Studio 104
The Tea Factory
82 Wood Street
Liverpool
L1 4DQ

KNOWSLEY LOCAL PLAN: CORE STRATEGY EXAMINATION
MATTER 5: GREEN BELT
WRITTEN STATEMENT ON BEHALF OF UNITED UTILITIES
REPRESENTOR NO.: 106/127
HEARING DATES: 12, 13 AND 14 NOVEMBER 2013
Issue:

Whether the selection of broad locations for development in the Green Belt is justified by the
evidence and whether the mechanisms for release are clear and effective.

Q5.2

Is the methodology used to select broad locations robust?
NPPF at paragraph 84 states ‘when drawing up or reviewing Green Belt boundaries local
planning authorities should take account of the need to promote sustainable patterns of
development’. The methodology used in the Green Belt Study puts a focus on minimising
the impact on the ‘overall openness and integrity of the Green Belt’ (paragraph 1.15).
However, this objective might not always be consistent with securing the most sustainable
pattern of development. This is a weakness in the Study. The methodology should have
given stronger recognition to the need to balance impacts on the purposes and objectives of
Green Belt against the aim of securing sustainable patterns of development. If this had
taken place then a number of locations discarded at different stages in the Study might have
been taken forward because of sustainability credentials and the contribution that
development at these locations could make to achieving a sustainable pattern of
development across Knowsley for the long term.

Q5.4

Does the methodology ensure that an appropriate balance is achieved between Green Belt
policy and the overall spatial strategy of the KLPCS?
The Green Belt Study process has not necessarily identified locations for development which
are aligned with securing the most sustainable pattern of development. As a consequence,
some of the objectives of the Spatial Strategy are not reinforced. For instance, the broad
locations selected do not always represent an efficient and sustainable use of land and
infrastructure. As an example, the redevelopment of Cronton Colliery will require extensive
investment in new infrastructure whereas land at Axis Business Park (a discarded site in the
Green Belt Study) benefits from high quality and recent infrastructure suitable for large scale
business use.

Q5.7 & 5.8

The drivers and sequence for the phased release of Green Belt sites.
There is a strong argument that Policy CS5, when it comes to the release of land in the
Green Belt, should recognise that some Green Belt development can reinforce urban
regeneration initiatives (for instance land at Carr Lane as part of the South Prescot Principal

Regeneration Area), or can greatly assist in economic development by adding something
vital to the portfolio of economic development sites (for instance, land at Axis Business Park
if it were to be identified as a broad location to be removed from the Green Belt). In these
instances phased release is neither necessary nor justified. These broad locations can bring
regenerative and sustainability benefits now which are of sufficient weight to override their
relegation to later stages of the Local Plan.
Individual Green Belt Sites
Q5.20

KGBS10 Carr Lane, Prescot
The pertinent first point in relation to the ‘gap’ between Prescot and Huyton is that these
settlements are effectively divided by the M57 corridor. The Green Belt Study (paragraph
5.26) highlights that to simply measure the distance between settlements is unhelpful. The
‘visual’ impression needs to be taken into account. The perception of settlements merging
will vary depending on physical features such as a motorway that might break up a gap or
help to define it. At Carr Lane the M57 is a significant intervening corridor which would
prevent development between Prescot and Huyton. The impression of a gap will not be
eroded by the redevelopment of the broad location at Carr Lane. The area between Prescot
and Huyton is defined as a Narrow Gap in the Green Belt Study. In the ‘Parcel Analysis’
there is a recognition that the land at Carr Lane ‘makes limited contribution to overall
separation of Huyton and Prescot due to the M57 and relative small size of the parcel’.
The western side of the M57 at this point is characterised by a golf course, an open land use
which will continue to maintain any impression of separation between Prescot and Huyton.
In addition, development of this land will strengthen the regeneration initiative at South
Prescot. Infrastructure is in place to stimulate regeneration, including access to the Carr
Lane site and planning permission has been granted for housing-led development on the
neighbouring land which shows how the Carr Lane broad location can be integrated as part
of a larger regenerative housing development. (Appendix 1).
There are no overriding constraints to development. In response to question 5.4 a separate
appraisal of the risk of flooding has been carried out (Appendix 2). This shows that this
broad location for development falls in Flood Zone 1 (low risk). To the west of the site flood
risk is greater but the Carr Lane Ponds provide a natural balancing facility. The potential for
development is not constrained by flood risk. Water flow along Prescot Brook should be
contained within the banks of the watercourse.
A further relevant material consideration is nature conservation as this broad location is
alongside a non-statutory Site of Biological Heritage (SBI) at Carr Lane Lake. A recent and
targeted ecological site appraisal has been carried out (Appendix 3). It shows that the
habitats at this broad location are typical of previously used sites, dominated by tall ruderal
vegetation, scrub and grassland. The most valuable ecological feature is the Prescot Brook
corridor. This should be enhanced for biodiversity value in any scheme of redevelopment.
There is some potential to improve the habitat of protected species. These are not an
impediment to development.
Access is a further constraint to be considered in the review of this broad location for
development. An assessment of access options is provided at Appendix 4. This gives an

overview of the road network around this location, shows the accessibility credentials by all
modes of travel (including pedestrians, cyclists and public transport users) and gives a
commentary on how new development could be linked to the approved proposals for
regeneration on the neighbouring BICC site. It concludes that this broad location is highly
accessible by sustainable modes of travel. The report demonstrates that the location can be
accessed from a dedicated road from Carr Lane (an independent option) or could be
accessed through the new roads to be constructed on the neighbouring BICC site.
This site is a former waste water treatment works. Legacy records and experience from
similar sites show that ground conditions and contamination will not be fundamental
constraints on development for housing.
Q5.27

Alternative Site B, Axis Business Park
We maintain that the assessment of this site as a broad location for employment
development has been based on evidence which overstates its role as part of the Green Belt
and under-represents the strong potential for economic sustainability benefits which are of
significance to the Liverpool City Region. In essence, the Green Belt Study methodology led
to the rejection of this location as a candidate to meet development needs at an early point
in the multi-stage process. We believe that the Green Belt Study has eliminated this location
prematurely and, as a consequence, there has been no opportunity to fully consider the role
that the location can perform in meeting the essential needs of modern business in the City
Region. A process which is led by the objective of securing a sustainable pattern of
development would give this location a significantly greater role as an employment location
as it has the unparalleled potential to deliver large scale business development in Knowsley.
Green Belt Methodology Evidence: The Green Belt Study methodology recognises that a
simple measure of distance between settlements is not helpful when it comes to the Green
Belt purpose to prevent neighbouring towns from merging into one another. The character
or visual impression of the gap is important. In this case the M57 corridor defines the gap.
It is an extremely prominent visual factor which negates any impression of the merging of
settlements. This is not given recognition in the Green Belt Study. The early elimination of
this broad location was premature and it gave no chance for the economic sustainability
benefits to be fully explored.
Economic Development Evidence: The market evidence to demonstrate that Axis Business
Park is best placed to meet large scale business interests in the Liverpool City Region is
separately given on behalf of United Utilities by CBRE. Recent planning decisions reinforce
the role of Axis Business Park as a significant location in the Liverpool City Region (along the
M57 corridor) for large scale, logistic based business. On 8 October 2013 a further planning
permission was granted by Liverpool City Council for a 25,000m2 distribution warehouse on
land immediately alongside the United Utilities land (Appendix 5 Liverpool City Council
Planning Committee report).
Site Specific Evidence: In order to address questions about flood risk and accessibility (and
the ability to deliver development at this location to meet immediate economic development
needs in the Liverpool City Region) further assessment has been carried out.

At Appendix 6 is a Flood Risk Statement. This shows that part of this location falls in Flood
Zone 2 but that there is no risk of flood for the 1 in 100 year return probability. Typically the
ground is one metre above these levels. The higher risk of flooding from the River Alt and
Knowsley Brook is contained within the banks of these watercourses. The Environment
Agency has advised that finished floor levels of buildings should be 300mm above the
ground level. Overall, there is a low risk of fluvial flooding. Flood risk has not been an
impediment to development so far at Axis Business Park. As an example the large scale
logistics operation given planning permission on 8 October 2013 (Appendix 5) is on land
which, in part, is in Flood Zone 2. This is deemed a ‘less vulnerable’ use of land. The
application of sustainable drainage measures and flood management measures will mitigate
any risk of flooding.
A further constraint to be considered as part of the evidence base is access and
accessibility. The roads infrastructure to serve significant new development (with a high
proportion of HGVs) is in place. Traffic from new development at this location would place
no material impact on the operation of the highway network (Appendix 7). The junction from
the trunk road (A580) has a high capacity and has been specifically designed to
accommodate the large number of HGVs that is generated by an industrial location such as
Axis Business Park. At this point on the A580 is Junction 4 of the M57. There is almost
direct access to the national motorway network. The A580 is a major bus route. There is a
service every 10 minutes linking Kirkby with Liverpool City Centre and more local services
providing links to nearby residential neighbourhoods. It is a highly accessible and
sustainable location for employment development.
Suggested Changes
Policy CS5
Review of Green Belt Boundaries to Meet Future Development Needs.
•

For reasons set out in representations the broad locations for employment
development should be revised in order that the needs of large scale logistics or
industrial users are accounted for. We advocate the inclusion of land at Axis Business
Park as a reserve location.

•

There are compelling reasons to support the early release of Green Belt land where it
can assist in meeting objectives at the Principal Regeneration Area (for instance land
at Carr Lane) or where there is a demonstrable need to provide opportunities for large
enterprises, in the interest of economic development in the Liverpool City Region (for
instance land at Axis Business park).

•

Accordingly the provisions in Section 3 of Policy CS5 should be amended to allow for
the early release of those reserve Green Belt locations which will strengthen the
redevelopment of Principal Regeneration Areas (Section 3C) or which will add to the
range of sites available to meet a demonstrable need for large enterprise users
(Section 3D).

These changes would make the Green Belt provisions of the Local Plan sound. At present
there is evidence to demonstrate a particular need in the strategy for employment growth for
locations which are well placed to meet the needs of large scale users locating in the

Liverpool City Region. Locations need to be identified to meet this need, beyond the current
provisions of the Local Plan. This omission weakens the claim that the Local Plan has been
positively prepared and that the employment strategy is fully justified. Moreover, given the
priority objective of regeneration, there is little justification for delaying the redevelopment of
broad Green Belt locations which can clearly assist in the aims for restructuring and
redeveloping the Principal Regeneration Areas.
Appendices
Appendix 1

Illustrative masterplan for the redevelopment of the BICC site at the South Prescot
Regeneration Area (part of outline planning permission reference 11/00385/OUT).

Appendix 2

Carr Lane, Prescot: Flood Risk Statement

Appendix 3

Carr Lane, Prescot: Ecological Site Appraisal

Appendix 4

Carr Lane, Prescot: Preliminary Access Study

Appendix 5

Axis Business Park: Planning Committee Report (8 October 2013)

Appendix 6

Axis Business Park: Flood Risk Statement

Appendix 7

Axis Business Park: Preliminary Access Study

APPENDICES
APPENDIX 1
ILLUSTRATIVE MASTERPLAN FOR THE REDEVELOPMENT OF THE
BICC SITE AT THE SOUTH PRESCOT REGENERATION AREA
(PART OF OUTLINE PLANNING PERMISSION)

APPENDIX 2
CARR LANE, PRESCOT: FLOOD RISK STATEMENT

CONSULT LIMITED

UNITED UTILITIES PROPERTY SERVICES LTD. OWNED LAND - SITE AT CARR LANE,
PRESCOT, KNOWSLEY - FLOOD RISK STATEMENT
Introduction
LK Consult has been asked to produce a report on the potential flood risk issues affecting this site for
United Utilities Property Services Ltd.. The land at Carr Lane, Prescot is located in the south-west of the
Metropolitan Borough of Prescot. It is bound by the M57 to the west, Carr Lane to the north-east and the
Prescot Cables Retail Park along the south boundary of the proposed development plot.
The area of the site is approximately 3.25 ha and is bounded to the west by Prescot Brook which is
designated as a ‘Main River’ watercourse and the Carr Lane Ponds. It is also named ‘Logwood Mill Brook’
on the EA detailed mapping and flows to the south-west, contributing to ‘Ditton Brook’, an estuarine
tributary of the ‘River Mersey’.
The river runs through a shallow valley with the overall general topography sloping towards the south.
The site was formerly within the bounds of the former Walton Sewage Works and has become naturalised
since the works were closed, the northern half of the plot was occupied by a number of demolished
structures associated with the treatment process it is currently bounded by an industrialised development
and the M57
Information Supplied and Gathered
Environment Agency
The Environment Agency has no record of flooding on the site.
Flood modelled data was requested from the Environment Agency (EA) as the site has a designated Main
River, ‘Prescot Brook or Logwood Mill Brook’, flowing parallel with the Western site boundary. The EA
flood mapping shows the approximate extent of the flood zones and the relevant modelled water levels
and flows for this watercourse;
The site is situated within Flood Zone 1 (Low Risk). However as the Main River is situated adjacent to the
site boundary it is worth taking note that it is shown to be an area at Flood Zone 2 (Medium Risk) to the
east and Flood Zones 2 and 3 (High Risk) to the west. To the east adjacent to the plot boundary it is
shown contained within its banks. To the west the flood zones coincide with the Carr Lane Ponds forming
a natural balancing facility prior to the watercourse being culverted beneath the motorway.
The Groundwater Source Protection Zone (GSPZ) and Aquifer information was accessed on the EA
website. The site is not located within a GSPZ designation and over a ‘Principal’ bedrock aquifer
(previously designated Major Aquifer) and therefore infiltration methods may be constrained. On the other
hand the site resides within a ‘Minor Aquifer High’ Groundwater Vulnerability Zone, either way this
suggests that the site does contain groundwater, but a permeability test should be undertaken in order to
provide further information. Since infiltration SuDS techniques may not be applicable, attenuation
requirements are a likely requirement should this plot of land be developed.
The EA Reservoir flood maps show the edges of the plot to be included within the extreme extents of the
potential flood zones but this is a worst case scenario, if either the Prescot No.4 or Mizzy Dam reservoirs
to the north of the plot release their contained waters all at once. The likelihood of this occurring are
considered minimal as the plot is at the extreme edge of the modelled area and that there are a number
of obstacles within the flow path towards the plot.
The EA will need to be consulted for permission to discharge any surface water to the watercourse. It is
also likely that they will require the maximum rate of runoff to be a ‘greenfield equivalent flow’.
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United Utilities

CONSULT LIMITED

United Utilities have no records of any flooding incidents reported within the vicinity of this plot. There are
no records of public sewer flooding of properties in this vicinity as a result of overloaded sewers. I.e. no
properties on the ‘at risk’ register as compiled for our Regulator Consultations.
Further investigation is required of the capacity of the local infrastructure in relation to capacity.
There is a combined sewer crossing the site, of various sizes – 225mm, 750mm and 375mm.
Local Council
Consultations have been initiated with the site development team of Knowsley Metropolitan Borough
Council (KMBC) to ascertain any knowledge of flooding in the area, as yet there has been no formal
reply.
Discussion and Summary of Issues
Flooding Issues
The developable area of the site is not at flood risk from rivers or local watercourses as the one ‘Main
River’ flowing adjacent to the Western boundary appears to be constrained within the river banks. Flood
levels provided by the EA state the 1% Annual Exceedance Probability (AEP), or 1 in 100 year recurrence
interval with 20% allowance for climate change, water level is 40.3m Above Ordinance Datum (AOD) in
comparison to the adjacent lowest plot level which is approximately 44 metres AOD. Thus the potential
for development should not be constrained by flood risk.
Building habitable floor level and site level
It is unlikely that there is any risk of fluvial flooding but the floor levels should be set a minimum of 600mm
above the highest 1% AEP + CC level adjacent to the site of 40.78m, a level of 41.38m. This floor level is
above the adjacent modelled 0.1% AEP (1 in 1000yr flood level). These levels are below any ground
levels obtained by mapping. However it is prudent in design to allow for the possibility of overland flow or
ponding due to problems of sewer overload or blockage, possibly off-site, and avoid low-spots in ground
profile and set building floor levels nominally above local ground levels. The plot is within an area
designated as susceptible to groundwater flooding in the KMBC Preliminary Flood Risk Assessment
(2011) so suitable waterproofing treatments to foundations and services should be utilised.
Surface Water Drainage
Surface Water drainage should be designed taking into account the requirements of Sustainable
Drainage Systems (SuDS) guidance. United Utilities usually require that drainage systems should be
designed as separate foul and surface water drains. Consent from the EA will be required to discharge to,
the watercourse located to the west of the site, they are likely to require flows to be attenuated to the
‘greenfield equivalent’ runoff rate.
Installation of soakaways may be possible, but is constrained by the need to site them at least 5m away
from buildings, the superficial geology beneath the plot, groundwater vulnerability requirements, and local
water table. Construction techniques such as, permeable pavements and rainwater harvesting, may be
incorporated to reduce total runoff.
Summary







The site is generally located in Flood Zone 1.
The bank of Prescot Brook (Logwood Mill Brook) flowing adjacent to the West of the site, is
shown as within Flood Zone 2 but the flows should be contained within the banks of the
watercourse.
The modelled 1% AEP with Climate Change and 0.1% AEP river heights shows that they are
unlikely to overtop the bank to affect the surrounding land.
The Environment Agency has no record of flooding on the site.
The risk of Fluvial flooding within the study area is minimal.
The likelihood of flooding from a reservoir is minimal.
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Should the site be developed, the following should be considered:




Use of soakaways for rainwater disposal would need further investigation due to the variable
depths of superficial Till Deposits within the area, and its former use as a Wastewater Treatment
Works.
Any discharge of surface water to the watercourse is likely to be restricted to a Greenfield
equivalent flow although it could be considered in part Brownfield due its former use.
Consent for surface water discharge will be required from the EA.

This report has been supplied by LK Consult to inform the Client during his site appraisal process. When
considering the use of the plot in relation to flood risk the site would be suitable for residential, or
industrial/employment development; if appropriate flood and groundwater mitigation measures are
incorporated during the development design process.
For and on behalf of LK Consult

Robert Brenton
Geo-Environmental Consultant

Attachments:
Location Plan
Flood Zone Map with Modelled Node Locations
Tables of Undefended and Defended Levels Data
Correspondence with the Environment Agency
Correspondence with United Utilities
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Mark Jones
Subject:
Attachments:

FW: PROTECT-STH0017AB Response attached
Map site 1.pdf; Map site 2.pdf; Table Defended site 1.pdf; Table site 2.pdf; Table
Undefended site 1.pdf; Standard_Notice[1].pdf

From: NW Info Requests [mailto:NWInfoRequests@environment-agency.gov.uk]
Sent: 08 October 2013 14:18
To: Rob Brenton
Subject: PROTECT-STH0017AB Response attached

Our Ref: STH0017AB
Date: 8/10/13

Dear Rob,
PUBLIC REGISTER AND ENVIRONMENTAL INFORMATION REQUEST
Woolton, Prescot and Gillmoss
Thank you for your email regarding the above site. Requests for recorded information are generally
governed by the Freedom of Information Act 2000 (FOIA).The information you have requested is
environmental and is therefore exempt from the provisions of FOIA by FOIA s.39(1). We have therefore
considered your request under the Environmental Information Regulations 2004 (EIR). Please find our
response below.
Gillmoss site
Detailed modelling (from 2012) confirms that there is no flood risk to this site from the River Alt.
Detailed modelling (from 2001) shows that this site is not at risk from Knowsley or Croxteth Brooks up to
the 1 in 100 year return period. This study did not model the 1 in 1000 year return period (used to create
the flood zone 2 outline here). However the typical ground levels are well above the 1 in 100 year levels –
approximately 1 m above.
The site falls within flood zone 2. This outline was derived from National Generalised Modelling and should
only be used as a first step in assessing flood risk.
We would not object to development in this area based on flood risk as long as the FRA addresses the
potential for flooding from extreme flood events and mitigates accordingly – i.e. by raising finished floor
levels at least 300 mm above the ground level. The increase in surface water discharge generated by the
development should be limited to Greenfield rates.
Woolton and Prescot sites
Please find the Product 4 information attached as requested.
1

Rights of appeal
We hope that our response has addressed all of the questions that you have asked. However, if you are
not satisfied with our response to your request for information, you can contact us to ask for our decision to
be reviewed. If you are still not satisfied following this, you can make an appeal to the Information
Commissioner, who is the statutory regulator for Freedom of Information. Their contact details are: Office of
the Information Commissioner, Wycliffe House, Water Lane, Wilmslow, Cheshire SK9 5AF .
Tel: 01625 545700. Fax: 01625 524 510
email: mail@ico.gsi.gov.uk.
Website: http//www.ico.gov.uk
We would be really grateful if you could spare five minutes to help us improve our service. Please click on the link
below and fill in our survey – we use every piece of feedback we
receive: http://www.surveyshack.com/link/d5ea8
Yours sincerely,
Anne
Anne Ball
Customer and Engagement
Direct dial: 01925 54 2937
E-mail: nwinforequests@environment-agency.gov.uk

Information in this message may be confidential and may be legally privileged. If you
have received this message by mistake, please notify the sender immediately, delete it
and do not copy it to anyone else.
We have checked this email and its attachments for viruses. But you should still check
any attachment before opening it.
We may have to make this message and any reply to it public if asked to under the
Freedom of Information Act, Data Protection Act or for litigation. Email messages and
attachments sent to or from any Environment Agency address may also be accessed by
someone other than the sender or recipient, for business purposes.

