevant policies / guidance require seek to secure like for like replacements
when sports pitches are proposed for development, this requirement has to be
weighed against the significant sport and recreation benefits the new stadium would
bring. In essence the requirement to provide replacement pitches has to be
balanced against the benefits that flow from having a major facility that increases the
awareness and benefits of sport for a healthier life, and which promotes actual
sporting activities, not just professional football but football and sport for young

people, including women and disabled players.

Nevertheless, Tesco will discuss with the Council and Sport England through the
application process whether it considers that any further provision is required, in
which case the company would be prepared to consider a possible financial

contribution towards improving the quality of existing pitches off site.

The retail assessment that accompanies the planning application (Document 8.1)
considers in detail whether the retail elements of the overall planning application
proposals can be supported by reference to relevant policy tests. The tests in
question are enshrined in national guidance (PPS6), the regional strategy element of
the development plan (RSS) and interpreted locally in the KRUDP and in a very
detailed way in the IPS. In summary the tests are need, scale, the sequential
approach to site selection (including the sub-test of disaggregation), impact and

accessibility.

The poor quality and lack of gravitas of the existing retail offer of Kirkby and the
level of convenience and comparison capacity that will exist in the town’s catchment
in 2012 enables the test of need to be satisfied. The requirement for the

development to comprise a large amount of convenience and comparison retailing
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floorspace if the centre is to be successfully regenerated and capture expenditure
that is currently being spent elsewhere enables the test of scale to be satisfied. The
lack of any sequentially preferable sites that could meet the need enable the
sequential approach to be satisfied. The centre is highly accessible, enabling this
policy expectation to be satisfied. Overall development plan policies can be complied
with. In addition, the development specifically complies with the revised strategy for
the town centre set out in the IPS which recognises that the centre needs to be
grown if it is to be successfully regenerated and fulfil the role that was originally

envisaged for it.

The development proposals include a small amount of the residential (123 units in
total). They are required to replace a number of existing properties would be
demolished to facilitate later phases of the development (72 in total). The additional
units would be developed alongside the replacement units. There is therefore only a
small net increase in the number of units in this area. Nevertheless, the car park of
the former Kirkby Stadium, which is allocated for housing, will be used as a bus park.
Accordingly, taking the net increase and comparing it with the allocated land that
would be lost, suggests that from a ‘numbers’ perspective the application proposals
will not reduce the number of actual or the potential for new residential in the town.
In locational and profile terms the proposed site of the new residential can be
regarded as acceptable, as the land is brownfield in profile and surrounded by or
fronting existing residential areas. The land is also highly accessible by all modes of
travel and will be very well related to retail, services and community uses. Overall

housing policies can be satisfied.

The transport assessment (Document 9.1) confirms that Kirkby is already a very
accessible town by virtue of its close relationship to the M57 and M58 motorways and
A580 route. It is served by the Liverpool to Wigan railway line and numerous bus
services, many of which link it to Liverpool City Centre and other parts of the City. In
addition, the town benefits from a road network and associated infrastructure that
was designed to support a much larger population than currently lives there. The

assessment confirms that where improvements are required they can be successfully
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accommodated without adverse impacts. Careful consideration of the transportation
impacts and related needs of all elements of the proposed development, including in
the scenario they operate together, confirms that relevant policies can be complied
with.

Relevant policies do not preclude development in green spaces, rather that when
development is proposed, a number of criteria need to be satisfied. The EIA
(Document 10) includes a detailed assessment of whether the proposed development
can be justified by reference to urban green space policies and comes to the
conclusions that it can. This is partially due to the huge supply of such space within
the town. Accordingly, in the context of urban greenspace policies, which principally
need to be complied with to satisfy the KRUDP and IPS, relevant policy can be

complied with.

It is difficult to successfully summarise in a few paragraphs the overall conclusions of
the EIA (Document 10.2), but it is clear that the EIA has considered the potential
environmental effects of the proposed development from a considerable number of
angles. The EIA finds that some elements of the overall proposals will cause
environmental effects, however none are so significant or incapable of being
mitigated to suggest that the planning application should be refused. Indeed, the
EIA also finds that the development proposals will deliver a significant range of
environmental improvements and benefits, which is also an important factor to be
weighed in support of the overall scheme. Overall, the EIA concludes that the

proposed development is acceptable and complies with relevant policies.

Other relevant policies include those relating to the design and quality of the overall
development, with particular regard to its public realm. The proposed developments
are of a high quality in terms of their design and the materials they will be

constructed from, and the associated public realm will be of a similarly high quality.
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Accordingly, policies relating to quality of design etc. can be complied with.

There are a number of other policies that are of some relevance which deal with

such topics as crime and heritage and conservation. They can also be complied with.

Whilst the IPS does not form part of the statutory development plan, its provisions
will be transposed into relevant development plan documents that in time will form
part of the Knowsley local development framework which will replace the KRUDP,
probably through the core strategy and allocations plan. Accordingly, it is an
important policy document and one that in our opinion merits considerable weight in
planning decisions. The proposed development fully complies with the IPS strategy
for the town centre, and this is an important factor that weighs in support of the

planning application.
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The application proposals are designed to substantially regenerate Kirkby town
centre and as a consequence will deliver a significant number of what can be termed
regeneration benefits.  The regeneration benefits are an important material
consideration in support of the planning application. A detailed regeneration benefits
statement (Document 12) identifies and quantifies all of the many regeneration
benefits that the application proposals would result in. Key benefits are set out
below.