2

United Utilities Water PLC
Developer Services & Planning
Warrington North WWTW
Gatewarth Industrial Estate
Off Liverpool Road
Sankey Bridges
Warrington
WA5 1DS

LK Group
The Corn Exchange

Telephone : 01925 679329
Planning.liaison@uuplc.co.uk

Fenwick Street
Liverpool
L2 7QL

Your ref: N/A
Our ref: N/A
Date:16/10/2013

Dear Rob,
Thank you for your email of 27th September 2013 regarding 3 sites in Knowsley. Please see
our response below;
Site 1 – ‘Land at Lydiate Lane adjacent to Woolton Wastewater Treatment Works,
Halewood (residential)’ – Is located adjacent to the north-east of the Metropolitan
Borough of Woolton, approximately 10km south-east of Liverpool City Centre.
Flood Risk Assessment:
Further to your enquiry, I can advise that we do have a record of public sewer flooding in this
vicinity as a result of overloaded sewers.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Assets:
There are a number of sewers crossing this site – a 450mm foul sewer, 900mm combined,
675mm combined and 900mm surface water.
Water:
The location is not clear however we have
 225mm main to the NW of Woolton Wwtw.
 300mm main in Church Rd to the south of Woolton Wwtw.
If extended they should have the capacity to serve a limited number of residential properties.
To the East of Woolton Wwtw is a 36” trunk main this needs to be taken into consideration for
future maintenance and repair.
Site 2 - ‘Land off Carr Lane, Prescot (residential or employment) - south-west of the
Metropolitan Borough of Prescot and East of the Metropolitan Borough of Huyton,
approximately 11.5km East of Liverpool City Centre, which is suggested to be for
commercial use.

United Utilities Water PLC
Registered in England & Wales No. 2366678
Registered office: Haweswater House,
Lingley Mere Business Park, Lingley Green Avenue,
Great Sankey, Warrington, WA5 3LP.

Flood Risk Assessment:
Further to your enquiry, I can advise that we have no record of public sewer flooding of
properties in this vicinity as a result of overloaded sewers. i.e. no properties on the ‘at risk’
register as compiled for our Regulator.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Water:
There are hydraulic issues in the Carr Lane, Prescot area. Significant infrastructure reenforcement may be required to both the network and pumping station at Prescot Wtw.
Assets:
There is a combined sewer crossing the site, of various sizes – 225mm, 750mm and 375mm.

Site 3 –‘Land adjacent to AXIS Business Park (Gillmoss), Liverpool (employment)’.
Please note the adjoining site has consent for a major regeneration scheme – plan
attached. – The site is located south-west of the Metropolitan Borough of Kirkby,
approximately 9km north-east of Liverpool City Centre, which is suggested to be for
commercial use.
Flood Risk Assessment:
Further to your enquiry, I can advise that we have no record of public sewer flooding of
properties in this vicinity as a result of overloaded sewers. i.e. no properties on the ‘at risk’
register as compiled for our Regulator.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Water:
Local infrastructure has the capacity to support small - medium commercial use.
I trust the above is of assistance. If you require any further information please do not hesitate
to contact me.
Kind regards,

Amy Hewitt
Developer Services and Planning
United Utilities

Detailed Map centred on Land off Carr Lane. Created 7th October 2013 [PRRSTH0017]
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Fluvial - Undefended
Map Reference

Model Node Reference

Easting

Northing

1

ea013_0168_Logwood_028

346129

392245

2

3

4

5

ea013_0168_Logwood_032

ea013_0168_Logwood_033

ea013_0168_Logwood_034

ea013_0168_Logwood_035

Model Data taken from Logwood Mill Brook 2012 Study

Notes:
AEP - Annual Exceedence Probability
m aod - metres above ordnance datum
cumecs - cubic metres per second
*Climate Change Scenario - 20% increase in flow

346110

346048

345983

345937

392149

392080

391957

Data

10 % AEP (1 in 10
year)

4 % AEP (1 in 25
year)

1.33 % AEP (1 in 75
year)

1 % AEP (1 in 100
year)

1 % AEP (1 in 100
year) + Climate
Change*

0.5 % AEP (1 in 200
year)

0.1 % AEP (1 in 1000
year)

Modelled Water Level (m aod)

41.58

41.71

42.36

42.58

43.18

43.16

43.44

Modelled Flow (cumecs)

1.054

1.233

1.626

1.755

2.066

2.042

2.403

Modelled Water Level (m aod)

40.60

40.64

40.73

40.75

40.78

40.78

40.83

Modelled Flow (cumecs)

1.177

1.385

1.802

1.916

2.195

2.185

2.766

Modelled Water Level (m aod)

40.06

40.13

40.24

40.26

40.30

40.30

40.42

Modelled Flow (cumecs)

1.343

1.591

2.045

2.13

2.258

2.256

2.19

Modelled Water Level (m aod)

39.38

39.46

39.58

39.61

39.66

39.66

39.89

Modelled Flow (cumecs)

1.663

1.989

2.529

2.644

2.863

2.857

4.066

Modelled Water Level (m aod)

38.81

38.89

39.00

39.02

39.07

39.07

39.25

Modelled Flow (cumecs)

1.663

1.989

2.529

2.644

2.863

2.856

4.066

391869
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Executive Summary
Bowland Ecology Ltd was commissioned by United Utilities Property Services
(UUPS) to undertake an initial ecological appraisal of part of the former Prescot
Wastewater Treatment Works, Carr Lane, Prescot (SJ 460 920). UUPS are seeking
to have the site removed from the Green Belt as part of the emerging Knowsley Local
Plan Core Strategy. A desk study and walkover survey, based on the Extended
Phase 1 methodology were completed in September 2013.
There are no statutory wildlife sites on or within 1.5km of the site. With regard to
non-statutory wildlife sites; Merseyside BioBank indicated that Carr Lane Lake Site of
Biological Interest (SBI) lies immediately north of the site. Huyton and Prescot Golf
Club SBI lies adjacent to the site, to the west beyond the M57 motorway. In the
wider area, four further SBI’s lie within the 1.5km search area.
The habitats on site are typical of brownfield sites which have been unused for some
time. The dominant habitats are tall ruderal vegetation, scrub and grassland. Small
areas of woodland, individual semi-mature trees, stagnant water and short
ephemeral/perennial vegetation also occur.
The invasive species; Japanese
knotweed and Himalayan balsam are present in numerous locations around the site.
As the site lies adjacent to Carr Lane Lake SBI, any development of the site has the
potential to impact upon this non-statutory wildlife site.
The Prescot Brook corridor is the most valuable ecological feature of the site. Due
to the inclusion of variety of urban habitats within the North Merseyside BAP, habitats
on site could be described as local BAP habitats; Urban Trees BAP, Urban
Grasslands BAP, Urban Green Infrastructure BAP (for which previously developed
land is one of the components).
In terms of likely mitigation should the site be brought forward for planning, the
Prescot Brook corridor merits retention, protection and enhancement within any
future scheme. This forms an ecological corridor which links habitats upstream and
downstream of the site and allows migration of species across the landscape.
Pollution prevention measures would need to be employed as standard to prevent
any impacts to the Prescot Brook watercourse. It is recommended that habitat buffer
zones are retained around the entire site perimeter, which would include the tree
belts around the margins of the site. Eradication of the extensive invasive species
infestations would also be essential.
The site presents opportunities for biodiversity enhancement for certain species, and
could contribute to the following North Merseyside BAP’s, though inclusion of suitable
habitat within the masterplan; Urban Birds BAP, Bats BAP, Dragonflies BAP and
water vole.
The site has potential protected species interests which include breeding birds, water
vole, invertebrates and amphibians. European eel which are a UK BAP species
which has been recorded as present in Prescot Lake and brook. No bat roosting
opportunities were present on the site although commuting and foraging habitat is
present. The majority of the site is not considered suitable for reptiles but given that
grass snake have been recorded in the study area (Stadt Moers SBI) it is possible
that the Preston Brook corridor could be used by this species.
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Further survey including additional habitat survey, investigation with regard to the
potential for amphibians to be present and water vole surveys are considered to be
required. A summary table for the project is provided below:
Habitats Present
on Site
Potential protected
species interests
Further survey
requirements in
advance of
planning
application

Likely mitigation
requirement (not
exhaustive as
dependant on
further survey).

Bowland Ecology Ltd

Tall ruderal, grassland, scrub, running water, stagnant
water, woodland and individual trees, ephemeral/short
perennial and invasive species.
Amphibians, breeding birds, water vole, bats (roosting
unlikely), invertebrates, grass snake, European eel.
 Additional Phase 1 survey when vegetation levels
are reduced/have been cut back.
 Amphibians – investigate further whether additional
stagnant ditches are present on site and locate any
ponds within 250m not beyond significant barriers.
Seek survey data from adjacent sites.
 Water vole – Prescot Brook.
 Retain and enhance Prescot Brook corridor and
implement appropriate habitat management.
 Retain habitat buffers around perimeters of site.
 Undertake eradication programme across whole site
for invasive species (Japanese knotweed and
Himalayan balsam).
 Undertake initial site vegetation clearance outside of
breeding bird season which is from approximately
March to August.
 Use of native species of local provenance for any
planting/landscaping scheme. Consideration of
allowing natural colonisation.
 Pollution prevention measures during construction.
 Incorporation of bird nesting and bat roosting
features within any new development.
 Implementation of a Sustainable Urban Drainage
Systems
to
include
creation
of
ponds/swales/ditches.
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1.

Introduction

1.1

Bowland Ecology Ltd was commissioned by United Utilities Property Services
to undertake an initial ecological site appraisal of part of the former Prescot
Wastewater Treatment Works, Carr Lane, Prescot (SJ 460 920).

1.2

United Utilities Property Services are seeking to have the site removed from
the Green Belt as part of the emerging Knowsley Local Plan Core Strategy.

1.3

The aim of this report is to 1) present the results of the initial site appraisal, 2)
identify ecological constraints and opportunities at the site and 3) identify
further survey requirements should the site be taken forward for planning.

2.

Methodology

2.1

Desk Study and Data Search
The aim of the desk study was to identify the presence of statutory wildlife
sites, non-statutory wildlife sites and any legally protected and notable
species records for the area.

2.2

Local records on and within 1.5km of the site were obtained following a
consultation with Merseyside BioBank.

2.3

Online resources were also searched as part of the desk study. The MultiAgency Geographic Information for the Countryside (MAGIC) website
(http://magic.defra.gov.uk/) was reviewed for information on locally, nationally
and internationally designated sites of nature conservation importance and
BAP habitats on or within 1.5km of the site boundary.

2.4

Aerial photographs were reviewed online at http://maps.google.co.uk/maps, to
help identify any continuous habitat and any other notable habitats within the
surrounding area. Reference was also made to the North Merseyside
Biodiversity Action Plan.

2.5

Site Appraisal/Extended Phase 1 Habitat Survey
The site appraisal was undertaken on 24th September 2013 by Ellen Milner
BA (Hons), MRes, CEnv, CIEEM. The weather during the survey was dry,
sunny and warm and presented no constraints to the survey.

2.6

The approach broadly followed the methodology for Extended Phase 1
Habitat Survey and included a walkover of the site, mapping the habitats
present, taking target notes of features of interest, and identifying the
potential for protected species to be present (JNCC 2010 and CIEEM
Guidelines for Preliminary Ecological Appraisal 2012).

2.7

Dense vegetation growth, particularly bramble presented a constraint to the
survey, as it was impossible to inspect all areas of the site. Specifically, plans
show several other ditches in the south-eastern part of the site. These could
not be located at the time of survey, but could still be present.

Bowland Ecology Ltd
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3.

Results

3.1

Desk Study
There are no statutory wildlife sites on or within 1.5km of the site.

3.2

With regard to BAP habitats, MAGIC indicates that no recorded BAP habitats
occur on the site. A block of deciduous woodland BAP habitat occurs to the
north of the site, beyond the fishing lake (Carr Lane Lake) and downstream of
the site, alongside Prescot Brook. There are numerous other small blocks of
BAP Deciduous woodland within the 1.5km search area, long with a small
number of Lowland Meadows BAP habitats. To the north of the search area is
a large area of Wood Pasture and Parkland BAP around the Knowlsey Park
area.

3.3

With regard to non-statutory wildlife sites; Merseyside BioBank provided
details of the following sites within 1.5km (See Appendix A for locations):









3.4

Adjacent to the site
Carr Lane Lake SBI (Site of Biological Interest) lies immediately to the
north of the site, and comprises Carr Lane Lake (fished) and the
habitats surrounding the lake.
Huyton and Prescot Golf Club SBI lies adjacent to the site, to the
west beyond the motorway. This is a 37.5ha site with woodland,
grassland and ponds. Preston Brook forms the eastern boundary,
from which water vole have been recorded. Some ancient woodland
indicator species have been recorded.
Wider area
Knowsley Park SBI – approximately 1200ha of managed parkland on
acidic and neutral soils. There are records of water vole and red
squirrel. Species indicative of ancient woodland have been recorded.
This SBI is located to the north of the site at the limit of the survey
area.
Copse off A58 Prescot SBI – a wooded area with neutral grassland
and a small pond. Located approximately 1km to the north of the site.
Huyton Lane Wetland – 4.5ha neutral marsh site with a smaller area
of acidic marsh. This SBI is located to the north of the site at the limit
of the search area.
Stadt Moers, Whiston SBI – A country park with dense woodland site,
scrub, grassland. This SBI is located to the south of the site, over
750m away.

With regard to protected species records, Merseyside BioBank provided the
following records:







Amphibians; common frog, great crested newts and smooth newt.
Birds: barn owl, common kingfisher, greylag goose, little ringed plover.
Flowering plant: bluebell.
Reptile: grass snake.
Terrestrial mammal: brown long-eared bat, common pipistrelle,
badger, water vole.
Bony fish – European eel.
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3.5

3.6

3.7

3.8

3.9

3.10

3.11

3.12

3.13

In addition, a number of North Merseyside BAP species were recorded within
the search area.
Habitat Description
The target notes from the survey are presented at Appendix B and the Phase
1 Habitat Plan at Appendix C. The site is bordered to the north-east by a
highway (Carr Lane) and roundabout, to the south-east by another section of
the former Prescot Wastewater Treatment works, to the south-west by the
M57 motorway and to the north-west by Carr Lane Lake SBI, which
comprises a fishing lake and woodland. The north-eastern part of the site was
the location of the majority of water treatment infrastructure when the site was
operational.
Tall Ruderal Vegetation
This is the main habitat on the site and forms an extensive stand at Target
Note 3. This forms a patchy mosaic with locally dominant stands of rosebay
willowherb, creeping thistle, common knapweed and reed canary grass with a
range of other species present in smaller amounts. Grass species are rare
within this habitat. Tall ruderal vegetation is also present along the overgrown
path at TN1.
Scrub
Young, self-seeded scrub is scattered throughout the tall ruderal vegetation at
Target Note 3 and along the overgrown footpath at TN1. It is also present in
patches within the grassland at Target Note 8. The main scrub species is
willow sp. with occasional bramble and white poplar.
Grassland
Within the tall ruderal area at TN3 are areas of existing hard-standing which
have become colonised by fine grasses such as red fescue and a range of
other forbs such as common centaury, creeping cinquefoil, colt’s-foot,
dandelion and evening primrose sp.
The largest area of grassland is at Target Note 8, which is dominated by
cock’s-foot and false oat-grass with some red fescue. There are also patches
of scrub and Japanese knotweed within this area.
Waterbodies
A stagnant overgrown ditch is present at Target Note 2. Plans show other
ditches in this area which could not be located during the survey due to very
dense stands of bramble.
The site is bordered along the north-western boundary by a shaded woodland
stream (Prescot Brook TN5). This is approximately 1-1.5m and shallow, to
20cm. The base of the stream is rocks and cobbles and the flow was
moderate at the time of the survey. The water clarity was good, with the
exception of an inflow just before the watercourse leaves the south-western
corner of the site via a concrete pipe culvert. Here abundant ochreous
staining and deposits were noted. No aquatic vegetation was present. The
banks of the stream are fairly steep and sparsely vegetated with common
male fern, Himalayan balsam and common nettle. The stream is tree lined
with mature willow, sycamore and hawthorn.
Non-native/Invasive Species
Numerous large stands and many smaller stands of Japanese knotweed were
identified at the site (See Phase 1 plan at Appendix B). Himalayan balsam
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was also abundant along the south-eastern edge of the site and scattered
elsewhere throughout.

3.14

3.15

Ephemeral/Short Perennial
A very small area of concrete colonised by mosses is present at Target Note
6.
Woodland and Individual Trees
A small area of woodland is present at TN which comprises semi-mature selfseeded sycamore, elder, hawthorn and silver birch. Woodland is also present
to the west of Prescot Brook and appears to be more mature in nature, but
comprises mainly sycamore with a ground flora of Himalayan balsam.

3.16

Potential protected species interests are described below within Section 4.

4.

Summary and Evaluation

4.1

The site is potentially to be removed from the Green Belt as part of the
emerging Knowsley Local Plan Core Strategy and put forward for
residential/employment use. However, any scheme must take into
consideration the ecological assets of the site, as detailed within the
Knowsley Local Plan: Core Strategy Technical Report Green Belt (November
2012) Sustainability Appraisal Objectives, of which objective E2 is to ‘protect,
enhance and manage biodiversity , the viability of protected and endangered
species, habitats, geodiversity and sites of geological importance’.

4.2

4.3

Ecological Interests
The site is typical of an urban area in that invasive species are present, and
typical of brownfield sites in that a range of habitats have developed as a
mosaic due to the site having been left unused for some time.
Due to the inclusion of variety of urban habitats within the North Merseyside
BAP, habitats on site could be described as local BAP habitats are:




Urban Trees
Urban Grasslands
Urban Green Infrastructure (for which previously developed land is
one of the components).

4.4

In addition to the above, as the site lies adjacent to Carr Lane Lake SBI, any
development of the site has the potential to impact upon this non-statutory
wildlife site. In addition, the site is connected to the adjacent Huyton and
Prescot Golf Course SBI, by Prescot Brook. The Prescot Brook corridor is
the most valuable ecological feature of the site, and therefore one which
merits retention, protection and enhancement within any future scheme. This
forms an ecological corridor which links habitats upstream and downstream of
the site. It allows migration of species across the landscape.

4.5

Taking into consideration the comments within The Knowsley Core Strategy:
Green Belt Broad Locations for Development - SA Report June 2012 which
states that ‘The potential development at the Land at Carr Lane could
however result in the loss of priority habitat and, as a result, have a negative
impact on the objective relating to biodiversity and habitats unless appropriate
mitigation measures are implemented. In particular, as the areas of priority
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habitat are predominantly found around the perimeter of the location it may be
possible to reduce the impact on this objective though protecting areas of
woodland and excluding them from the developable area’ it is recommended
that habitat buffer zones are retained around the entire site perimeter, which
would include the tree belts around the margins of the site.
4.6

Merseyside Environmental Advisory Service (MEAS) produced the Liverpool
City Region Ecological Framework on behalf of the Liverpool City Region
district Councils, including Knowsley. The framework identifies biodiversity
assets, and provides guidance to reduce the loss of and/or fragmentation of
habitats and the general protection of such assets. There are six key habitats
within this plan (coasts and estuaries, water and wetlands, grasslands,
woodlands, agricultural land and linear features). There is a strong focus
within this report on the protection of ecological corridors and linear features,
which further supports the retention of an ecological corridor along the northwestern boundary of the site.

4.7

Pollution prevention measures would need to be employed as standard
during construction, to avoid downstream impacts on Prescot Brook, where
water vole are recorded. In addition, the use of SUDS would increase the
ecological value of any planned scheme for the site.

4.8

Eradication of the extensive invasive species infestations would be essential
and would prevent further spreading of these species, which would be a legal
offence, and would be detrimental to habitats in the area. This would fit with
one of the key messages for linear features within the Liverpool City Region
Ecological Framework (MEAS 2011), which is to ‘target management treat
and remove invasives’ as it recognises linear features (particularly
watercourses) as one of the key mechanisms for the spread of invasives
through inappropriate or poor management.

4.9

In terms of North Merseyside BAP species which may be of relevance, these
are great crested newt, water vole and birds, and are discussed below.

4.10

Biodiversity Opportunities
The site presents opportunities for biodiversity enhancement for certain
species, and could contribute to the following North Merseyside BAP’s,
though inclusion of suitable habitat within the masterplan;





Urban Birds BAP - through the inclusion of suitable nesting sites
integrated into the fabric of new buildings e.g. swallows, swifts, house
martins.
Bats BAP - through the provision of suitable roosting sites integrated
within the fabric of buildings, or added externally to buildings or trees.
Dragonflies BAP - by the creation of ponds/swales/ditches as part of a
SUDS scheme, and use of native species within any landscaping.
Water vole - through the appropriate management of Prescot Brook to
protect downstream populations of water vole. Also, there is the
potential to naturalise sections of the brook within the site which
currently flow through engineered sections which is unsuitable for
water vole. This could potentially expand the range of this species on
Preston Brook.
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4.11

Protected Species Interests/Additional Survey Requirements
The site visit highlighted the potential of the site to support certain species,
due to the habitats present, and therefore the following species/species
groups should be given further consideration prior to the progression of any
development plans for the site.

4.12

The lake which lies to the north of the site (Carr Lane Lake) is stocked for
angling, and therefore is unlikely to represent suitable great crested newt
habitat, although there are records of common frog, which have less specialist
habitat requirements. Another pond is shown on plans to the north of Carr
Lane Lake, but this could not be located during the survey due to dense
vegetation growth. There are ponds on Huyton and Prescot Golf Course SBI,
but the M57 motorway is considered to be a significant barrier for the
movement of amphibians onto the site. There is a stagnant ditch on site
which could represent amphibian breeding habitat. The data search revealed
only three records of great crested newt within the search area from 1970 at
Knowlsey Park. There is also a negative record within the data search
information from Merseyside Biobank for Carr Lane from 2011 (i.e. the
species was actively searched for but not found), stating that the site was
unsuitable.

4.13

The site provides breeding and feeding habitat for a range of bird species.
The site is not considered to be suitable for ground nesting species.

4.14

There are records of water vole from Prescot Brook further downstream (the
eastern boundary of Huyton and Prescot Golf Course SBI). Whilst the section
which runs alongside the site is considered to be suboptimal habitat for this
species, a habitat assessment and survey should be completed in advance of
any development proposal. There is also a negative record for Carr Lane from
2011 (i.e. the species was actively searched for but not found), stating that
the site was unsuitable (Source: Report Harvest 2012). It is strongly
recommended the Prescot Brook corridor is retained and enhanced as part of
any scheme (see Paragraph 4.4).

4.15

As with any brownfield site which has been left for succession to occur, a
mosaic of habitats has established which are likely to be utilised by a range of
invertebrate species.

4.16

In terms of bats, no roosting opportunities were noted: no buildings are
present on site and no trees with features such as cavities or flaking bark are
present. However, Prescot Brook, which is lined with mature willow, and with
abundant habitat to the north, forms an excellent commuting and foraging
route for local bat species. The data search revealed a common pipistrelle
and a noctule record in flight was recorded at Carr Lane in 2011.

4.17

European Eel which are a UK BAP species have been recorded as present in
Prescot Lake and brook.

4.18

The majority of the site is not considered suitable for reptiles but given that
grass snake have been recorded in the study area (Stadt Moers SBI), it is
possible that the Preston Brook corridor could be used by this species.

4.19

The data search revealed records of grey squirrel from Carr Lane Lake, and
also highlights a grey squirrel control zone as part of a red squirrel protection
plan to the north of the survey area, at Knowsley Park. Whilst no immediate
action is considered to be required, this is highlighted in the event that the
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zone is extended in the future and becomes relevant to the site (more
information available from Lancashire, Manchester and North Merseyside
Wildlife Trust).
4.20

No other protected species interests were noted.
Summary Table
Habitats Present
on Site
Potential protected
species interests
Further survey
requirements in
advance of
planning
application

Likely mitigation
requirement (not
exhaustive as
dependant on
further survey).

Tall ruderal, grassland, scrub, running water, stagnant
water, woodland and individual trees, ephemeral/short
perennial and invasive species.
Amphibians, breeding birds, water vole, bats (roosting
unlikely), invertebrates, grass snake, European eel.
 Additional Phase 1 survey when vegetation levels
are reduced/have been cut back.
 Amphibians – investigate further whether additional
stagnant ditches are present on site and locate any
ponds within 250m not beyond significant barriers.
Seek survey data from adjacent sites.
 Water vole – Prescot Brook.
 Retain and enhance Prescot Brook corridor and
implement appropriate habitat management.
 Retain habitat buffers around perimeters of site.
 Undertake eradication programme across whole site
for invasive species (Japanese knotweed and
Himalayan balsam).
 Undertake initial site vegetation clearance outside of
breeding bird season which is from approximately
March to August.
 Use of native species of local provenance for any
planting/landscaping scheme. Consideration of
allowing natural colonisation.
 Pollution prevention measures during construction.
 Incorporation of bird nesting and bat roosting
features within any new development.
 Implementation of a Sustainable Urban Drainage
Systems
to
include
creation
of
ponds/swales/ditches.
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Appendix A – Location of Non-Statutory Wildlife Sites
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Appendix B – Phase 1 Habitat Plan
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Appendix C – Target Notes
Target
Note

Description

1

Overgrown footpath between two fences. Tall ruderal vegetation with occasional
Salix caprea. Rubus fruticosus agg. and Sambucus nigra scrub and semi-mature
Acer pseudoplatanus trees. There is abundant Impatiens glandulifera, Urtica
dioca, Cirsium arvense, Artemesia vulgaris, Aegopodium podagraria, Calystegia
sp., Plantago lanceolata, Trifolium pratense, Phleum pratense, Centaurea nigra
and Trifolium repens.
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2

A stagnant and very overgrown ditch fringed with Typha latifolia and with a
covering of Lemna sp. There is an overground pipe which runs near the ditch.

3

A tall overgrown mosaic of tall ruderal vegetation and scrub. The sward is
approximately 1 metre in the areas of tall ruderal vegetation. There are locally
dominant patches of Chamerion angustifolium (dominant), Centuarea nigra,
Phalaris arundinacea, Cirsium arvense, Melilotus officinalis, Heracleum
spondyllium, Juncus inflexus, Hypericum perforatum, Achillea millefoilum, Lolium
perenne, Argentina anserina, Rumex sp., Calystegia sp., Medicago lupulina,
Geranium sp., Vicia cracca, Oenothera sp. and Daucus carota. The scrub
comprises Salix sp. and smaller amounts of Populus alba. Grasses are sparse
and comprise occasional Dactylis glomerata and Arrhenatherum elatius.

There are some areas of existing hardstanding which have been colonised by a
fine grassland sward with Festuca rubra, Centaurium erythrae, Potentilla reptans,
Tussilago farfara, Taraxacum sp., and Odontites verna.

Bowland Ecology Ltd

14

Former Prescot Wastewater Treatment Works, Carr Lane, Prescot – Ecological Site Appraisal

4

A small area of woodland which has become established along the motorway edge
of the site and comprises semi-mature self-seeded Betula pendula, Acer
pseudoplatanus, Sambucus nigra, Salix caprea, and Crataegus monogyna. It lies
on uneven ground with tipped spoil and littering from the adjacent motorway.
There are large stands of Fallopia japonica and Pteridium aquilinum.

5

Prescot Brook. This is approximately 1-1.5m and shallow, to 20cm. The base of
the stream is rocks and cobbles and the flow was moderate at the time of the
survey. The water clarity was good, with the exception of an inflow just before the
watercourse leaves the south-western corner of the site via a concrete pipe culvert,
where abundant ochreous staining and deposits were noted. No aquatic vegetation
was present. The banks of the stream are fairly steep and sparsely vegetated with
Dryopteris filix-mas, Impatiens glandulifera and Urtica dioica. The stream is tree
lined with mature Salix sp., Acer pseudoplatanus and Crataegus monogyna.
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6

A small area of concrete with a concrete above ground installation. The concrete
has become colonised completely by mosses. There is no building present. This
fences area is now completely surrounded by dense Pteridium aquilinum and
Fallopia japonica.
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7

A band of trees along the north-eastern boundary of the site comprising Acer
pseudoplatanus with a dense scrub line beneath of Crataegus monogyna,
Buddlejah davidii, Prunus sp., Cytisus scoparius. Bordering the adjacent
roundabout is landscape planting comprising Pinus sp., Alnus glutinosa and Acer
campestre.

Bowland Ecology Ltd

17

Former Prescot Wastewater Treatment Works, Carr Lane, Prescot – Ecological Site Appraisal

8

Grassland dominated by Dactylis glomerata and Arrhenatherum elatius and
Festuca rubra with Plantago lanceolata, Oenanthe sp., Melilotus officinale, Rumex
obtusifolius, Dipsacus fullonum, Cirsium arvense, Trifolium repens, Tussilago farfara,
Mentha spicata, Alchemilla sp., Argentina anserina and Aster amellus. There are patches
of scrub and Fallopia japonica in this area.

Bowland Ecology Ltd

18

APPENDIX 4
CARR LANE, PRESCOT: PRELIMINARY ACCESS STUDY

Land at Carr Lane, Prescot
Technical Note:
Preliminary Access Study

Transport

1

Introduction

1.1

CBO Transport Limited [CBO] has been commissioned by United Utilities Property Services
[UUPS] to provide preliminary advice in relation to access opportunities associated with the
promotion of their Carr Lane, Prescot site for residential development.

1.2

The site is located adjacent to a roundabout which served the former BICC works. It comprises
land to the southwest of Carr Lane and is bound by Carr Lane to the north, open parkland land
and the M57 motorway to the west and the former BICC works site to the south and east. A
plan showing the location of the site is included at Figure 1.

1.3

As can be seen from Figure 1, the site is situated on the western edge of the town Prescot,
which is an important settlement in Knowsley and is well provided for in terms of shops,
employment and other key facilities. In addition and in terms of transport connections,
Prescot has bus and rail stations.

1.4

The site is being promoted by UUPS for residential use as part of the Knowsley Core Strategy
Submission Document consultation process.

1.5

It should be noted that no discussions have taken place with the local highway authority in
preparing this note. Furthermore, whilst a qualitative appraisal is provided in relation to wider
highway impact, this has been prepared based on one site visit and professional opinion and is
not a detailed and modelling based consideration of potential access operation and wider
highway impact. This more detailed analysis of impact and the potential levels of traffic that
could be accommodated on the surrounding highway network will need to be carried out in
due course.
Scope of Note

1.6

The purpose of this technical note is to provide initial advice as to whether adequate access
can be provided to this parcel of land to achieve a deliverable scheme for the site. The note is
therefore set out in 6 sections including this introduction.

1.7

Section 2 provides a description of the proposed site, whilst section 3 includes an overview of
the existing transport network, identifying opportunities and constraints in the context of the
site.

1.8

Section 4 then identifies potential access locations for the site. This includes consideration of
potential access types, together with access for pedestrians and cyclists.

1.9

Section 5 goes on to provide a brief overview of the potential traffic generation arising from
the development of the site and includes a high level, qualitative appraisal of the local
highway traffic impact of the proposals and locations where mitigation measures may be
required.

1.10 Section 6 concludes the findings of the initial study.
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2

The Proposed Site
The United Utilities Site

2.1

The site covers an area of approximately 3.5 hectares and is the site of the former Prescot
wastewater treatment works. Through discussions with UUPS and Cass Associates, it is
envisaged that it has the potential to deliver around 100 residential dwellings.

2.2

With regard to highway frontage and as set out in section 1, the site bounds Carr Lane on its
northern edge. This frontage is demarked by a combination of hedgerows, trees and concrete
post and wire fence. It is understood that the section of highway running south from the
roundabout adjacent to the site to the BICC works is privately owned. To the west of this arm
of the roundabout and along the remainder of the site frontage heading north west, and
based on the information available at this stage, it is assumed that the extent of adoption of
Carr Lane and the roundabout runs to the site’s northern boundary hedge line, with no third
party ownership in between.

2.3

With regard to the site itself, it appears from observations undertaken by the roadside to have
no significant level changes across it, whilst towards its northern point and near the brook
that runs along the western boundary it appears to be in the order of 1.5 metres below the
Carr Lane carriageway.
The Former BICC Works Site

2.4

As set out in the introduction, the former BICC works site forms the southern and eastern
boundaries of the proposed site. This land has outline planning approval for a significant
mixed use development, consisting of over 600 residential units and approximately
12,000sq.m of employment space. The Illustrative Masterplan for this proposed development
is reproduced in Figure 2.

2.5

As can be seen from Figure 2, the UU site being promoted forms a natural modest addition to
this Masterplan area. Indeed, the Masterplan identifies a potential route into the UU site.

3

Existing Transport Network
Local Highway Network

3.1

Carr Lane is a relatively modern, standard width single carriageway road built to assist with
the regeneration of this part of Prescot, presumably in the context of the demise of the BICC
works. At its eastern end Carr Lane links with Cables Way via the roundabout located
immediately adjacent to the proposed site. Cables Way then proceeds in a north-east /
easterly direction and through a roundabout serving an employment site before joining Steley
Way at a large roundabout arrangement, with Steley Way then forming the southern edge of
the town centre.

3.2

To the west of the Carr Lane / Cables Way / BICC works access roundabout immediately
adjacent to the site, Carr Lane runs north westwards through open parkland to a junction with
the B5199 Huyton Lane. This junction is currently a mini roundabout arrangement but as part
of the planning approval for the regeneration of the BICC works the junction would be
converted to a traffic signal junction. Immediately to the north of this junction is the M57
junction 2.

3.3

Carr Lane is lit and subject to a 30mph speed limit, as are the other local roads in the vicinity
of the site.
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Wider Highway Network
3.4

Cables Way / Steley Way provide an east west link to the south of the town centre. On the
north side of Steley Way there is a large retail park (Cables Retail Park) situated approximately
650 metres form the UU site which incorporates a Tesco supermarket and numerous non-food
retail occupiers. To the east of this retail park, Steley Way links with the A57 Warrington Road.

3.5

From its junction with Steley Way, the A57 runs south eastwards to junction 7 of the M62,
which it joins in both directions. From there (and via the A557), the route provides a southern
link to Widnes and Runcorn. To the north west of the Steley Way junction, the A57 travels
north westward through Prescott and back to the M57 Junction 2, where it continues in a
westerly direction to eventually link with Liverpool City Centre.

3.6

To the west of the site, the B5199 Huyton Lane provides a local road connection through the
western areas of Knowsley to Huyton. Huyton is the main administrative centre for the
Borough and as such there are significant employment opportunities in the area.

3.7

The majority of traffic heading to wider destinations would use the M57, which to the south
links with the M62. To the west the M62 provides a link via Edge Lane to Liverpool City Centre
and would probably be the preferred route to the City centre despite the fact that the A57
provides a more direct route.

3.8

To the east the M62 links with the wider national motorway network including the M6. The
high capacity link continues south of the M62 junction (as the A5300) to cross the River
Mersey on the Runcorn Bridge to the M56. To the north the M57 links with Switch Island
from where the M58 provides a further connection to the M6 and Dunnings Bridge Road
provides access to north Liverpool and Sefton.

3.9

Given the above, the site is clearly in a well-connected location.
The BICC Works Proposals

3.10 Whilst it does not form part of the existing highway network, the BICC works proposal does
have a live planning consent therefore its associated infrastructure could potentially be
delivered in the immediate future. In this context, the illustrative Masterplan for the
regeneration of the BICC site shows two access points for the scheme. To the west the
development would utilise the existing BICC access link to the roundabout on Carr Lane, whilst
to the east there would be an access to Manchester Road.
3.11 This illustrative Masterplan would mean that the BICC access, which as already identified it is
understood is currently a private road, would become a public highway. It would therefore
provide a further access to / from the UU site to the south and east. This access could be
provided via the link already shown on the illustrative Masterplan for the BICC site reproduced
in Figure 2 or in an alternative location should the final layout of the BICC site differ from that
shown.
Pedestrian, Cycle and Public Transport Provision
3.12 Pedestrian provision in the area is of a good standard. There are footways on both sides of
Cables Way on the section between the Carr Lane / Cables Way / BICC access roundabout and
Steley Way. These footways continue to Cables Retail Park, which is within easy walking
distance of the site utilising these footway connections.

Doc Ref:

CBO-0206-002 tn2

Page 3

Project:

Land at Carr Lane, Prescot

Transport

3.13 On the section of Carr Lane between the BICC roundabout and Huyton Lane there is only a
footway on the northeast side of the road. However, there are appropriate pedestrian
crossing facilities, in the form of dropped crossings, tactile paving and a central refuge, on the
Carr Lane arm of the BICC access roundabout to safely link to this footway. On the south side
of Carr Lane and at the sites western boundary, there is a footway provided into the park.
3.14 In light of the above, Carr Lane and its surrounding streets provide a pleasant pedestrian
environment and many trips, particularly to the town centre, are likely to be made on foot.
3.15 With regard to cycling, there is an off road cycle lane running along the north side of Carr Lane
and Cables Way from Steley Way to Huyton Lane which is provided through a combined
cycleway / footway facility. The western section of the route runs through an adjacent park.
To the east particularly this route connects to the wider cycle network including a link to
Prescot railway station.
3.16 Considering public transport provision, bus service 89 travels along Carr Lane and Cables Way
and provides a bus every 20 minutes in each direction running between St Helens and
Liverpool Airport. The service also provides a number of interchange opportunities to access
the wider bus network. Most significantly it serves Prescot bus station (which for many would
be within walking distance of the site albeit outside the 400m walk distance) but there are
other interchange opportunities in Huyton, at the airport and in St Helens town centre.
3.17 Prescot railway station is just over 1km from the site. There are regular services into Liverpool
City centre from the station and in the opposite direction to St Helens and Wigan.
3.18 Given the above, the site is clearly in a highly accessible location by the sustainable modes.
Highway Conditions
Observed conditions
3.19 As local roads, Carr Lane and Cables Way carry a modest level of traffic and observations
during the weekday morning peak hour showed that traffic flowed freely during this period
along these routes. There were also no queues observed at the Carr Lane / Cables Way / BICC
access roundabout.
3.20 Beyond Carr Lane and around the M57 junction 2, traffic conditions are typical of what would
be expected in an urban area i.e. traffic generally flows well but during the morning and
evening peak periods the network is busy and there is some localised traffic queuing.
However, to the east and in the more central Prescot area, observations showed that there
was no notable queuing or delay.
The BICC Works Proposals
3.21 Traffic flow will clearly increase in the area with the redevelopment of the BICC site. However,
the impact of the traffic generated by this development will have recently been considered in
detail as part of the planning process whilst, as a result of the planning process, an
improvement has been identified for the Carr Lane / B5199 Huyton Lane junction that will be
implemented by the developer.
3.22 The fact that the impact of the BICC redevelopment has been considered in detail so recently
– a development that would generate significantly more traffic than the UU site – provides
significant confidence that there are no traffic issues in the local area that would constrain
development.
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4

Potential Access Provision
Existing Highway Arrangement

4.1

From the above review of the existing site and highway arrangement, it is suggested that the
only access opportunity for the site based on the current layout that does not encroach on
third party land is via Carr Lane. Figure 3 therefore shows a potential access arrangement
taken from Carr Lane. It should be noted that this is an initial sketch and, whilst it appears
from the ‘high level’ site observation from Carr Lane as though it should be deliverable, on site
conditions, particularly the proximity of the watercourse, needs to be checked to confirm this
is an appropriate access solution.

4.2

As can be seen from Figure 3 this access arrangement, which would take the form a simple
priority junction with a 5.5 metre wide access that joins Carr Lane via 8 metre radii, would be
situated approximately 45 metres to the west of the Carr Lane / Cables Way / BICC access
roundabout.

4.3

Considering the appropriateness of this access solution in the context of its proximity to the
Carr Lane / Cables Way / BICC access roundabout, there are three potential conflicts which
need to be considered. These are therefore discussed below.

4.4

The first conflict for consideration is the forward visibility to a vehicle turning right into the
site for vehicles approaching from the northwest. Given the straightness of Carr Lane to the
north west of the site, there is sufficient forward visibility (well in excess of 120 metres) for
the approaching driver, whilst the fact that the driver would be approaching a roundabout
would mean they were probably more aware of road conditions in-front of them. In this
context, the roundabout does not therefore have an adverse impact on this potential conflict.
Furthermore, the access would be sufficiently far away from the roundabout to avoid
confusion over which junction a proceeding vehicle was turning at.

4.5

The second conflict for consideration is the forward visibility through the roundabout for the
driver turning right into the site access. This driver would naturally be looking towards the
roundabout and onto the circulatory carriageway and, in this context, Figure 3 shows that
they would be able to see an approaching vehicle for a distance of some 70 metres measured
to the circulatory carriageway whilst avoiding the central island of the roundabout. This
equates to a stopping sight distance [SSD] in excess of a design speed of 37mph based on the
standards set out in Manual for Streets, which are considered the appropriate standards to
apply in this instance given the local nature of the highway network in this location.
Considering the more onerous standards set out in the Design Manual for Roads & Bridges
[DMRB], this 70 metre SDD equates to a design speed of 31mph.