The investment by the applicant is huge (upwards of £520m) and represents the

biggest ever single investment in Knowsley.

The proposed development would attract some £21m a year into Kirkby and would
create 2,000 jobs (1,750 would be permanent), almost halving unemployment in

Knowsley. The Foodstore, new retail, stadium and leisure facilities would create
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permanent employment positions for local residents (1,711 gross jobs created by the
redevelopment). Disposable income being spent within Kirkby will increase. It is
estimated that the overall scheme will lead to £22.2m being spent on gross wages
per year, and a £34.6m increase in gross local GVA per year. An additional 1m
people will visit Kirkby every year; and they will spend approximately £11.5m per

year within the Knowsley economy.

Good quality / high specification office space for circa 400 KMBC staff and Member
facilities, upgraded / fit for purpose ‘public facing’ accommodation in a One-Stop-
Shop, new Library, improved disabled access to Council premises, and improved

market.

There are a substantial number of benefits that can be attributed to the new
stadium. They include provision of a use that will gain considerable publicity and
coverage in the national media and press, increase positive profile and perception of
Kirkby, create civic pride in the town and its town centre, high profile ‘gateway’ to

the town centre, increased the attractiveness of the centre to visitors.

EFC is universally known and acknowledged as being the ‘people’s club’ and it has
very strong links with its fan base and the local community where it is currently
located. It operates an innovative and successful community initiative known as
‘Everton in the Community’ (EITC). This runs a number of programmes designed to
promote healthy eating, physical activity and engagement with groups who are
traditionally excluded from community activities, including social inclusion
programmes, disability related initiatives, schools related initiatives, Everton soccer
schools, women and girls initiatives, healthy school bus, volunteer programme
initiatives, race and diversity initiatives, Premier League linked initiatives, coach

education initiatives, Extra Time Study Centre Initiative.
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The overall development will deliver many thousands of square metres of new mixed
use development in and directly adjacent to the town centre and will bring about its

regeneration.

The proposals include a range of development / infrastructure related improvements

which will flow directly or indirectly through the application proposals.

Proposals include adoption of a Green Travel Plan that could lead to 75 % of visitors
using public transport. The development will also improve public transport, cycling

and pedestrian facilities.

The Rapid Health Impact Assessment produced by DPP in support of the application
(part of Document 12) confirms that the overall proposals will result in
improvements in the health of local people and greater publicity about the benefits of

healthy life styles.

Include putting Kirkby and Knowsley on the national and international stages and

give the area a new image which would increase prospect of investment.

Whilst this is not a material consideration in the context of the planning application
for Kirkby, there are disbenefits and benefits associated with closing the stadium and

redeveloping the site for housing. We have analysed both and have come to the
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view that the two (disbenefits and benefits) come close to balancing. Accordingly,
we are of the view that the wide array and value of benefits that the overall
proposals would result in for Kirkby, are not impacted to any degree by the

potentially negative effects of closing and redeveloping the existing stadium.
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10.1 In the context of this planning application, it has been assessed against a
considerable number of relevant planning policies, along with other planning and
land use considerations. It is clear that following a comprehensive assessment of all
relevant policies, particularly those dealing with regeneration, retailing, sport and
recreation, transportation, green / open space, design and sustainability, that,
notwithstanding the scale and complexity of the proposals, there is widespread
compliance with the development plan. Furthermore, there are a number of other
polices that are of relevance and have status as a material consideration that can

also be complied with.

10.2  There is therefore a strong case to suggest that the planning application can and
should be supported.

10.3 A further point that works in the favour of the application proposals when assessed
from a planning policy angle, is that the latest strategy for the town centre, set out in
the IPS, advocates a bold and ambitious expansion plan that is underpinned by
expanding the town centre southwards, across Cherryfield Drive, and supporting the
development of a new ‘attractor’ development like a new stadium, along with
substantial new convenience and comparison retailing. Whilst the IPS represents no
more than a material consideration in planning decisions, it was produced as if it
where a statutory plan, and as a consequence is supported by an impressive (and
extensive) evidence base, and it will be extensively consulted on. It is our view that
because of this it can and should be given considerable weight in planning decisions,

including by the Council when determining this planning application.

10.4 It is wise to be cautious when considering a development proposal of this scale and
nature so as to understand whether there are any material considerations that work

against the application being supported, and if there are how relevant and important
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they are in the context of weight that should be given to them. Again a number of
detailed assessments have been carried out which take into account the regeneration
needs of the town and town centre of Kirkby; the need for a new stadium for EFC
and its ability to fund such a development; and the many regeneration benefits that
would be delivered through the overall scheme; along with other less significant
factors. Rather than these material considerations working against the application
proposals, they work in its favour, particularly those dealing with the many

regeneration benefits that would be delivered through the overall proposals.

10.5  Overall, the planning application proposals have much to merit them. Importantly
they generally comply with the development plan and other relevant planning policy,
including the IPS; and what material considerations have a bearing on them, indicate
even greater support for the overall proposals. They represents what can probably
and reasonably be regarded as a once in a lifetime opportunity to successfully
regenerate Kirkby town centre and deliver much needed complementary

regeneration benefits throughout the town in the short term.
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