4.6

Considering the above, vehicles would be travelling around and coming off the roundabout at
speeds much lower than the 37mph referred to in relation to MfS. Indeed, 20mph would be a
more realistic speed for these vehicles, with perhaps 25mph or the 31mph of DMRB being top
of the range speeds. In addition, observations on site show that traffic waiting to turn right at
the site access would in actual fact be able to see over the central island of the roundabout
and pick up vehicles just as they have entered the junction from Cables Way. Figure 3 also
shows that the BICC approach to the roundabout would be visible to vehicles waiting to turn
right into the site.

4.7

Given the above, the forward visibility for the driver turning right into the site would be
acceptable.
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4.8

The third conflict for consideration is the visibility to the right of a driver exiting the site. Here
again it is the speed of vehicles leaving the roundabout that is the critical safety factor.
Considering the requirements for this provision and at 30 to 31mph, which as already
identified is probably well in excess of the actual achievable top speed, the required ‘y’
distance is 43 metres based on the standards set out in MfS (30mph) and 70 metres based on
the standards set out in DMRB (31mph). At 25mph, the SSD and therefore required ‘y’
distance based on MfS is 31 metres. Figure 3 shows that, based on the appropriate ‘x’
distance of 2.4 metres, these 43 metre and 70 metre ‘y’ distances can be achieved. Visibility to
the BICC approach should also be achievable. In this context the visibility to the right for the
driver leaving the site would therefore be acceptable.

4.9

In addition to the above, the final consideration is whether there would be any impact of
traffic queuing at the roundabout extending back towards the site. As already identified in
section 3, there is currently no evidence of any queuing at the roundabout and given the scale
and capacity of the roundabout it could accommodate significantly higher traffic flows before
queuing started to occur and higher volume still before queuing became an issue.
Summary

4.10 In the context of the findings set out above and based on the information available at this
stage, it is therefore suggested that the site could be accessed from a dedicated access from
Carr Lane which could be delivered within land controlled by UU and the adopted highway.
With the BICC Works Proposals in Place
4.11 In addition to the above, the site could of course be accessed from the road network which
eventually serves the redevelopment on the former BICC site. However, the work set out
above shows that the site’s delivery is almost certainly not reliant on this and that it could
therefore be brought forward independently.
Pedestrian and Cycle Access
4.12 Figure 3 shows how the existing combined cycleway / footway to the east of the site could be
extended around and into the site access to provide a continuous route between the site, the
Carr Lane / Cables Way / BICC access roundabout and onto Prescot town centre. It also shows
how the footway to the west of the site could be extended into the site to provide a
continuous route into the park.
4.13 The measures referred to above would integrate the site into the existing pedestrian and cycle
network that surrounds it, together with the designated crossing points at the Carr Lane /
Cables Way / BICC access roundabout. However, to further enhance accessibility, there could
also be the opportunity to provide a signal controlled toucan crossing on Carr Lane
accommodating pedestrians and cyclists.
Access to Bus Services
4.14 Whilst as identified Carr Lane and Cables Way as they pass the site are already served by a bus
service, the location of stops would ideally need to be rationalised in the vicinity of the site,
although this is probably already planned as part of the redevelopment of the BICC site. There
is certainly a requirement through the S106 for the BICC site to improve bus provision in the
local area and this would benefit development on the UU site as well.
Emergency Access
4.15 With 100 dwellings it would not be necessary to provide a second access to provide an
emergency function.
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5

Traffic Effects

5.1

We have undertaken a high level assessment of the traffic effects of development based on
the delivery of around 100 dwellings on the site.

5.2

Broadly speaking a residential dwelling in this location would generate approximately 0.45
outbound car based trips in the morning peak hour. Based, therefore, on the site delivering
100 dwellings, this equates to approximately 45 outbound car trips.

5.3

Based on analysis of the local area, traffic is broadly speaking likely to be split 60 / 40 between
traffic travelling west to the M57 and Liverpool and east to more local destinations in Prescot.
On this basis approximately 25 vehicles would be travelling west and 20 east. These flows
represent less than a vehicle every two minutes and would almost certainly not have a
material impact on highway operation.

5.4

As already identified, the fact that the impact of the BICC redevelopment has been considered
in detail so recently – a development that would generate significantly more traffic than the
UU site – provides significant further confidence that there are no traffic issues in the local
area that would constrain development.

5.5

Whilst based on the numbers identified above it will almost certainly would not be needed if
the UU site were developed in isolation, traffic travelling to and from the west would also
benefit from the junction improvement which would be implemented at the Carr Lane /
B5199 Huyton Lane junction as part of the BICC scheme.

5.6

In light of the above, it is considered that residential development on the UU site would have
no material impact on highway operation.

6

Conclusions and Recommendations
Conclusions

6.1

Based on the findings of this study and the information available at this stage it is concluded
that:


In the context of the findings set out in this note and based on the information available at
this stage, the site could be accessed from a dedicated access from Carr Lane which could be
delivered within land controlled by UU and the adopted highway;



The site could of course be accessed from the road network which eventually serves the
redevelopment on the former BICC site. However the site’s delivery is almost certainly not
reliant on this and it could therefore be brought forward independently;



The site is well located to local and strategic road networks;



The site is within walking distance of the town centre, whilst the existing combined cycleway
/ footway to the east of the site could be extended around and into the site access to
provide a continuous route between the site, the Carr Lane / Cables Way / BICC access
roundabout and onto Prescot town centre. The footway to the west of the site could also be
extended into the site to provide a continuous route into the park whist, to further enhance
accessibility, there could also be the opportunity to provide a signal controlled toucan
crossing on Carr Lane accommodating pedestrians and cyclists;



The site is well served by public transport and, whilst the location of stops would ideally
need to be rationalised in the vicinity of the site, this is probably already planned as part of
the redevelopment of the BICC site;
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The traffic arising from residential development on the UU site would have no material
impact on highway operation.



Recommendations
6.2

In light of the above conclusions it is recommended that, in principle, adequate access can be
provided to the site to achieve a deliverable scheme and that there are no highway or
transport reasons why the site should not be allocated for residential development.
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&ODVV% DQGOD\RXWYHKLFOHSDUNLQJDUHDODQGVFDSLQJDQGDVVRFLDWHGZRUNV $SSURYHG
-XQH 

5HVSRQVHWR&RQVXOWDWLRQV

$WRWDORIOHWWHUVZHUHVHQWRXWWRORFDOSURSHUWLHVWKLVLQFOXGHGSURSHUWLHVLQWKH
IROORZLQJVWUHHWV

$OW6LGH&RXUW
%URRNEDQN&RXUW
'HQLVH5RDG
)LRQD:DON
+RUVHVKRH'ULYH
-R\FH:DON
.DWKHULQH:DON
(OL]DEHWK5RDG

VLWHQRWLFHVZHUHDOVRSRVWHGDORQJ3RUWDO:D\DQG(OL]DEHWK5RDG
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1HLJKERXUV
HPDLOVUHFHLYHGREMHFWLQJRQWKHIROORZLQJJURXQGV
R $GYHUVHHIIHFWRQZHOOEHLQJ
R 1RLVHIURPFXUUHQWEXLOGLQJLVYHU\GLVWXUELQJHVSHFLDOO\LQWKHHYHQLQJWKLVZLOO
LQFUHDVH7KHFXUUHQWEXQGLVQRWHIIHFWLYH
R ,PSDFWRQKRXVHYDOXHV
R 'XVWDQGQRLVHGXULQJFRQVWUXFWLRQZLOOFDXVHPHGLFDOSUREOHPVDQGGLVWXUEDQFH
R 'HVWUR\LQJZLOGOLIHKRPHV
R /LJKWLQJ
R ,VWKHUHJRLQJWREHDQRWKHUKHOLSDGIDFLOLW\"
R /DQGVFDSLQJZRXOGQRWKLGHWKHEXLOGLQJ

2WKHU&RQVXOWHHV

+LJKZD\V0DQDJHU
1RREMHFWLRQV$FNQRZOHGJHWKHGHYHORSPHQWZRXOGVHHDUHGXFHGJURXQGIORRUDUHD
ZKHQFRPSDUHGWRWKHH[WDQWSHUPLVVLRQDQGDVVXFKWULSUDWHVZRXOGUHGXFH
SURSRUWLRQDOO\

3DUNVDQG*UHHQVSDFH
1RREMHFWLRQV

(QYLURQPHQWDO+HDOWK
1RREMHFWLRQVXEMHFWWRVWDQGDUGFRQWDPLQDWHGODQGFRQGLWLRQQRLVHPLWLJDWLRQDQG
OLJKWLQJFRQGLWLRQV

(QYLURQPHQW$JHQF\
1RREMHFWLRQVXEMHFWWRYDULRXVFRQGLWLRQVEHLQJDWWDFKHGWRDQ\SHUPLVVLRQUHODWLQJWR
IORRGULVNGUDLQDJHDQGODQGFRQWDPLQDWLRQ

0HUVH\WUDYHO
0DNHFRPPHQWVUHODWLQJWRWUDIILFJHQHUDWLRQDQGOLNHO\LPSDFWRQORFDOEXVVHUYLFHWUDYHO
SODQSURYLVLRQRIJRRGTXDOLW\ZDONLQJURXWHVORFDOHPSOR\PHQWRSSRUWXQLWLHVDQG
XSJUDGHRIH[LVWLQJEXVVWRSIDFLOLWLHV

.QRZVOH\0%&
5HJLVWHUDQREMHFWLRQRQKLJKZD\VDQGHQYLURQPHQWDOKHDOWKJURXQGEXWDGYLVHWKDWVXFK
REMHFWLRQVZRXOGEHZLWKGUDZQLIVXFKFRQFHUQVDUHDGHTXDWHO\GHDOWZLWKE\ZD\RI
DSSURSULDWHO\ZRUGHGSODQQLQJFRQGLWLRQV

0HUVH\VLGHILUHDQG5HVFXH$XWKRULW\
0DNHREVHUYDWLRQVUHJDUGLQJDFFHVVIRUILUHDSSOLDQFHVDQGZDWHUVXSSOLHVIRUILUHILJKWLQJ
SXUSRVHV

&RQVXOWDWLRQVH[SLUHGRQWK6HSWHPEHU
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3ODQQLQJ3ROLF\
1DWLRQDO3ROLF\
1DWLRQDO3ODQQLQJ3ROLF\)UDPHZRUN7KLV)UDPHZRUNFDPHLQWRHIIHFWRQWK0DUFK
DQGVHWVRXWWKH*RYHUQPHQW¶VSODQQLQJSROLFLHVIRU(QJODQGDQGKRZWKHVHDUH
H[SHFWHGWREHDSSOLHG7KH)UDPHZRUNUHLWHUDWHVWKDWSODQQLQJODZUHTXLUHVWKDW
DSSOLFDWLRQVIRUSODQQLQJSHUPLVVLRQPXVWEHGHWHUPLQHGLQDFFRUGDQFHZLWKWKH
GHYHORSPHQWSODQXQOHVVPDWHULDOFRQVLGHUDWLRQVLQGLFDWHRWKHUZLVH

/RFDO3ODQQLQJ3ROLF\
7KH(PHUJLQJ/RFDO3ODQ7KHIROORZLQJSROLFLHVRIWKHHPHUJLQJ/RFDO3ODQDUHWKHPDLQ
RQHVUHOHYDQWWRWKHGHWHUPLQDWLRQRIWKLVDSSOLFDWLRQDQGDUHFRQVLGHUHGWRDOLJQZLWKWKH
SULQFLSOHVDLPVDQGREMHFWLYHVRIWKH133)DQGWKHUHIRUHWKH\DUHFRQVLGHUHGWRFDUU\
GXHZHLJKW

6WUDWHJLF3ROLF\ 6XVWDLQDEOH'HYHORSPHQW3ULQFLSOHV 
6WUDWHJLF3ROLF\ .H\3ODFH0DNLQJDQG'HVLJQ3ULQFLSOHV 
6WUDWHJLF3ROLF\ +LVWRULF(QYLURQPHQW 
6WUDWHJLF3ROLF\ 6XVWDLQDEOH*URZWK 
6WUDWHJLF3ROLF\ ,PSURYLQJ$FFHVVLELOLW\DQG0DQDJLQJ'HPDQGIRU7UDYHO 

8'33ROLFLHV7KHIROORZLQJVDYHG8'3SROLFLHVDUHUHOHYDQWWRWKHGHWHUPLQDWLRQRIWKLV
DSSOLFDWLRQDQGDUHFRQVLGHUHGWRDOLJQZLWKWKHSULQFLSOHVDLPVDQGREMHFWLYHVRIWKH
133)DQGWKHUHIRUHWKH\DUHFRQVLGHUHGWRFDUU\VLJQLILFDQWZHLJKW
( 3ULPDULO\,QGXVWULDO$UHDV 
( 2IILFH'HYHORSPHQW 
+' *HQHUDO'HVLJQ5HTXLUHPHQWV 
+' ([LVWLQJ7UHHVDQGODQGVFDSLQJ 
+' 1HZ7UHHVDQG/DQGVFDSLQJ 
2( 3URWHFWLRQRI*UHHQ6SDFH 
7 &\FOLQJ 
7 ZDONLQJDQGSHGHVWULDQV 
7 7UDIILF0DQDJHPHQW 
7 5RDG6DIHW\ 
7 &DU3DUNLQJ3URYLVLRQVLQ1HZ'HYHORSPHQWV 
7 7UDIILF,PSDFWDVVHVVPHQW 
(3 YDFDQWGHUHOLFWDQG1HJOHFWHGODQG 
(3 &RQWDPLQDWHG/DQG 
(3 :DVWH6WRUDJH 
(3 3ROOXWLRQ 
(3 3URWHFWLRQRI:DWHU5HVRXUFHV 
(3 )ORRG3UHYHQWLRQ 

,VVXHV

7KHPDLQLVVXHVWRFRQVLGHULQUHVSHFWRIWKLVDSSOLFDWLRQDUH

L
3ODQQLQJ+LVWRU\
LL 
3ULQFLSOH
LLL 
'HVLJQ
LY 
5HVLGHQWLDODPHQLW\
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Y
YL 

+LJKZD\6DIHW\
2WKHUPDWWHUV


2IILFHU$VVHVVPHQW

3ODQQLQJ+LVWRU\
7KHH[LVWLQJDUHDDOUHDG\DFFRPPRGDWHVWKHH[LVWLQJ7-0RUULV+HDG2IILFHDQG
'LVWULEXWLRQFHQWUHZKLFKZDVH[WHQGHGLQXQGHUSODQQLQJSHUPLVVLRQ)
7KHDSSOLFDWLRQVLWHDOUHDG\EHQHILWVIURPSODQQLQJSHUPLVVLRQIRU%XVHJUDQWHGLQ
XQGHUSODQQLQJSHUPLVVLRQ)7KLVGHYHORSPHQWZDVSDUWLDOO\LPSOHPHQWHGZLWK
WKHHUHFWLRQRIWKHILUVWXQLWQRZRFFXSLHGE\'+/7KLVSHUPLVVLRQWKHUHIRUHUHPDLQV
OLYH

7KHSURSRVHGGHYHORSPHQWZRXOGDVVLVWLQHQKDQFLQJWKHRSHUDWLRQVRIWKHH[LVWLQJIDFLOLW\
DQGPHHWLQJIXWXUHH[SDQVLRQSODQV7KHSURSRVDOZRXOGFUHDWHLQWKHUHJLRQRIQHZ
SHUPDQHQWMREVRQVLWHDVZHOODVRWKHUDQFLOODU\MREVLQWKHVXUURXQGLQJDUHD
3ULQFLSOHRIWKH'HYHORSPHQW
7KHDSSOLFDWLRQVLWHLVZLWKLQDQDUHDDOORFDWHGIRULQGXVWULDOSXUSRVHVZLWKLQWKH
/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ$VVXFK³VDYHG´3ROLF\(DSSOLHV7KLV
DOORFDWHVWKHVLWHIRULQGXVWULDODQGEXVLQHVVXVHV,QDGGLWLRQWKHSULQFLSOHRIZDUHKRXVH
GHYHORSPHQWRQWKHVLWHKDVDOUHDG\EHHQHVWDEOLVKHGXQGHUWKHSUHYLRXV
SHUPLVVLRQ

3DUDJUDSKRIWKH133)FRQILUPVWKDWµSODQQLQJVKRXOGRSHUDWHWRHQFRXUDJHDQGQRW
DFWDVDQLPSHGLPHQWWRVXVWDLQDEOHJURZWK«VLJQLILFDQWZHLJKWVKRXOGEHSODFHGRQWKH
QHHGWRVXSSRUWHFRQRPLFJURZWK¶

7KH'LYLVLRQDO0DQDJHU3ODQQLQJWKXVFRQVLGHUVWKHSULQFLSOHRIWKHGHYHORSPHQWWREH
DFFHSWDEOHDQGLQDFFRUGDQFHZLWKQDWLRQDODQGORFDOSROLF\

'HVLJQ
7KHSURSRVHGZDUHKRXVHEXLOGLQJZRXOGEHVLPLODULQVFDOHDQGORFDWLRQWRWKDWDOORZHG
XQGHUWKHSUHYLRXVFRQVHQW'HVSLWHWKHIDFWWKDWWKHEXLOGLQJZRXOGEHXWLOLWDULDQLQ
DSSHDUDQFHWKHLQWURGXFWLRQRIDQFLOODU\RIILFHVZLWKH[WHQVLYHJOD]LQJZRXOGRIIHULQWHUHVW
ZKHQYLHZHGIURP3RUWDO:D\7KHVHUYLFHDUHDZRXOGEHORFDWHGWRWKHUHDURIWKH
EXLOGLQJRXWRIYLHZIURPWKHPDLQSXEOLFDUHDV7KHEXLOGLQJZRXOGEHFODGLQµ$OEDWURVV¶
DQGµ3XUH*UH\¶ZKLOVWWKHURRIZRXOGDOVREHFODGLQµ3XUH*UH\¶

2WKHUEXLOGLQJVVXFKDVWKHJDWHKRXVHDQGSXEKRXVHZRXOGXVHYDULRXVW\SHVRIFODG
ZKLOVWWKHVSULQNOHUWDQNVZRXOGEHJDOYDQLVHGVWHHO

1HZODQGVFDSLQJZRXOGEHSURYLGHGDURXQGWKHSURSRVHGEXLOGLQJDQGDORQJWKH
ERXQGDULHVRIWKHDUHDRIODQGWRWKHQRUWK7KHQHZODQGVFDSLQJZRXOGLQFOXGHQHZWUHH
SODQWLQJQDWLYHDQGRUQDPHQWDOKHGJLQJQDWLYHSODQWLQJRUQDPHQWDOVKUXESODQWLQJWXUI
DQGZLOGIORZHU7KHEXQGDORQJWKH5LYHU$OWZRXOGLQFRUSRUDWHPL[HGQDWLYHSODQWLQJDQG
HYHUJUHHQWUHHVSODQWHGRQWRSDQGLQIURQWRIWKHSURSRVHGDFRXVWLFIHQFH,QDGGLWLRQWR
WKHSURSRVHGODQGVFDSLQJDVHULHVRIEDODQFLQJSRQGVZRXOGEHSURSRVHG

7KH'LYLVLRQDO0DQDJHU3ODQQLQJFRQVLGHUVWKHGHWDLOVRIWKHZDUHKRXVHDQGYDULRXV
RWKHUEXLOGLQJVDUHDSSURSULDWHJLYHQWKHLQGXVWULDOQDWXUHRIWKHDUHD
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7KHLQWURGXFWLRQRIJOD]HGRIILFHEXLOGLQJVZRXOGSURYLGHDKLJKHUTXDOLW\EXLOGLQJWRWKH
PDLQURDGIURQWDJHDQGZKLFKZRXOGUHIOHFWWKHGHVLJQRIH[LVWLQJZDUHKRXVHEXLOGLQJVLQ
WKHLPPHGLDWHDUHD7KHODQGVFDSHGDUHDVDOWKRXJKSUHOLPLQDU\DWWKLVVWDJHDUHDOVR
FRQVLGHUHGDSSURSULDWHLQWKHFRQWH[WRIWKLVLQGXVWULDODUHDWKDWYLVXDOO\ZRXOGSUHVHQWDQ
DWWUDFWLYHHQYLURQPHQWZRXOGVRIWHQWKHLPSDFWRIWKHEXLOGLQJVLQWRWKHVXUURXQGLQJDUHD
DQGZKLFKZRXOGFRQWULEXWHWRSURWHFWLQJWKHVWULSRIJUHHQVSDFHDORQJWKH5LYHU$OW7KH
ODQGVFDSHGEXQGZRXOGIXUWKHUUHGXFHWKHLPSDFWRIWKHSURSRVHGEXLOGLQJVRQWRWKH
QHLJKERXULQJUHVLGHQWLDOHVWDWH

7KH'LYLVLRQDO0DQDJHU3ODQQLQJFRQVLGHUVWKHGHVLJQDQGODQGVFDSLQJSURSRVHGZRXOG
EHDFFHSWDEOHDQGLQDFFRUGDQFHZLWKQDWLRQDODQGORFDOSODQQLQJSROLF\

5HVLGHQWLDODPHQLW\
7KHSURSRVHGZDUHKRXVHZRXOGEHORFDWHGLQH[FHVVRIPIURPWKHQHDUHVWUHVLGHQWLDO
SURSHUWLHVORFDWHGWRWKHZHVWRIWKHVLWH,WZRXOGRSHUDWHRYHUDKRXUSHULRGZLWK
DFFHVVWDNHQIURPWKHH[LVWLQJURXQGDERXWDWWKHKHDGRIWKHHVWDWHURDG7KHUHSURSRVDO
ZRXOGWKXVKDYHWKHSRWHQWLDOWRFDXVHKDUPWRQHDUE\UHVLGHQWVIURPWKHDFWLYLWLHVERWK
ZLWKLQDQGRXWVLGHWKHEXLOGLQJ

7KHDSSOLFDWLRQLVDFFRPSDQLHGE\DGHWDLOHGQRLVHUHSRUWZKLFKKDVEHHQDVVHVVHGE\
WKH(QYLURQPHQWDO+HDOWK0DQDJHU,QVXPPDU\WKHQRLVHUHSRUWFRQWDLQVDQDPELHQW
QRLVHVXUYH\WRHVWDEOLVKOHYHOVRIQRLVHH[SRVXUHDWWKHQHDUHVWUHVLGHQWLDOSURSHUWLHV
7KHSURSRVHGGHYHORSPHQWZDVPRGHOOHGIROORZLQJYDULRXVDVVXPSWLRQV7KHDFRXVWLFV
UHSRUWDOVRWRRNLQWRFRQVLGHUDWLRQWKHSUHYLRXVQRLVHDVVHVVPHQWVXEPLWWHGIRUWKH
SODQQLQJDSSOLFDWLRQWKHFRQGLWLRQVLPSRVHGRQWKHSHUPLVVLRQDQGWKHSURSRVHG
ODQGVFDSHGEXQG7KHUHVXOWRIWKHPRGHOOLQJFRQFOXGHGWKDWWKHSURSRVHGRSHUDWLRQV
FRXOGWDNHSODFHLQFRPSOLDQFHZLWKWKHSUHYLRXVO\LPSRVHGSODQQLQJFRQGLWLRQV7KH
RYHUDOOFRQFOXVLRQRIWKHUHSRUWLVWKDWWKHSURSRVHGGHYHORSPHQWZRXOGQRWUHVXOWLQ
VLJQLILFDQWDGYHUVHLPSDFWVDQGWKDWWKHSURSRVDOFRXOGSURFHHGDVSUHYLRXVO\DQG
VXEMHFWWRWKHVDPHSODQQLQJFRQGLWLRQQRLVHOLPLWVZLWKRXWWKHOLNHOLKRRGRIGLVWXUEDQFHWR
QHDUE\UHVLGHQWV7KH(QYLURQPHQWDO+HDOWK0DQDJHUFRQFXUVZLWKWKHFRQFOXVLRQVRIWKH
UHSRUWDQGDGYLVHVWKDWWKHQRLVHUHODWHGFRQGLWLRQVSUHYLRXVO\LPSRVHGRQWKH
FRQVHQWEHUHSOLFDWHG

&RPPHQWVRIOLJKWSROOXWLRQDQGGLVWXUEDQFHDVVRFLDWHGZLWKWKHFRQVWUXFWLRQRIWKH
GHYHORSPHQWDUHQRWHG+RZHYHUWKH'LYLVLRQDO0DQDJHU3ODQQLQJFRQVLGHUVWKDWVXFK
PDWWHUVFDQEHDGHTXDWHO\FRQWUROOHGWKURXJKDSSURSULDWHFRQGLWLRQV&RPPHQWVUHODWLQJ
WRWKHVWRUDJHDQGGLVWULEXWLRQRIUHIULJHUDWRUJRRGVDUHDOVRQRWHGDQGZKLOVWWKH
'LYLVLRQDO0DQDJHU3ODQQLQJGRHVQRWFRQVLGHUWKHUHWREHVXIILFLHQWMXVWLILFDWLRQIRUVXFK
DUHVWULFWLRQKHGRHVFRQVLGHUWKDWDQ\QRLVHUHODWHGFRQFHUQVDVVRFLDWHGZLWKWKHVWRUDJH
DQGGLVWULEXWLRQRIUHIULJHUDWRUJRRGVFDQEHDFFRPPRGDWHGWKURXJKDSSURSULDWHO\ZRUGHG
FRQGLWLRQV

7KHSURSRVHGZDUHKRXVHZRXOGEHRIDVLPLODUVFDOHDQGORFDWLRQWRWKDWSUHYLRXVO\
DSSURYHGXQGHUWKHFRQVHQW,WZRXOGKDYHDPD[LPXPKHLJKWRIPRYHUDOHQJWK
RIP'HVSLWHWKHVFDOHDQGPDVVLQJRIWKHEXLOGLQJLWZRXOGEHORFDWHGLQH[FHVVRI
PIURPWKHQHDUHVWUHVLGHQWLDOSURSHUW\DQGZRXOGEHSDUWLDOO\VFUHHQHGIURPYLHZE\
WKHSURSRVHGPODQGVFDSHGEXQGDGMDFHQWWRWKH5LYHU$OW7KH'LYLVLRQDO0DQDJHU
3ODQQLQJGRHVQRWFRQVLGHUWKHGHYHORSPHQWZRXOGEHRYHUEHDULQJRURYHUVKDGRZLQJ
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+LJKZD\6DIHW\
7KHSODQQLQJDSSOLFDWLRQLVDFFRPSDQLHGE\DWUDQVSRUWVWDWHPHQWDQGD7UDYHO3ODQ
)UDPHZRUN7KLVUHSRUWGHPRQVWUDWHVWKDWWKHSURSRVDOZRXOGKDYHDUHGXFHGLPSDFW
ZKHQFRPSDUHGWRWKHSUHYLRXVFRQVHQWIRUWKHVLWH7KH+LJKZD\V0DQDJHUDFFHSWVWKDW
WKHWULSJHQHUDWLRQZRXOGEHUHGXFHGIURPWKHDJUHHGWUDIILFLPSDFWDQGWKHUHIRUH
FRQVLGHUVWKHGHYHORSPHQWZRXOGEHDFFHSWDEOH

$WRWDORIFDUSDUNLQJVSDFHVDUHSURSRVHGZKLOVWDFFHVVWRWKHVLWHZRXOGEHWDNHQ
IURPWKHH[LVWLQJHVWDWHURDGRIIWKHURXQGDERXW$OLQNEULGJHLVSURSRVHGZKLFKZRXOG
VSDQDFURVVWKHHVWDWHURDG7KH+LJKZD\0DQDJHULVVDWLVILHGZLWKWKLVDUUDQJHPHQW

7KH'LYLVLRQDO0DQDJHU3ODQQLQJKDVKDGUHJDUGWRWKHFRPPHQWVPDGHE\WKH+LJKZD\V
0DQDJHUDQGFRQVLGHUVWKHSURSRVDOZRXOGQRWLPSDFWRQKLJKZD\VDIHW\+HQRWHVWKH
JHQHUDOFRPPHQWVPDGHE\0HUVH\WUDYHODQGFRQVLGHUVWKHVHKDYHEHHQDGHTXDWHO\
DGGUHVVHG

2WKHU0DWWHUV
7KH'LYLVLRQDO0DQDJHU3ODQQLQJKDVKDGUHJDUGWRYDULRXVRWKHUPDWWHUVLQFOXGLQJDOOWKH
UHSUHVHQWDWLRQV,QWKLVLQVWDQFHKHLVVDWLVILHGWKDWDOOPDWWHUVLQFOXGLQJIORRGLQJODQG
FRQWDPLQDWLRQOLJKWLQJDQGRWKHUVXFKPDWWHUVFDQDOOEHDGHTXDWHO\GHDOWZLWKWKURXJK
WKHXVHRIDSSURSULDWHO\ZRUGHGFRQGLWLRQV+RXVHYDOXHVDUHQRWDPDWHULDOFRQVLGHUDWLRQ

&RQFHUQVE\.QRZVOH\%RURXJK&RXQFLOUHODWLQJWRWKHODQGVFDSHGEXQGDFRXVWLFIHQFH
PLWLJDWLRQRIFRQVWUXFWLRQPHWKRGVDQGOLJKWLQJKDYHEHHQDGGUHVVHGWKURXJKWKHXVHRI
DSSURSULDWHO\ZRUGHGFRQGLWLRQV,QVRIDUDVFRQFHUQVUHODWHWRUHVWULFWLQJWKHXVHRI
UHIULJHUDWRUJRRGVWKH'LYLVLRQDO0DQDJHU3ODQQLQJLVVDWLVILHGWKDWYDULRXVQRLVH
FRQGLWLRQVZRXOGRIIHUDSSURSULDWHSURWHFWLRQWRWKHDPHQLW\RIQHDUE\UHVLGHQWLDO
SURSHUWLHVZLWKRXWKDYLQJWRUHVWULFWWKLVHOHPHQWRIWKHGHYHORSPHQW7KHUHTXHVWWR
FRQGLWLRQWKHXSJUDGHWKHSXEOLFULJKWRIZD\DGMDFHQWWRWKH5LYHU$OWZRXOGIDLOWKHWHVWV
VHWRXWLQ&LUFXODUDQGFDQQRWEHMXVWLILHG

$QHFRORJLFDOVXUYH\KDVEHHQVXEPLWWHGLQVXSSRUWRIWKHDSSOLFDWLRQDQGFRQFOXGHVWKDW
WKHUHLVQRRYHUULGLQJHFRORJLFDOFRQVWUDLQWWRWKHGHYHORSPHQWRIWKHVLWH7KLVLV
VXSSRUWHGE\WKH&RXQFLOVQDWXUHFRQVHUYDWLRQRIILFHUZKRKDVUDLVHGQRREMHFWLRQVWRWKH
GHYHORSPHQW

&RQFOXVLRQ
7KH'LYLVLRQDO0DQDJHU3ODQQLQJ0DQDJHUKDVFDUHIXOO\FRQVLGHUHGDOOWKHYDULRXV
HOHPHQWVRIWKHSODQQLQJDSSOLFDWLRQ+HLVSDUWLFXODUO\PLQGIXORIWKHSUHYLRXVSODQQLQJ
FRQVHQWVWKHJHQHUDOQDWXUHRIWKHDUHDDQGWKHHFRQRPLFDQGUHJHQHUDWLRQEHQHILWVRI
WKHGHYHORSPHQW VRPHMREVLQDQLGHQWLILHGDUHDRIVRFLDODQGHFRQRPLFGHFOLQH ,Q
WKLVLQVWDQFHKHFRQVLGHUVWKDWVXEMHFWWRWKHVDIHJXDUGLQJFRQGLWLRQVWKHSURSRVDOLV
DFFHSWDEOH

5HFRPPHQGDWLRQ
)RUWKHUHDVRQVRXWOLQHGDERYHWKH'LYLVLRQDO0DQDJHU3ODQQLQJUHFRPPHQGVWKDW
SODQQLQJSHUPLVVLRQEHJUDQWHGVXEMHFWWRWKHIROORZLQJFRQGLWLRQV
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&RQGLWLRQV



7KHGHYHORSPHQWKHUHE\SHUPLWWHGVKDOOEHFRPPHQFHGEHIRUHWKHH[SLUDWLRQRI\HDUV
IURPWKHGDWHRIWKLVSHUPLVVLRQ

5($6217KHWLPHOLPLWLVLPSRVHGDVSURYLGHGIRUE\6HFWLRQRIWKH7RZQDQG
&RXQWU\3ODQQLQJ$FWDVDPHQGHG



7KHGHYHORSPHQWKHUHE\DSSURYHGVKDOOEHFDUULHGRXWLQDFFRUGDQFHZLWKWKHIROORZLQJ
GUDZLQJVXQOHVVRWKHUZLVHDJUHHGLQZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\

L 'UDZLQJ1XPEHUV


5($6217RHQVXUHWKDWWKHGHYHORSPHQWLVFDUULHGRXWLQDFFRUGDQFHZLWKWKHDSSURYHG
SODQVDQGZLWKLQWKHSDUDPHWHUVRIWKHJUDQWRISODQQLQJSHUPLVVLRQ



3ULRUWRFRPPHQFHPHQWRIGHYHORSPHQWGHWDLOVRIWKHIROORZLQJVKDOOEHVXEPLWWHGWRDQG
DSSURYHGLQZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\7KHVFKHPHVKDOOEHLPSOHPHQWHGLQ
DFFRUGDQFHZLWKWKHDSSURYHGGHWDLOVWRWKHVDWLVIDFWLRQRIWKHORFDOSODQQLQJDXWKRULW\
EHIRUHWKHGHYHORSPHQWLVEURXJKWLQWRXVH
L DOOJURXQGVXUIDFHVQRWEXLOWXSRQ
LL ORFDWLRQGHVLJQDQGRULHQWDWLRQRI&&79V\VWHPV

5($6217KHVHGHWDLOVDUHQRWLQFOXGHGLQWKHDSSOLFDWLRQDQGWKH&RXQFLOZLVKHVWR
HQVXUHWKDWWKH\DUHVDWLVIDFWRU\LQDFFRUGDQFHZLWK3ROLF\+'RIWKH/LYHUSRRO8QLWDU\
'HYHORSPHQW3ODQ


1RSDUWRUSKDVHRIWKHGHYHORSPHQWKHUHE\SHUPLWWHGVKDOOFRPPHQFHXQWLO
D
$QLQYHVWLJDWLRQDQGDVVHVVPHQWPHWKRGRORJ\LQFOXGLQJDQDO\VLVVXLWHDQGULVN
DVVHVVPHQWPHWKRGRORJLHVKDVEHHQFRPSOHWHGDQGVXEPLWWHGWRDQGDSSURYHGE\WKH
/3$LQZULWLQJSULRUWRDQ\VLWHLQYHVWLJDWLRQV
E
$VLWHLQYHVWLJDWLRQDQGDVVHVVPHQWKDVEHHQFDUULHGRXWE\FRPSHWHQWSHUVRQVWR
GHWHUPLQHWKHVWDWXVRIFRQWDPLQDWLRQLQFOXGLQJFKHPLFDOUDGLRFKHPLFDOIODPPDEOHRU
WR[LFJDVDVEHVWRVELRORJLFDODQGSK\VLFDOKD]DUGVDWWKHVLWHDQGVXEPLWWHGWRWKH/3$
7KHLQYHVWLJDWLRQVDQGDVVHVVPHQWVVKDOOEHLQDFFRUGDQFHZLWKFXUUHQW*RYHUQPHQWDQG
(QYLURQPHQW$JHQF\UHFRPPHQGDWLRQVDQGJXLGDQFHDQGVKDOOLGHQWLI\WKHQDWXUHDQG
H[WHQWRIDQ\FRQWDPLQDQWVSUHVHQWZKHWKHURUQRWWKH\RULJLQDWHRQWKHVLWHWKHLU
SRWHQWLDOIRUPLJUDWLRQDQGULVNVDVVRFLDWHGZLWKWKHP
7KHDVVHVVPHQWVKDOOFRQVLGHUWKHSRWHQWLDOULVNVWR
L
KXPDQKHDOWK
LL
FRQWUROOHGZDWHUV
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LLL
SURSHUW\ H[LVWLQJRUSURSRVHG LQFOXGLQJEXLOGLQJVFURSVOLYHVWRFNSHWVZRRGODQG
DQGVHUYLFHOLQHVDQGSLSHV
LY
DGMRLQLQJODQG
Y
HFRORJLFDOV\VWHPVDQG
YL
$UFKDHRORJLFDOVLWHVDQGDQFLHQWPRQXPHQWV
F
$GHWDLOHGUHPHGLDWLRQVFKHPH LIUHTXLUHG KDVEHHQVXEPLWWHGWRDQGDJUHHGLQ
ZULWLQJZLWKWKH/3$7KLVVFKHPHVKDOOLQFOXGHDQDSSUDLVDORIUHPHGLDORSWLRQV
LPSOHPHQWDWLRQWLPHWDEOHZRUNVVFKHGXOHVLWHPDQDJHPHQWREMHFWLYHVPRQLWRULQJ
SURSRVDOVDQGUHPHGLDWLRQYDOLGDWLRQPHWKRGRORJ\7KHVFKHPHRQFHFRPSOHWHGPXVW
HQVXUHWKDWWKHVLWHZLOOQRWTXDOLI\DVFRQWDPLQDWHGODQGXQGHU3DUW,,$RIWKH
(QYLURQPHQWDO3URWHFWLRQ$FWLQUHODWLRQWRLWVLQWHQGHGXVH

5($6217RHQVXUHWKDWULVNVIURPODQGFRQWDPLQDWLRQWRIXWXUHXVHUVRIWKHODQGDQG
QHLJKERXULQJODQGDUHPLQLPLVHGDQGWRHQVXUHWKDWWKHGHYHORSPHQWFDQEHFDUULHGRXW
VDIHO\ZLWKRXWXQDFFHSWDEOHULVNVWRZRUNHUVQHLJKERXUVDQGRWKHURIIVLWHUHFHSWRUVDQGLQ
DFFRUGDQFHZLWK3ROLF\(3RIWKH/LYHUSRRO8'3



$IWHUGHYHORSPHQWFRPPHQFHVDQGSULRUWRRFFXSDWLRQ
D
)ROORZLQJFRPSOHWLRQRIWKHPHDVXUHVLGHQWLILHGLQWKHDSSURYHGUHPHGLDWLRQ
VFKHPHDQGSULRUWRRFFXSDWLRQRIDQ\SDUWRIWKHGHYHORSPHQWDYHULILFDWLRQUHSRUWZKLFK
VKDOOFRQILUPWKHDGHTXDF\RIUHPHGLDWLRQPXVWEHSUHSDUHGDQGVXEPLWWHGWRDQG
DSSURYHGLQZULWLQJE\WKH/3$EHIRUHWKLVFRQGLWLRQZLOOEHGLVFKDUJHG

,IDSKDVHGDSSURDFKWRWKHGHYHORSPHQWLVEHLQJSURSRVHGWKHQDYDOLGDWLRQFRPSOHWLRQ
UHSRUWIRUDQDJUHHGQXPEHURISORWVZLWKLQHDFKRIWKHSURSRVHGSKDVHVVKDOOEH
VXEPLWWHGWRWKH/RFDO3ODQQLQJ$XWKRULW\DQGDSSURYHGLQZULWLQJEHIRUHWKHFRQGLWLRQ
UHODWLQJWRWKHSKDVHLQTXHVWLRQVKDOOEHGLVFKDUJHG

E
,IDQ\SRWHQWLDOO\FRQWDPLQDWHG XQXVXDOVXVSHFW PDWHULDORUIODPPDEOHWR[LFJDV
QRWSUHYLRXVO\LGHQWLILHGLVGLVFRYHUHGWKLVPXVWEHUHSRUWHGLQZULWLQJWRWKH/3$DQGD
IXUWKHUDVVHVVPHQWDQGDUHYLVHGUHPHGLDWLRQVFKHPHZLOOEHUHTXLUHGE\WKH/3$,IQR
FRQWDPLQDWLRQLVIRXQGWKHQWKLVVKRXOGEHGHWDLOHGLQWKHUHPHGLDWLRQYHULILFDWLRQUHSRUW

5($6217RHQVXUHWKDWULVNVIURPODQGFRQWDPLQDWLRQWRIXWXUHXVHUVRIWKHODQGDQG
QHLJKERXULQJODQGDUHPLQLPLVHGWRJHWKHUZLWKWKRVHWRFRQWUROOHGZDWHUVSURSHUW\DQG
HFRORJLFDOV\VWHPVDQGWRHQVXUHWKDWWKHGHYHORSPHQWFDQEHFDUULHGRXWVDIHO\ZLWKRXW
XQDFFHSWDEOHULVNVWRZRUNHUVQHLJKERXUVDQGRWKHURIIVLWHUHFHSWRUVDQGLQDFFRUGDQFH
ZLWK3ROLF\(3RIWKH/LYHUSRRO8'3



3ULRUWRFRPPHQFHPHQWRIGHYHORSPHQWIXOOGHWDLOVRIWKHQXPEHUVL]HVSHFLHVURRW
WUHDWPHQWRUFRQWDLQHUW\SHDQGORFDWLRQRIWUHHVDQGVKUXEVWREHSODQWHGDQGWKH
WUHDWPHQWRIDOOJURXQGVXUIDFHVQRWEXLOWXSRQVKDOOEHVXEPLWWHGWRDQGDSSURYHGLQ
ZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\7KHSODQPXVWEHWRDUHFRJQLVHGVFDOHDQGWKH
V\PEROVXVHGDQGSODQWVFKHGXOHSURYLGHGPXVWFRPSO\ZLWK%6(1,62
&RQVWUXFWLRQ'UDZLQJV/DQGVFDSHGUDZLQJSUDFWLFH
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5($6217KHVHGHWDLOVKDYHQRWEHHQVXEPLWWHGZLWKWKHDSSOLFDWLRQDQGWKH&RXQFLO
ZLVKHVWRHQVXUHWKH\DUHVDWLVIDFWRU\LQWKHLQWHUHVWVRIYLVXDODPHQLW\LQDFFRUGDQFHZLWK
3ROLF\+'RIWKH/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ



L 7KHDSSURYHGODQGVFDSLQJVFKHPHVKDOOEHFRPSOHWHGHLWKHU
D QRWODWHUWKDQWKHILUVWSODQWLQJVHDVRQIROORZLQJFRPSOHWLRQRIWKHGHYHORSPHQWRU
E GXULQJWKHDSSURSULDWHSODQWLQJVHDVRQSURJUHVVLYHO\DVWKHGHYHORSPHQWSURFHHGVLQ
DFFRUGDQFHZLWKDSURJUDPPHWREHDJUHHGLQZULWLQJZLWKWKHORFDOSODQQLQJDXWKRULW\
LL $Q\WUHHVRUVKUXEVZKLFKGLHEHFRPHGLVHDVHGGDPDJHGRUDUHUHPRYHGZLWKLQ
\HDUVRISODQWLQJVKDOOEHUHSODFHGZLWKWUHHVDQGVKUXEVRIVLPLODUVL]HVDQGVSHFLHVRUDV
PD\RWKHUZLVHEHDJUHHGZLWKWKHORFDOSODQQLQJDXWKRULW\LQWKHILUVWDYDLODEOHSODQWLQJ
VHDVRQWKHUHDIWHUDOOZRUNVWREHFDUULHGRXWWR%6&RGHRI3UDFWLFHIRU
*HQHUDO/DQGVFDSH2SHUDWLRQ

5($621,WLVLQWKHLQWHUHVWVRIYLVXDODPHQLW\DQGLQDFFRUGDQFHZLWK3ROLF\+'RIWKH
/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ



)L[HGSODQWDVVRFLDWHGZLWKWKHGHYHORSPHQWVKRXOGEHGHVLJQHGWRDOHYHOZKLFKLVDW
OHDVWG% $ EHORZWKHH[LVWLQJ/$EDFNJURXQGQRLVHOHYHODVPHDVXUHGGXULQJWKH
UHOHYDQWWLPHSHULRG$Q\WRQDOLPSXOVLYHDQGRULUUHJXODUQRLVHZRXOGEHDGGUHVVHGE\
LPSRVLQJDIXUWKHUG%SHQDOW\DVSHUWKHPHWKRGRORJ\VHWRXWLQ%61RLVH
OLPLWVIRUIL[HGSODQWDUHWRDSSO\DWDSRVLWLRQPHWUHIURPWKHFORVHVWDIIHFWHGZLQGRZRI
WKHQHDUHVWQRLVHVHQVLWLYHSURSHUW\

5($6217RSURWHFWDPHQLW\



2SHUDWLRQDOQRLVHVKDOOQRWH[FHHGG%/$HTKRXUDWWKHQHDUHVWUHVLGHQWLDOSURSHUWLHV
H[FHSWZKHUHSUHGHYHORSPHQWDPELHQWQRLVHOHYHOVDOUHDG\H[FHHGWKLVOHYHOLQZKLFK
FDVHRSHUDWLRQDOQRLVHVKDOOQRWH[FHHGWKHSUHGHYHORSPHQWDPELHQWQRLVHOHYHO
/$HTKRXU DWWKHQHDUHVWUHVLGHQWLDOSURSHUWLHV

5($6217RSURWHFWDPHQLW\



2SHUDWLRQDOQRLVHIURPWKHVLWHVKRXOGEHFRQWUROOHGWRHQVXUHWKDWIDoDGHQRLVHOHYHOV
GXULQJWKHQLJKWWLPHSHULRG WRK DWWKHQHDUHVWKDELWDEOHURRPZLQGRZVGR
QRWH[FHHGG%/$PD[)

5($6217RSURWHFWDPHQLW\



$Q\ZDVWHJHQHUDWHGE\WKHEXVLQHVVWREHGLVFDUGHGDVUHIXVHVKRXOGEHNHSWZLWKLQWKH
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FXUWLODJHRIWKHSUHPLVHVDQGVKRXOGRQO\EHSODFHGRXWVLGHRQVXFKGD\VDVWUDGHUHIXVH
FROOHFWLRQZLOORFFXU

5($6217RSURWHFWDPHQLW\



7KHSUHPLVHVVKDOOEHXVHGDVZDUHKRXVHDQGGLVWULEXWLRQ 8VH&ODVV% DQGIRUQR
RWKHUSXUSRVHZLWKLQWKH7RZQDQG&RXQWU\3ODQQLQJ 8VH&ODVVHV 2UGHUDV
DPHQGHGZLWKRXWWKHSULRUFRQVHQWRIWKH&RXQFLODVORFDOSODQQLQJDXWKRULW\

5($621,QWKHLQWHUHVWVRIUHVLGHQWLDODPHQLW\



1RGHYHORSPHQWDSSURYHGE\WKLVSHUPLVVLRQVKDOOEHFRPPHQFHGXQWLODVFKHPHWR
SURWHFWWKH5LYHU$OWDQGLWVWULEXWDULHVIURPEXLOGLQJPDWHULDOVGXULQJFRQVWUXFWLRQKDV
EHHQDSSURYHGE\WKH/RFDO3ODQQLQJ$XWKRULW\6XFKDVFKHPHVKDOOEHLPSOHPHQWHGLQ
DFFRUGDQFHZLWKWKHDSSURYHGSODQV

5($6217RSUHYHQWWKHSROOXWLRQRI5LYHU$OWDQGLWVWULEXWDULHV



1RWZLWKVWDQGLQJWKHGHWDLOVRQDQ\VXEPLWWHGSODQVIXOOGHWDLOVRIWKHEXQGFRQVWUXFWLRQ
DQGDFRXVWLFVFUHHQIHQFHVKDOOEHVXEPLWWHGWRDQGDSSURYHGE\WKHORFDOSODQQLQJ
DXWKRULW\7KHDSSURYHGEXQG LQFOXGLQJDOODVVRFLDWHGODQGVFDSLQJDSSURYHGXQGHU
FRQGLWLRQ DQGVFUHHQIHQFHVKDOOEHFRQVWUXFWHGWRWKHDJUHHGVSHFLILFDWLRQSULRUWRWKH
FRPPHQFHPHQWRIWKHXVH RULQUHODWLRQWRWKHODQGVFDSLQJDVDJUHHGDVSDUWRIWKH
ODQGVFDSLQJFRQGLWLRQ DQGWKHEXQGIHQFHDQGDOOODQGVFDSLQJRQWKHEXQGVKDOOEH
PDLQWDLQHGWKHUHDIWHULQDFFRUGDQFHZLWKWKHDSSURYHGSODQVXQOHVVRWKHUZLVHDJUHHGLQ
ZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\/DQGVFDSLQJRQWKHEXQGVKDOOEHPDLQWDLQHGLQ
DFFRUGDQFHZLWKWKHDSSURYHGODQGVFDSLQJVFKHPHDQGRQO\EHDOWHUHGZLWKWKHZULWWHQ
DSSURYDORIWKHORFDOSODQQLQJDXWKRULW\

5($621,WLVLQWKHLQWHUHVWRIUHVLGHQWLDODPHQLW\



3ULRUWRFRPPHQFHPHQWRIGHYHORSPHQWDOX[FRQWRXUGLDJUDPVKDOOEHVXEPLWWHGWRDQG
DSSURYHGLQZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\7KHVXEPLWWHGGLDJUDPVKDOO
GHPRQVWUDWHWKDWDOOIORRGOLJKWLQJILWWLQJVVKDOOEHRULHQWDWHGVRWKDWPHDVXUHPHQWVWDNHQ
DWDQ\QHDUE\KDELWDEOHURRPHGZLQGRZVGRQRWH[FHHGOX[DQGLQWKHHYHQWRIWKLV
OXPLQDQFHILJXUHEHLQJH[FHHGHGWKHILWWLQJVVKDOOEHUHRULHQWDWHGWRWKHVDWLVIDFWLRQRI
WKHORFDOSODQQLQJDXWKRULW\7KHDSSURYHGVFKHPHRIH[WHUQDOOLJKWLQJVKDOOEH
LPSOHPHQWHGLQDFFRUGDQFHZLWKWKHDSSURYHGGHWDLOVDQGFRPSOHWHGWRWKHVDWLVIDFWLRQRI
WKHORFDOSODQQLQJDXWKRULW\EHIRUHWKHGHYHORSPHQWLVEURXJKWLQWRXVH

5($6217RVDIHJXDUGWKHDPHQLW\RIDGMDFHQWRFFXSLHUVLQDFFRUGDQFHZLWK3ROLF\
*(1RIWKH/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ
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7KHGHYHORSPHQWSHUPLWWHGE\WKLVSODQQLQJSHUPLVVLRQVKDOORQO\EHFDUULHGRXWLQ
DFFRUGDQFHZLWKWKHDSSURYHG)ORRG5LVN$VVHVVPHQW )DLUKXUVW5HI5-XO\
 DQGWKHIROORZLQJPLWLJDWLRQPHDVXUHVGHWDLOHGZLWKLQWKH)5$

/LPLWLQJWKHVXUIDFHZDWHUUXQRIIJHQHUDWHGE\WKHLQSOXVFOLPDWHFKDQJHFULWLFDO
VWRUPVRWKDWLWZLOOQRWH[FHHGWKHUXQRIIIURPWKHXQGHYHORSHGVLWHDQGQRWLQFUHDVHWKH
ULVNRIIORRGLQJRIIVLWH
)LQLVKHGIORRUOHYHOVDUHVHWQRORZHUWKDQPDERYH2UGQDQFH'DWXP $2' 

7KHPLWLJDWLRQPHDVXUHVVKDOOEHIXOO\LPSOHPHQWHGSULRUWRRFFXSDWLRQDQGVXEVHTXHQWO\
LQDFFRUGDQFHZLWKWKHWLPLQJSKDVLQJDUUDQJHPHQWVHPERGLHGZLWKLQWKHVFKHPHRU
ZLWKLQDQ\RWKHUSHULRGDVPD\VXEVHTXHQWO\EHDJUHHGLQZULWLQJE\WKHORFDOSODQQLQJ
DXWKRULW\

5HDVRQ7RSUHYHQWIORRGLQJE\HQVXULQJWKHVDWLVIDFWRU\VWRUDJHGLVSRVDORIVXUIDFHZDWHU
IURPWKHVLWHDQGUHGXFHWKHULVNRIIORRGLQJWRWKHSURSRVHGGHYHORSPHQWDQGIXWXUH
RFFXSDQWV




1RGHYHORSPHQWVKDOOWDNHSODFHXQWLODVXUIDFHZDWHUGUDLQDJHVFKHPHIRUWKHVLWHEDVHG
RQVXVWDLQDEOHGUDLQDJHSULQFLSOHVDQGDQDVVHVVPHQWRIWKHK\GURORJLFDODQG
K\GURJHRORJLFDOFRQWH[WRIWKHGHYHORSPHQWKDVEHHQVXEPLWWHGWRDQGDSSURYHGLQ
ZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\7KHGUDLQDJHVWUDWHJ\VKRXOGGHPRQVWUDWHWKH
VXUIDFHZDWHUUXQRIIJHQHUDWHGXSWRDQGLQFOXGLQJWKHLQ\HDUSOXVFOLPDWHFKDQJH
FULWLFDOVWRUPZLOOQRWH[FHHGWKHUXQRIIIURPWKHXQGHYHORSHGVLWHIROORZLQJWKH
FRUUHVSRQGLQJUDLQIDOOHYHQW7KHVFKHPHVKDOOVXEVHTXHQWO\EHLPSOHPHQWHGLQ
DFFRUGDQFHZLWKWKHDSSURYHGGHWDLOVEHIRUHWKHGHYHORSPHQWLVFRPSOHWHG7KHVFKHPH
VKDOODOVRLQFOXGHGHWDLOVRIKRZWKHVFKHPHVKDOOEHPDLQWDLQHGDQGPDQDJHGDIWHU
FRPSOHWLRQ

5HDVRQ7RSUHYHQWWKHLQFUHDVHGULVNRIIORRGLQJERWKRQDQGRIIVLWH



7KHGHYHORSPHQWKHUHE\SHUPLWWHGVKDOOQRWEHFRPPHQFHGXQWLOVXFKWLPHDVDVFKHPH
WRGLVSRVHRIIRXODQGVXUIDFHZDWHUKDVEHHQVXEPLWWHGWRDQGDSSURYHGLQZULWLQJE\
WKHORFDOSODQQLQJDXWKRULW\7KHVFKHPHVKDOOEHLPSOHPHQWHGDVDSSURYHG7KHVFKHPH
VKDOOLQFOXGHGHWDLOVWRLQVWDOORLODQGSHWUROVHSDUDWRUV

7KHVFKHPHVKDOOEHIXOO\LPSOHPHQWHGSULRUWRRFFXSDWLRQDQGVXEVHTXHQWO\LQ
DFFRUGDQFHZLWKWKHWLPLQJSKDVLQJDUUDQJHPHQWVHPERGLHGZLWKLQWKHVFKHPHRUZLWKLQ
DQ\RWKHUSHULRGDVPD\VXEVHTXHQWO\EHDJUHHGLQZULWLQJE\WKHORFDOSODQQLQJ
DXWKRULW\

5HDVRQ7RHQVXUHDVDIHIRUPRIGHYHORSPHQWWKDWSRVHVQRXQDFFHSWDEOHULVNRI
SROOXWLRQWRWKHZDWHUHQYLURQPHQW
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3ULRUWRFRPPHQFHPHQWRIGHYHORSPHQWLQFOXGLQJDQ\ZRUNVRIGHPROLWLRQDGHWDLOHG
FRQVWUXFWLRQPHWKRGVWDWHPHQWVKDOOEHVXEPLWWHGWRDQGDSSURYHGLQZULWLQJE\WKHORFDO
SODQQLQJDXWKRULW\7KHVWDWHPHQWVKDOOLQFOXGH
L FRPPHQFHPHQWDQGFRPSOHWLRQGDWHV
LL KRXUVRIRSHUDWLRQIRUFRQVWUXFWLRQZRUN
LLL PHDVXUHVWRFRQWUROQRLVHDQGGXVW
LY GHWDLOVRIVLWHFRPSRXQGVVWRUDJHRISODQWDQGPDWHULDOV
Y WHPSRUDU\KLJKZD\ZRUNVRUFORVXUHV
YL DFFHVVIRUFRQVWUXFWLRQWUDIILF
YLL SDUNLQJRIYHKLFOHVRIVLWHRSHUDWLYHVDQGYLVLWRUV
YLLL ZKHHOZDVKLQJIDFLOLWLHV
L[ DVFKHPHIRUUHF\FOLQJGLVSRVLQJRIZDVWHUHVXOWLQJIURPGHPROLWLRQDQGFRQVWUXFWLRQ
ZRUNV

7KHVFKHPHVKDOOEHLPSOHPHQWHGLQDFFRUGDQFHZLWKWKHDSSURYHGVWDWHPHQWDQG
FRPSOHWHGWRWKHVDWLVIDFWLRQRIWKHORFDOSODQQLQJDXWKRULW\EHIRUHWKHGHYHORSPHQWLV
EURXJKWLQWRXVH

5($621,WLVLQWKHLQWHUHVWVRIWKHDPHQLW\RIWKHVXUURXQGLQJRFFXSLHUVDQGLQ
DFFRUGDQFHZLWK3ROLF\*(1RIWKH/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ



1RGHYHORSPHQWDSSURYHGE\WKLVSODQQLQJSHUPLVVLRQ RUVXFKRWKHUGDWHRUVWDJHLQ
GHYHORSPHQWDVPD\EHDJUHHGLQZULWLQJZLWKWKH/RFDO3ODQQLQJ$XWKRULW\ VKDOOWDNH
SODFHXQWLODVFKHPHWKDWLQFOXGHVWKHIROORZLQJFRPSRQHQWVWRGHDOZLWKWKHULVNV
DVVRFLDWHGZLWKFRQWDPLQDWLRQRIWKHVLWHVKDOOHDFKEHVXEPLWWHGWRDQGDSSURYHGLQ
ZULWLQJE\WKHORFDOSODQQLQJDXWKRULW\

 $SUHOLPLQDU\ULVNDVVHVVPHQWZKLFKKDVLGHQWLILHG
DOOSUHYLRXVXVHV
SRWHQWLDOFRQWDPLQDQWVDVVRFLDWHGZLWKWKRVHXVHV
DFRQFHSWXDOPRGHORIWKHVLWHLQGLFDWLQJVRXUFHVSDWKZD\VDQGUHFHSWRUV
SRWHQWLDOO\XQDFFHSWDEOHULVNVDULVLQJIURPFRQWDPLQDWLRQDWWKHVLWH

 $VLWHLQYHVWLJDWLRQVFKHPHEDVHGRQ  WRSURYLGHLQIRUPDWLRQIRUDGHWDLOHG
DVVHVVPHQWRIWKHULVNWRDOOUHFHSWRUVWKDWPD\EHDIIHFWHGLQFOXGLQJWKRVHRIIVLWH

 7KHUHVXOWVRIWKHVLWHLQYHVWLJDWLRQDQGGHWDLOHGULVNDVVHVVPHQWUHIHUUHGWRLQ  DQG
EDVHGRQWKHVHDQRSWLRQVDSSUDLVDODQGUHPHGLDWLRQVWUDWHJ\JLYLQJIXOOGHWDLOVRIWKH
UHPHGLDWLRQPHDVXUHVUHTXLUHGDQGKRZWKH\DUHWREHXQGHUWDNHQ

 $YHULILFDWLRQSODQSURYLGLQJGHWDLOVRIWKHGDWDWKDWZLOOEHFROOHFWHGLQRUGHUWR
GHPRQVWUDWHWKDWWKHZRUNVVHWRXWLQWKHUHPHGLDWLRQVWUDWHJ\LQ  DUHFRPSOHWHDQG
LGHQWLI\LQJDQ\UHTXLUHPHQWVIRUORQJHUWHUPPRQLWRULQJRISROOXWDQWOLQNDJHVPDLQWHQDQFH
DQGDUUDQJHPHQWVIRUFRQWLQJHQF\DFWLRQ

$Q\FKDQJHVWRWKHVHFRPSRQHQWVUHTXLUHWKHH[SUHVVZULWWHQFRQVHQWRIWKHORFDO
SODQQLQJDXWKRULW\7KHVFKHPHVKDOOEHLPSOHPHQWHGDVDSSURYHG
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5HDVRQ7RHQVXUHDVDIHIRUPRIGHYHORSPHQWWKDWSRVHVQRXQDFFHSWDEOHULVNRI
SROOXWLRQWRWKHZDWHUHQYLURQPHQW




,IGXULQJGHYHORSPHQWFRQWDPLQDWLRQQRWSUHYLRXVO\LGHQWLILHGLVIRXQGWREHSUHVHQWDW
WKHVLWHWKHQQRIXUWKHUGHYHORSPHQW XQOHVVRWKHUZLVHDJUHHGLQZULWLQJZLWKWKHORFDO
SODQQLQJDXWKRULW\ VKDOOEHFDUULHGRXWXQWLOWKHGHYHORSHUKDVVXEPLWWHGDUHPHGLDWLRQ
VWUDWHJ\WRWKHORFDOSODQQLQJDXWKRULW\GHWDLOLQJKRZWKLVXQVXVSHFWHGFRQWDPLQDWLRQVKDOO
EHGHDOWZLWKDQGREWDLQHGZULWWHQDSSURYDOIURPWKHORFDOSODQQLQJDXWKRULW\7KH
UHPHGLDWLRQVWUDWHJ\VKDOOEHLPSOHPHQWHGDVDSSURYHG

5HDVRQ7RHQVXUHDVDIHIRUPRIGHYHORSPHQWWKDWSRVHVQRXQDFFHSWDEOHULVNRI
SROOXWLRQWRWKHZDWHUHQYLURQPHQW

,QIRUPDWLYHV


'XULQJWKHVLWHZRUNVWKHFRQWUDFWRUVKDOOSD\IXOOUHJDUGWRWKHEHVWSUDFWLFDEOHPHDQV
DYDLODEOHLQUHVSHFWRIWKHFRQWURORIQRLVHDQGGXVWIURPWKHVLWH,QDGGLWLRQQR
RSHUDWLRQVZKLFKDUHDXGLEOHDWWKHVLWHERXQGDU\VKDOOEHFDUULHGRXW
L RXWVLGHWKHKRXUVRIWRZHHNGD\V
LL RXWVLGHWKHKRXUVRIWR6DWXUGD\VDQG
LLL DWDQ\WLPHRQ6XQGD\VRU%DQN+ROLGD\V

7KHZDWHUFRXUVHVDGMRLQLQJWKHVLWHDUHGHVLJQDWHGPDLQULYHUDQGDUHWKHUHIRUH
VXEMHFWWR/DQG'UDLQDJH%\HODZV,QSDUWLFXODUQRWUHHVRUVKUXEVPD\EHSODQWHGQRU
IHQFHVEXLOGLQJVSLSHOLQHVRUDQ\RWKHUVWUXFWXUHHUHFWHGZLWKLQPHWUHVRIWKHWRSRIDQ\
EDQNUHWDLQLQJZDOORIWKHZDWHUFRXUVHZLWKRXWSULRUFRQVHQWRIWKH(QYLURQPHQW$JHQF\,W
LVHVVHQWLDOWKDWWKLVPHWUHVWULSLVSUHVHUYHGIRUDFFHVVSXUSRVHV)XOOGHWDLOVRIVXFK
ZRUNVWRJHWKHUZLWKGHWDLOVRIDQ\SURSRVHGQHZVXUIDFHZDWHURXWIDOOVZKLFKVKRXOGEH
FRQVWUXFWHGHQWLUHO\ZLWKLQWKHEDQNSURILOHPXVWEHVXEPLWWHGWRWKH(QYLURQPHQW$JHQF\
IRUFRQVLGHUDWLRQ

$EUHHGLQJELUGVXUYH\VKRXOGEHFDUULHGRXWEHIRUHDQ\VFUXERUWUHHFOHDUDQFHZRUNV
DUHFDUULHGRXWWRHQVXUHWKHUHDUHQREUHHGLQJRUQHVWLQJELUGVLQWKHYHJHWDWLRQGXHWREH
UHPRYHG,IELUGVDUHSUHVHQWWKHQWUHHVFDQQRWEHUHPRYHGGXULQJ0DUFK$XJXVW,WLVDQ
RIIHQFHXQGHUWKH:LOGOLIHDQG&RXQWU\VLGH$FWWRGLVWXUEEUHHGLQJELUGV

8QGHUWKHWHUPVRIWKH:DWHU5HVRXUFHV$FWDQGWKH/DQG'UDLQDJH%\HODZVWKH
SULRUZULWWHQFRQVHQWRIWKH(QYLURQPHQW$JHQF\LVUHTXLUHGIRUDQ\SURSRVHGZRUNVRU
VWUXFWXUHVLQXQGHURYHURUZLWKLQPHWUHVRIWKHWRSRIWKHEDQNRIWKHPDLQULYHUV5LYHU
$OWDQG.QRZVOH\%URRN

,WLVDGYLVHGWRLQVWDOOVKXWRIIYDOYHVWRWKHXQGHUJURXQGVXUIDFHZDWHUVWRUDJHV\VWHP
,QWKHHYHQWRIDVSLOODJHRQWKHRIILFHSDUNLQJDUHDVDQGRUORDGLQJDQGXQORDGLQJED\WKH
RQVLWHVXUIDFHZDWHUV\VWHPFDQEHLVRODWHGDQGSUHYHQWWKHHVFDSHRISROOXWDQWVWRHLWKHU
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ZDWHUFRXUVH

7KH$JHQF\KDVDULJKWRIHQWU\WRWKH5LYHU$OWDQG.QRZVOH\%URRNE\YLUWXHRI
6HFWLRQRIWKH:DWHU5HVRXUFHV$FWDQGDULJKWWRFDUU\RXWPDLQWHQDQFHDQG
LPSURYHPHQWZRUNVE\YLUWXHRI6HFWLRQRIWKHVDPH$FW7KHGHYHORSHUPXVWFRQWDFW
(OHDQRU%OXQGHOODWWRGLVFXVVRXUDFFHVVUHTXLUHPHQWV

,QDFFRUGDQFHZLWKWKH:DWHU)UDPHZRUN'LUHFWLYHQHZGHYHORSPHQWVVKRXOGQRW
LPSHGHWKHRSSRUWXQLW\WRUHVWRUHDQGHQKDQFHWKHULSDULDQFRUULGRU1HZGHYHORSPHQW
VKRXOGEHXVHGDVDQRSSRUWXQLW\WRLPSOHPHQWPLWLJDWLRQPHDVXUHVWRKHOSDGGUHVVDQ\
H[LVWLQJZDWHUTXDOLW\DQGK\GURPRUSKRORJ\LVVXHVRQKHDYLO\PRGLILHGZDWHUERGLHV

:KHQLQFRUSRUDWLQJ68'VIHDWXUHVZLGHUIXQFWLRQVRWKHUWKDQIORRGULVNPDQDJHPHQW
SXUSRVHVVKRXOGEHFRQVLGHUHG7KLVZRXOGLQFOXGHZDWHUTXDOLW\PDQDJHPHQWDQG
KDELWDWFUHDWLRQ

7KHSHUPLVVLRQKHUHE\JUDQWHGGRHVQRWFRQYH\DQ\ULJKWVRUDSSURYDOWREXLOGRQRU
GHYHORSDQ\ODQGWKDWLVQRWIXOO\RZQHGRUFRQWUROOHGE\WKHDSSOLFDQWLQFOXGLQJSDUW\
ERXQGDULHV$SSOLFDQWVVKRXOGVDWLVI\WKHPVHOYHVWKDWWKHDJUHHPHQWRIDQ\DGMRLQLQJ
ODQGRZQHUVKDVEHHQJLYHQSULRUWRZRUNVFRPPHQFLQJRQVLWH

5HDVRQVIRU$SSURYDO3RVLWLYH3ODQQLQJ
7KHGHFLVLRQWRJUDQWSHUPLVVLRQDQGLPSRVHDQ\FRQGLWLRQVKDVEHHQWDNHQKDYLQJ
UHJDUGWRWKHUHOHYDQWSROLFLHVDQGSURSRVDOVLQWKH/LYHUSRRO8QLWDU\'HYHORSPHQW3ODQ
7KH/RFDO3ODQQLQJ$XWKRULW\KDYHZRUNHGZLWKWKHDSSOLFDQWLQDSRVLWLYHDQG
SURDFWLYHPDQQHUEDVHGRQVHHNLQJVROXWLRQVWRSUREOHPVDULVLQJLQUHODWLRQWRGHDOLQJ
ZLWKDSODQQLQJDSSOLFDWLRQVDQGKDYHLPSOHPHQWHGWKHUHTXLUHPHQWLQ133)SDUD


7KH(QYLURQPHQW$JHQF\
7KH(QYLURQPHQW$JHQF\VWURQJO\UHFRPPHQGVWKDWFKHPLFDOWHVWLQJRIVRLOVIRUVLWH
LQYHVWLJDWLRQYHULILFDWLRQRIUHPHGLDWLRQDQGORQJWHUPVLWHPRQLWRULQJVKRXOGEH
XQGHUWDNHQE\ODERUDWRULHVZLWKDFFUHGLWDWLRQWRWKH(QYLURQPHQW$JHQF\ V0RQLWRULQJ
&HUWLILFDWLRQ6FKHPH 0&(576 SHUIRUPDQFHVWDQGDUGIRUVRLOV/LYHUSRRO&LW\&RXQFLO
DOVRUHFRPPHQGWKHDGRSWLRQRIWKHVHVWDQGDUGVZKHQWKHDERYHPHQWLRQHGDFWLYLWLHVDUH
XQGHUWDNHQLQDFFRUGDQFHZLWKSODQQLQJUHTXLUHPHQWVRUDVSDUWRIDYROXQWDU\
UHPHGLDWLRQVFKHPH)XUWKHULQIRUPDWLRQRQWKHVWDQGDUGLVDYDLODEOHRQWKH(QYLURQPHQW
$JHQF\ VZHEVLWHDWZZZHQYLURQPHQWDJHQF\JRYXNPFHUWV

/LYHUSRRO&LW\&RXQFLO
/LYHUSRRO&LW\&RXQFLOJXLGDQFHUHODWLQJWRWKHUHGHYHORSPHQWRISRWHQWLDOO\FRQWDPLQDWHG
ODQGLVDYDLODEOHDWKWWSZZZOLYHUSRROJRYXN%XVLQHVV(QYLURQPHQWDO
KHDOWKFRQWDPLQDWHGODQG7KLVVHWVRXWJHQHUDODGYLFHIRU'HYHORSHUVWKH
UHVSRQVLELOLWLHVRIDOOLQYROYHGSDUWLHVDQGGHWDLOHGWHFKQLFDOUHTXLUHPHQWVIRU
(QYLURQPHQWDO&RQVXOWDQWVSUHSDULQJLQIRUPDWLRQIRUUHJXODWRU\VXEPLVVLRQ7KH
'HYHORSHU &RQVXOWDQWV *XLGHLQSDUWLFXODUVKRXOGEHIROORZHGGXULQJWKHSUHSDUDWLRQ
DQGUHSRUWLQJRILQYHVWLJDWLRQVVRDVWRHQVXUHRIWKHLUDGHTXDF\DQGDOORZVZLIWLQIRUPHG
GHFLVLRQVWREHPDGHRQWKHVXLWDELOLW\RIDSURSRVHGGHYHORSPHQWDQGDQ\UHPHGLDWLRQ
VFKHPHVSXWIRUZDUG:HVWUHVVWKDWIDLOXUHRIDQDSSRLQWHG(QYLURQPHQWDO&RQVXOWDQWWR
VXEPLWDGHTXDWHLQIRUPDWLRQLVOLNHO\WRUHVXOWLQUHTXHVWVIRUIXUWKHULQIRUPDWLRQPD\
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GHOD\WKHFRPPHQFHPHQWRIDGHYHORSPHQWRUSUHYHQWWKHGLVFKDUJHRIDVVRFLDWHG
3ODQQLQJ&RQGLWLRQV

$+LJKZD\VOLFHQFHVKDOOEHREWDLQHGIRUDQ\REMHFWSODFHGRYHURQRULQWKHKLJKZD\
'HWDLOVRIWKHH[WHUQDOVWUXFWXUHVDQGWKHLUPDLQWHQDQFHVKDOOEHVXEPLWWHGWRDQG
DSSURYHGE\D+LJKZD\VRIILFHUSULRUWRDOLFHQFHEHLQJJUDQWHG
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APPENDIX 6
AXIS BUSINESS PARK: FLOOD RISK STATEMENT

CONSULT LIMITED

UNITED UTILITIES PROPERTY SERVICES LTD OWNED LAND - LAND ADJACENT TO
AXIS BUSINESS PARK (GILLMOSS), KNOWSLEY - FLOOD RISK STATEMENT
Introduction
LK Consult has been asked to produce a report on the potential flood risk issues affecting this site for
United Utilities Group PLC. The Land adjacent to AXIS Business Park, Gillmoss, is located to the southwest of the Metropolitan Borough of Knowsley, approximately 9km north-east of Liverpool City Centre.
The area of the site is approximately 19 ha and is bound by the M57 to the north-east, a willow bed
plantation to the south-east, Knowsley Brook to the south-west and Kirkby Brook to the North of the
proposed site both of which confluence with the River Alt towards the north-west corner of the study area.
Although the surrounding land is relatively flat in nature, the general topography slopes towards the
North. A topographic high exists in the south-east corner and the lows are those adjacent to the
watercourses. The site was formerly within the bounds of the former Walton Sewage Works and has
become naturalised since the works were closed. The site’s south-west border lies adjacent to a large
commercial or industrial unit off Portal Way.
Information Supplied and Gathered
Environment Agency
The Environment Agency has no record of flooding on the site.
Flood modelled data was requested from the Environment Agency (EA) as the site has various
watercourses providing a natural site boundary. The EA flood mapping shows the approximate extent of
the flood zones.
The site is partially situated within Flood Zone 2 (Medium Risk). As the Main River is situated adjacent to
the site boundary to the north it is worth taking note that there is a small area designated as Flood Zone 3
(High Risk) but the mapping indicates that the flows should be retained within the channel boundaries.
The EA stated:
Detailed modelling (from 2012) confirms that there is no flood risk to this site from the River Alt.
Detailed modelling (from 2001) shows that this site is not at risk from Knowsley or Croxteth Brooks up to
the 1 in 100 year return period. This study did not model the 1 in 1000 year return period (used to create
the flood zone 2 outlines here). However the typical ground levels are well above the 1 in 100 year levels
– approximately 1 m above.
The site falls within flood zone 2. This outline was derived from National Generalised Modelling and
should only be used as a first step in assessing flood risk.
We would not object to development in this area based on flood risk as long as the FRA addresses the
potential for flooding from extreme flood events and mitigates accordingly – i.e. by raising finished floor
levels at least 300 mm above the ground level. The increase in surface water discharge generated by the
development should be limited to Greenfield rates.

PART OF THE LK GROUP
Registered Office: Bury Business Centre
Kay Street, Bury BL9 6BU
www.thelkgroup.com

Tel: 0161 763 7200
Fax: 0161 763 7318
Registered in England and Wales 06767704

CONSULT LIMITED

Other data:
The Groundwater Source Protection Zone (GSPZ) and Aquifer information was accessed on the EA
website. The site is not located within a GSPZ designation and over a ‘Principal’ bedrock aquifer
(previously designated Major Aquifer) and therefore infiltration methods may be constrained. On the other
hand the site resides within a ‘Minor Aquifer High’ Groundwater Vulnerability Zone, either way this
suggests that the site does contain groundwater, but a permeability test should be undertaken in order to
provide further information. Since infiltration SuDS techniques may not be applicable, attenuation
requirements are a likely requirement should this plot of land be developed.
The EA will need to be consulted for consent to discharge any surface water to watercourse. It is also
likely that they will require the maximum rate of runoff to be restricted to no more than the Greenfield
equivalent runoff.
United Utilities
United Utilities have no records of any flooding incidents reported within the vicinity of this plot. There are
no records of public sewer flooding of properties in this vicinity as a result of overloaded sewers. I.e. no
properties on the ‘at risk’ register as compiled for our Regulator Consultations.
Local infrastructure has the capacity to support small - medium commercial use.
Local Council
Consultations have been initiated with the site development team of Knowsley Metropolitan Borough
Council (KMBC) to ascertain any knowledge of flooding in the area; no reply has been received to date.
Discussion and Summary of Issues
Flooding Issues
The developable area of the site is partially within Flood Zone 2 but not at flood risk from the local
watercourses for the 1 in 100 year return probability; typically the ground levels are 1m above these
levels. The one ‘Main River’ flowing adjacent to the north western boundary appears to be channelled.
The EA have stated there is no flood risk from the River Alt to this site.
Building habitable floor level and site level
Since the site is not at risk of fluvial flooding for the 1 in 100 year return period, the EA have advised that
the floor levels should be raised to a level of 300mm above the ground level. In addition, it is also prudent
in design to allow for the possibility of overland flow or ponding due to problems of sewer overload or
blockage, possibly off-site, and avoid low-spots in ground profile and set building floor levels nominally
above local ground levels.
Surface Water Drainage
Surface Water drainage should be designed taking into account the requirements of Sustainable
Drainage Systems (SuDS) guidance. United Utilities usually require that drainage systems should be
designed as separate foul and surface water drains. Consent from the EA will be required to discharge to,
the ‘Main River’ watercourse located to the north west of the site; consent would be required from the
local drainage authority to discharge into the other water courses. They are likely to require the flows to
be reduced and/or attenuated at least to the current runoff or ‘greenfield’ runoff rate from the site, as
appropriate. Installation of soakaways would be possible over large areas of the plot, but is constrained
by the need to site them at least 5m away from buildings, and feasibility is determined by GSPZ and
groundwater vulnerability requirements, and local water table. It is therefore assumed, that some
attenuation may be required for runoff from roofs, roads and hard standings before discharge. Site
construction features such as permeable paving and rainwater harvesting may be considered to reduce
total runoff.

PART OF THE LK GROUP

CONSULT LIMITED

Summary






The developable plot is located partially in Flood Zone 2.
The River Alt, Knowsley Brook, have areas of Flood Zone 3 shown on the flood maps but these
are contained within the banks of the watercourses.
The detailed modelled 1% AEP with Climate Change shows that the site is not at risk from
Knowsley or Croxteth Brooks.
The Environment Agency has no record of flooding on the site.
Therefore there is a relatively low risk of Fluvial flooding within the study area.

Should the site be developed, the following should be considered:





There is likely to be a requirement for attenuation of surface water to a ‘greenfield equivalent’.
Permission for surface water discharge will be required from the EA for discharge to the River Alt
Permission for surface water discharge will be required from the Local Drainage Authority for
discharge into either Knowsley Brook or Croxteth Brook.
The groundwater vulnerability will limit the use of soakaways and the form of surface water
attenuation.

This report has been supplied by LK Consult to inform the Client during his site appraisal process. When
considering the use of the plot in relation to flood risk the site would be suitable for industrial/employment
development similar to the adjacent plots that have already been developed, if appropriate flood
mitigation measures are incorporated during the development design process.
For and on behalf of LK Consult

Robert Brenton
Geo-Environmental Consultant

Attachments:
Location Plan
Flood Zone Map
Email Correspondence with the Environment Agency
Correspondence with United Utilities

PART OF THE LK GROUP

Mark Jones
Subject:
Attachments:

FW: PROTECT-STH0017AB Response attached
Map site 1.pdf; Map site 2.pdf; Table Defended site 1.pdf; Table site 2.pdf; Table
Undefended site 1.pdf; Standard_Notice[1].pdf

From: NW Info Requests [mailto:NWInfoRequests@environment-agency.gov.uk]
Sent: 08 October 2013 14:18
To: Rob Brenton
Subject: PROTECT-STH0017AB Response attached

Our Ref: STH0017AB
Date: 8/10/13

Dear Rob,
PUBLIC REGISTER AND ENVIRONMENTAL INFORMATION REQUEST
Woolton, Prescot and Gillmoss
Thank you for your email regarding the above site. Requests for recorded information are generally
governed by the Freedom of Information Act 2000 (FOIA).The information you have requested is
environmental and is therefore exempt from the provisions of FOIA by FOIA s.39(1). We have therefore
considered your request under the Environmental Information Regulations 2004 (EIR). Please find our
response below.
Gillmoss site
Detailed modelling (from 2012) confirms that there is no flood risk to this site from the River Alt.
Detailed modelling (from 2001) shows that this site is not at risk from Knowsley or Croxteth Brooks up to
the 1 in 100 year return period. This study did not model the 1 in 1000 year return period (used to create
the flood zone 2 outline here). However the typical ground levels are well above the 1 in 100 year levels –
approximately 1 m above.
The site falls within flood zone 2. This outline was derived from National Generalised Modelling and should
only be used as a first step in assessing flood risk.
We would not object to development in this area based on flood risk as long as the FRA addresses the
potential for flooding from extreme flood events and mitigates accordingly – i.e. by raising finished floor
levels at least 300 mm above the ground level. The increase in surface water discharge generated by the
development should be limited to Greenfield rates.
Woolton and Prescot sites
Please find the Product 4 information attached as requested.
1

Rights of appeal
We hope that our response has addressed all of the questions that you have asked. However, if you are
not satisfied with our response to your request for information, you can contact us to ask for our decision to
be reviewed. If you are still not satisfied following this, you can make an appeal to the Information
Commissioner, who is the statutory regulator for Freedom of Information. Their contact details are: Office of
the Information Commissioner, Wycliffe House, Water Lane, Wilmslow, Cheshire SK9 5AF .
Tel: 01625 545700. Fax: 01625 524 510
email: mail@ico.gsi.gov.uk.
Website: http//www.ico.gov.uk
We would be really grateful if you could spare five minutes to help us improve our service. Please click on the link
below and fill in our survey – we use every piece of feedback we
receive: http://www.surveyshack.com/link/d5ea8
Yours sincerely,
Anne
Anne Ball
Customer and Engagement
Direct dial: 01925 54 2937
E-mail: nwinforequests@environment-agency.gov.uk

Information in this message may be confidential and may be legally privileged. If you
have received this message by mistake, please notify the sender immediately, delete it
and do not copy it to anyone else.
We have checked this email and its attachments for viruses. But you should still check
any attachment before opening it.
We may have to make this message and any reply to it public if asked to under the
Freedom of Information Act, Data Protection Act or for litigation. Email messages and
attachments sent to or from any Environment Agency address may also be accessed by
someone other than the sender or recipient, for business purposes.
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Gillmoss Site Location

United Utilities Water PLC
Developer Services & Planning
Warrington North WWTW
Gatewarth Industrial Estate
Off Liverpool Road
Sankey Bridges
Warrington
WA5 1DS

LK Group
The Corn Exchange

Telephone : 01925 679329
Planning.liaison@uuplc.co.uk

Fenwick Street
Liverpool
L2 7QL

Your ref: N/A
Our ref: N/A
Date:16/10/2013

Dear Rob,
Thank you for your email of 27th September 2013 regarding 3 sites in Knowsley. Please see
our response below;
Site 1 – ‘Land at Lydiate Lane adjacent to Woolton Wastewater Treatment Works,
Halewood (residential)’ – Is located adjacent to the north-east of the Metropolitan
Borough of Woolton, approximately 10km south-east of Liverpool City Centre.
Flood Risk Assessment:
Further to your enquiry, I can advise that we do have a record of public sewer flooding in this
vicinity as a result of overloaded sewers.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Assets:
There are a number of sewers crossing this site – a 450mm foul sewer, 900mm combined,
675mm combined and 900mm surface water.
Water:
The location is not clear however we have
 225mm main to the NW of Woolton Wwtw.
 300mm main in Church Rd to the south of Woolton Wwtw.
If extended they should have the capacity to serve a limited number of residential properties.
To the East of Woolton Wwtw is a 36” trunk main this needs to be taken into consideration for
future maintenance and repair.
Site 2 - ‘Land off Carr Lane, Prescot (residential or employment) - south-west of the
Metropolitan Borough of Prescot and East of the Metropolitan Borough of Huyton,
approximately 11.5km East of Liverpool City Centre, which is suggested to be for
commercial use.

United Utilities Water PLC
Registered in England & Wales No. 2366678
Registered office: Haweswater House,
Lingley Mere Business Park, Lingley Green Avenue,
Great Sankey, Warrington, WA5 3LP.

Flood Risk Assessment:
Further to your enquiry, I can advise that we have no record of public sewer flooding of
properties in this vicinity as a result of overloaded sewers. i.e. no properties on the ‘at risk’
register as compiled for our Regulator.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Water:
There are hydraulic issues in the Carr Lane, Prescot area. Significant infrastructure reenforcement may be required to both the network and pumping station at Prescot Wtw.
Assets:
There is a combined sewer crossing the site, of various sizes – 225mm, 750mm and 375mm.

Site 3 –‘Land adjacent to AXIS Business Park (Gillmoss), Liverpool (employment)’.
Please note the adjoining site has consent for a major regeneration scheme – plan
attached. – The site is located south-west of the Metropolitan Borough of Kirkby,
approximately 9km north-east of Liverpool City Centre, which is suggested to be for
commercial use.
Flood Risk Assessment:
Further to your enquiry, I can advise that we have no record of public sewer flooding of
properties in this vicinity as a result of overloaded sewers. i.e. no properties on the ‘at risk’
register as compiled for our Regulator.
Please note that United Utilities Water plc (UUW) can only record and check flooding events
which are reported to us and we have to comply with our Regulators instructions on the
qualification of flooding events to place on the ‘at risk’ register.
Also, this does not include any sewer flooding events caused by blockages or collapses
which are the result of third party actions, natural events or other actions over which UUW
has no control and not a facet of sewer capacity.
Water:
Local infrastructure has the capacity to support small - medium commercial use.
I trust the above is of assistance. If you require any further information please do not hesitate
to contact me.
Kind regards,

Amy Hewitt
Developer Services and Planning
United Utilities

APPENDIX 7
AXIS BUSINESS PARK: PRELIMINARY ACCESS STUDY

Land at Axis Business Park, Knowsley
Technical Note:
Preliminary Access Study

Transport

1

Introduction

1.1

CBO Transport Limited [CBO] has been commissioned by United Utilities Property Services
[UUPS] to provide preliminary advice in relation to access opportunities associated with the
promotion of their land at Axis Business Park (referred to by others and in recent planning
applications as the G-Park site) in Knowsley for B8 employment / distribution development.

1.2

The site comprises land to the southwest of the M57 motorway and is located between the
M57 to the northeast and the Axis Business Park site to the south west. Although the site itself
is situated in Knowsley, the administrative boundary effectively runs along the south-western
boundary of the site and, as a result, the Axis Business Park site is situated in Liverpool. A plan
showing the location of the site is included at Figure 1.

1.3

The site is being promoted by UUPS for B8 employment / distribution use as part of the
Knowsley Core Strategy Submission Document consultation process.

1.4

It should be noted that no discussions have taken place with the local highway authority in
preparing this note. Furthermore, whilst a qualitative appraisal is provided in relation to wider
highway impact, this has been prepared based on one site visit and professional opinion and is
not a detailed and modelling based consideration of potential access operation and wider
highway impact. This more detailed analysis of impact and the potential levels of traffic that
could be accommodated on the surrounding highway network will need to be carried out in
due course.
Scope of Note

1.5

The purpose of this technical note is to provide initial advice as to whether adequate access
can be provided to this parcel of land to achieve a deliverable scheme for the site. The note is
therefore set out in 6 sections including this introduction.

1.6

Section 2 provides a description of the proposed site, whilst section 3 includes an overview of
the existing transport network, identifying opportunities and constraints in the context of the
site.

1.7

Section 4 then identifies potential access locations for the site. This includes consideration of
potential vehicular access, together with access for pedestrians and cyclists.

1.8

Section 5 goes on to provide a brief overview of the potential traffic generation arising from
the development of the site and includes a high level, qualitative appraisal of the local
highway traffic impact of the proposals and locations where mitigation measures may be
required.

1.9

Section 6 concludes the findings of the initial study.

Doc Ref:

CBO-0206-001tn

Page 1

Project:

Land at Axis Business Park, Knowsley

Transport

2

The Proposed Site
The United Utilities Site

2.1

The site covers an area of approximately 47 acres and is the site of the former Walton Farm
wastewater treatment works. As already identified, it is situated between the M57 motorway
to the northeast and the Axis Business Park site to the southwest. Based on the site area and
45% development coverage, which is likely to be at the upper end of the development range,
it is envisaged that it has the potential to deliver approximately 85,590sq.m of B8 employment
/ distribution floorspace that would effectively be an extension to the Axis Business Park site.

2.2

Given the site’s location and its surroundings it would be accessed via Portal Way, which is the
estate road serving the Axis Business Park site. Approximately 480 metres to the north of
Portal Way’s junction with the A580 East Lancashire Road (referred to from here on in as the
A580), there is an access road that joins Portal Way at 90 degrees as the minor arm of a ghost
island arrangement and travels north east towards to site. This route travels for a distance of
approximately 275 metres and effectively up to the site boundary, where there is another
access road of approximately 160 metres in length effectively running along the boundary of
the site in a southeast-northwest direction.

2.3

It is understood that, whilst the above roads are currently private and do not therefore form
part of the adopted highway, they are due to be adopted in the near future. It is also
understood that UUPS have retained a legal right of access to their land over these roads via
the route set out above.
The Axis Business Park Site

2.4

The Axis Business Park site is partly developed and accommodates a number of large sheds,
including distribution facilities for T J Morris, Home Bargains and DHL, industrial facilities for
Burton Biscuits and a Carcraft use. However, a planning application has recently been
approved (8th October 2013) for circa 25,000sq.m of B8 floorspace, whilst the Transport
Statement that supported the application showed that there was potential for a further circa
14,000sq.m of B8 floorspace on the adjacent land following the implementation of this
consent. This would bring the total additional development to circa 39,000sq.m of B8
floorspace and would complete the development of the currently allocated land. This
39,000sq.m of development replaces a previous planning permission for 46,600sq.m of B8
floorspace, resulting in it delivering 7,600sq.m less floor space than the previous permission.
Despite, therefore, the recent consent all the allocated land at the Axis Business Park site has
had planning approval for a number of years.

2.5

On this basis and given the scale of the A580 and its junction with Portal Way the UU site,
which as already identified would provide an extension to the Axis Business Park site, is clearly
an ideal location for B8 distribution floorspace.
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3

Existing Transport Network
Local Highway Network

3.1

As set out above, Portal Way is the estate road serving the Axis Business Park site. It is a wide
single carriageway road of approximately 10.2 metre in width, with observations on site
showing it is of sufficient width to accommodate two passing heavy goods vehicles [HGVs]
whilst a third is parked at the carriageway edge. It currently terminates in a roundabout at its
northern end from which it is likely that most of the currently undeveloped parts of the Axis
Business Park site would be accessed. To the south on Portal Way and approximately 150
metres to the north of its junction with the A580 is a further roundabout which provides
access to the existing uses on the west side of Portal Way.

3.2

As also set out in section 2, approximately 480 metres to the north of Portal Way’s junction
with the A580 there is an access road that joins Portal Way at 90 degrees as the minor arm of
a ghost island arrangement and travels north east towards to site. There is then another
access road of approximately 160 metres in length effectively running along the boundary of
the site in a southeast-northwest direction. These routes have a carriageway width of
approximately 7.3 metres and, as a result, are not wide enough to accommodate two passing
HGVs with a third parked at the kerbside. However, the routes are of an appropriate width to
serve an industrial road function.

3.3

At its southern end, Portal Way links with the wider highway network by way of a large 4 arm
traffic signal junction with the A580. In this location the A580, which is a strategic route in the
context of the Merseyside and wider northwest highway networks, is a dual 3 lane
carriageway road. There is also a left turn filter lane forming a fourth lane on the eastbound
A580 approach to the junction.

3.4

The right turn from the A580 to Portal Way is provided by way of a G turn arrangement
whereby right turning traffic initially turns left from the A580 before swinging through 90
degrees and across both carriageways of the A580 to enter Portal Way. This G turn area also
allows traffic to access and egress the residential street of Willow Way to the south.

3.5

The G turn arrangement is generally recognised as the most efficient way of accommodating a
heavy right turn movement at a busy junction whilst causing the least impact on the through
flow of the main route (in this case the A580). To give a further indication of the scale of the
traffic signal junction on the exit from Portal Way, 2 lanes are provided for both right turning
and left turning traffic onto the A580.

3.6

In light of the above, the junction clearly has a very high capacity and has been designed to
accommodate the large numbers of HGVs which a distribution park generates.

3.7

The Portal Way junction with the A580 is located immediately to the west of the A580’s
junction with the M57 (M57 Junction 4) and, as a result, traffic generated by users on the Axis
Business Park site have almost direct access to and egress from the national motorway
network. These slip roads link to the M57 Junction 4 via a large roundabout arrangement,
which provides slip road connections northbound and southbound onto the M57.

3.8

Heading further east on the A580 the road travels under the M57 where it passes through the
accesses to Knowsley Industrial Estate. The Industrial Estate is served by two large traffic
signal junctions with the A580 at its western and eastern ends. The western junction also
provides access to Kirby.
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3.9

Heading west on the A580 there are a number of large traffic signal junctions providing access
to the suburbs of east Liverpool and a number of major commercial developments which front
this section of the road. These junctions include a recently implemented junction which
serves the Stonebridge Business Park.

3.10 Approximately 4.5km to the west of Portal Way the A580 has a junction with Queens Drive.
Queens Drive is a strategic inter radial link in the Liverpool highway network and is also a dual
carriageway. To the west of Queens Drive the A580 becomes and single carriageway road as it
passes through the residential suburbs to the north of the City Centre.
Wider Highway Network
3.11 The local highway network considered above clearly demonstrates how well the site is
connected to the strategic highway network.
3.12 Further afield the A580 itself continues east and links with the Greater Manchester
conurbation. To the west it links into the City Centre road network of Liverpool. The M57 to
the south links with the M62 and the high capacity route continues south to cross the River
Mersey on the Runcorn Bridge to the M56. To the north the M57 links with Switch Island
from where the M58 provides a further connection to the M6 and Dunnings Bridge Road,
which provides access to Liverpool Docks.
Pedestrian, Cycle and Public Transport Provision
3.13 Pedestrian provision in the area is of a good standard. Footways are provided on Portal Way
and the A580 and, on Portal Way, are separated from the carriageway via grass verges and
provide dropped crossings with tactile paving at key crossing points. There are also pedestrian
crossing points on the A580, including at its junction with Portal Way.
3.14 With regard to cycling and whilst there are cycle facilities on the A580 to the east within
Knowsley, these stop short of the M57 junction 4 link road connections and do not, therefore,
pass through the Portal Way junction. As a result, there are no cycle provisions on the A580
immediately past the site, with cyclists being required to ride on the carriageway. However,
the residential streets to the south of the site are identified as cycle routes on the Liverpool
Cycle Route network map and provide continuity with the wider cycle network in the City.
3.15 Considering public transport provision, bus stops are provided on both sides of the A580, with
buses running every 10 minutes and linking Kirkby with Liverpool City Centre. There are also
buses serving the residential streets immediately to the south of the site providing linkages to
more local destinations.
Highway Conditions
Observed Conditions
3.16 Portal Way provides access to the Axis Business Park site only and is therefore relatively lightly
trafficked compared with other roads in the vicinity of the site. It does of course carry a high
proportion of HGVs and there are surges in traffic flow associated with shift changes.
However, observations during the weekday morning peak hour showed that there is no
evidence of highway capacity issues on Portal Way itself or on its approach to the A580.

Page 4

Doc Ref:

CBO-0206-001

Project:

Land at Axis Business Park, Knowsley
Transport

3.17 Observations during the weekday morning peak hour did show that there are a number of
HGVs parking along Portal Way. It is assumed that some of these were waiting to enter the
distribution units and that some were using the road as an overnight stop as the numbers of
parked HGVs reduced during the 8:00 - 9:00 period. There were also HGVs parked on the
access road heading towards the UU site and, at its north-eastern end and along the access
road running along the UU site boundary, HGV trailers were seen to be being stored in this
area. Whilst the HGVs parked along Portal Way do not impede the two way flow of traffic
along the route, the parking and storage on the access roads to the UU site would impact on
two way running. However, it is assumed that this practice would stop were the UU site to be
brought forward and result in these roads serving more units.
3.18 By comparison to Portal Way and given their strategic function, the other roads in the local
area are heavily trafficked. Flows are particularly high in the morning and evening peak
periods and, on the A580 and away from Portal Way, flows are tidal with westbound traffic
higher in the morning (towards Liverpool City Centre) and eastbound in the evening (away
from the City Centre). However, weekday morning peak observations at the A580 / Portal
Way junction indicated that flows through this junction appeared to be less tidal than at key
upstream and downstream locations on the A580, whilst flows on the inter-radial routes,
including the M57, are also likely to be less tidal.
3.19 As would be expected, weekday morning peak observations showed that traffic queues build
up at the signalised junctions on the A580. However these observations also showed that,
particularly at the A580 / Portal Way junction, these queues tend to be able to pass through
these junctions during a single cycle of the signals, whilst on the whole traffic tends to move
through the corridor reasonably freely in a peak hour context. This is likely to be due to the
traffic signals along the A580 corridor being coordinated to assist with the through movement
in the peak directions. Considering the turning movements into Portal Way from the A580,
observations showed that these were rarely queued and that they did not impact on through
flows on the A580.
3.20 Similarly on the M57 peak hour traffic flows are relatively high but in a peak hour context it is
not considered to be a particularly congested motorway.
Implementation of Axis Business Park Planning Consents
3.21 The traffic flows referred to above will inevitably increase when the remaining land within the
Axis Business Park site is developed. However, Portal Way will only ever carry a modest level
of traffic as it will only ever serve the Axis Business Park site and adjacent land, of which the
UU site is the only land available for further expansion beyond that already permitted. On this
basis and given the scale of the junction with the A580, which has clearly been designed to
provide significant capacity, it is highly likely that the junction could readily accommodate the
traffic generated from the permitted but un-built development on the Axis Business Park site.

4

Potential Access Provision

4.1

As already identified, access to the site would be taken from Portal Way and the access roads
situated approximately 480 metres from its junction with the A580. This route is shown in
Figure 1. Whilst the site does not directly front these access roads and there would therefore
be a requirement for a link to be provided to them, as already identified the appropriate legal
requirements are understood to be in place to allow this link to be delivered.
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4.2

In addition to the above, the plans submitted with the recent planning application for the
undeveloped Axis Business Park land show another road from the roundabout at the northern
end of Portal Way. This route is also shown illustratively on Figure 1 and could also potentially
be used as a route into the UU site.

4.3

Alternatively, the UU site could be considered with all or part of the undeveloped element of
the Axis Business Park site if there was a requirement for a large unit on the site that required
both pieces of land. Such a unit would also probably be accessed directly from the roundabout
at the end of Portal Way.

4.4

In light of the above, there are clearly a number of options for providing access to the UU site.
The existing road network facilitates access to the site, whilst the current planning
permissions for the Axis Business Park site offer the potential for alternative arrangements.
Furthermore, additional alternative access options could be considered in the future if the
current permissions are not implemented and a larger unit were to come forward using both
the remaining Axis Business Park land and the UU site.
Pedestrian, cycle and public transport access

4.5

Pedestrian and cycle access, together with links to the local public transport network, would
also be provided via the existing Portal Way and the existing facilities at its junction with the
A580.

5

Traffic Effects

5.1

We have undertaken a high level assessment of the traffic effects of development based on
the delivery of approximately 85,590sq.m of B8 floorspace which, as already identified, is
likely to be at the upper end of the development range. Given the shape of the land it is likely
that this would be developed in 2 or 3 units with areas between 15,000sq.m and 30,000sq.m.

5.2

The TRICS database includes a number of larger warehouses with areas between 30,000sq.m
and 80,000sq.m, together with a number of smaller ones. However, there are no recent
surveys of the mid-range units which are likely to be accommodated on the site. As a result,
the trip generation has been estimated based on trip rates that are midway between those for
the larger and smaller units.

5.3

Using the above approach, the weekday morning inbound trip generation is estimated to be
approximately 130 vehicles, of which 35 would be HGVs. With regard to the weekday evening
peak hour, the outbound trip generation is estimated to be approximately 110 vehicles, of
which 25 would be HGVs.

5.4

Based on an analysis of the local area, it is likely more HGVs would head for the M57 but that
the balance of light vehicles would be to and from the residential suburbs of Liverpool to the
west. As a result, traffic from the site is broadly speaking likely to be split 50 / 50 between
traffic travelling west to Liverpool or east to the M57 and Kirkby.

5.5

On this basis there would be approximately 65 vehicles an hour approaching the Portal Way
junction in the morning peak hour from each direction. This is around one vehicle every
minute and this traffic is clearly unlikely to have a material impact on highway operation.
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5.6

During the weekday morning peak the eastbound traffic (from Liverpool) entering the site
would be able to make use of the left turn filter lane which, as set out in section 3,
observations showed was rarely queued. The traffic from the M57 would be turning right into
Portal Way but because of the G turn arrangement would stay in the nearside lane from the
slip road into the G turn lane, which again observations showed was rarely excessively
queued. As a result, the additional traffic flows referred to above entering the site are unlikely
to have a significant impact on traffic flow conditions on the A580.

5.7

Considering the evening peak hour, there would be in the order of 55 vehicles on Portal Way
leaving the site and heading in each direction on the A580. This is just less than one vehicle
every minute and this traffic is again clearly unlikely to have a material impact on highway
operation. Any additional queuing that is caused would also be held within the site and would
not impact on traffic flow on the A580, whilst with 2 turning lanes in each direction it is not
expected the additional queuing would be significant.

5.8

Away from the immediate A580 / Portal Way junction, the increases in traffic flows on the
A580 would mainly be travelling in the ‘non peak’ directions, where there is spare capacity on
the route. The traffic heading to and from the M57 would stay in the nearside lanes of the
A580 to immediately leave or join the motorway link road. It would therefore have little
impact on traffic flow on the A580 itself.

5.9

In light of the above, it is considered that B8 development on UU’s former Walton Farm
wastewater treatment works site would have no material impact on highway operation.

6

Conclusions and Recommendations
Conclusions

6.1

Based on the findings of this study and the information available at this stage it is concluded
that:


The location of the site relative to the strategic road network makes it an ideal location for
B8 development. This is obviously reflected in the fact that the Axis Business Park site is
already an operational and successful location for distribution based operations;



The scale of the junction between Portal Way and the A580 is significant and has clearly
been designed to accommodate significant traffic flows, including high proportions of HGVs;



The site is well served by public transport and there are pedestrian crossing facilities at the
A580 / Portal Way junction which assist access to these services;



There are clearly a number of options for providing access to the UU site. The existing road
network facilitates access to the site, whilst the current planning permissions for the Axis
Business Park site offer the potential for alternative arrangements. Furthermore, additional
alternative access options could be considered in the future if the current permissions are
not implemented and a larger unit were to come forward using both the remaining Axis
Business Park land and the UU site;



The traffic arising from B8 development on the UU site would have no material impact on
highway operation.
Recommendations

6.2

In light of the above conclusions it is recommended that there are no highway or transport
reasons why the site should not be allocated for B8 employment development.
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