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1 Introduction 
This Consultation Statement has been prepared by Arup on behalf of Romal 
Capital and supports the full planning application for: 

Full planning consent for residential development of up to 538 units (Use Class 
C3) and ground floor commercial space (Use Classes A1, A3 or A4) with 
associated partial dock infill of West Waterloo Dock, access, parking, servicing, 
soft and hard landscaping and public open space including a floating timber jetty 
and dockside walkway. 

The development is situated on existing vacant land in Central Docks, Plot C-02 
as defined as part of the Liverpool Waters site (allocated in the Liverpool Waters 
Parameters Plan 2018). 

The purpose of this report is to document the engagement undertaken prior to the 
submission of the planning application and should be read in conjunction with the 
supporting documents, specifically the Planning Statement and Design and Access 
Statement.   

This report has been updated since the initial submission of this planning 
application in December 2018 to take into account amendments to the proposed 
scheme. 

 
Figure 1 – Plot C02 General Arrangement Plan 
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1.1 Structure of this Statement 
This Consultation Statement is intended to assist in the consideration of the 
planning application. This structure of the report is as follows: 

• Section 2: Context; 

• Section 3: Engagement Process; 

• Section 4: Public Consultation Feedback; 

• Section 5: Conclusions; 

• Appendix A: Public Exhibition Leaflet; 

• Appendix B: Leaflet Distribution Area; 

• Appendix C: Liverpool Echo Article  

• Appendix D: Engage Liverpool Advert  

• Appendix E: Public Exhibition Display Boards; 

• Appendix F: Public Exhibition Photographs;  

• Appendix G: Historic England Consultation Feedback;  

• Appendix H: Canal and River Trust Consultation Feedback; 

• Appendix I: Places Matter Consultation Feedback; 

• Appendix J: MEAS Consultation Feedback; and 

• Appendix K: Natural England Consultation Feedback.
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2 Context 
National Policy 

National Planning Policy Framework (February 2019) 

The National Planning Policy Framework (NPPF) is a key part of the 
Government’s reforms to make the planning system less complex and more 
accessible.   

In the NPPF, the objectives of the new planning system are set out within three 
inter-related components:  

• an economic objective; 

• a social objective; and  

• an environmental objective. 

The guiding principle of the new planning framework is a “presumption in favour 
of sustainable development”. Paragraph 11(d) in the NPPF states that “where 
there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission 
unless: 

• the application of policies in this Framework that protect areas or assets 
of importance provides a clear reason for refusing the development 
proposed; or 

• any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole.” 

The NPPF highlights good design as a key aspect of sustainable development, in 
that it “creates better places in which to live and work and helps makes 
development acceptable to communities”; therefore, clarity about design 
expectations and effective engagement throughout the process is essential to 
achieving well-designed places (paragraph 124). 

The application of the presumption will have implications for how communities 
engage in neighbourhood planning. Critically, it will mean that neighbourhoods 
should: 

• Support the delivery of strategic policies contained in local plans or spatial 
development strategies; and 

• Shape and direct development that is outside of these strategic policies 
(paragraph 13). 

Paragraph 39 of the Framework states that early engagement has significant 
potential to improve the efficiency and effectiveness of the planning application 
system for all parties.  Good quality pre-application discussion thus enables better 
coordination between public and private resources and improved outcomes for the 
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community.  The NPPF seeks to provide a platform that allows local people to 
shape their surroundings (paragraph 15).  

The participation of other consenting bodies in pre-application discussions should 
enable early consideration of all the fundamental issues relating to whether a 
particular development will be acceptable in principle (paragraph 42). 

The Localism Act 2011 

The Localism Act 2011 also seeks to engage and involve local communities more 
in the planning process. It seeks to give new rights and powers for communities 
and individuals to challenge local government on decisions and service provision.  
The Act also introduced requirements for developers to engage with local 
communities prior to submission of certain planning applications. The 
requirement covers four points:  

• Developers must consult communities before submitting certain planning 
applications, having regard to any advice that their local planning 
authority may provide.  

• They must consider any responses they receive before they finalise their 
proposals and submit their applications.  

• When submitting their application, they must account for how they have 
consulted the local community, what comments they have received, and 
how they have taken those comments into account. 

• Proposed applications must be publicised in such manner that brings the 
proposed application to the attention of the majority of those who live at, 
or otherwise occupy, premises in the vicinity of the land (paragraph 
61w2). Publicity under this section must: 

o Set out how people may be comment on or collaborate with the 
design of the proposed development; and 

o Provide information about the timetable of consultations so that 
those wishing to comment may do so in good time.  

Together with the Localism Act, the NPPF seeks to give individuals a greater role 
and say in what happens in their local community.  

National Planning Practice Guidance 

The NPPF is supported by a number of National Planning Practice Guidance 
(NPPG) pages which provide further information in relation to the policies 
outlined in the NPPF. One such guidance page provides detail on ‘engagement 
and pre-decision matters’ and covers:   

• Public engagement practices; 

• Identifying statutory and non-statutory consultees; 

• Timescales for engagement; and 

• Re-engagement after an application has been amended. 
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Local Policy 

Liverpool City Council Statement of Community Involvement (2013) 

At a local level Liverpool City Council (LCC) adopted a Statement of Community 
Involvement in 2013. This document outlines LCC’s strategy for involving 
community groups, stakeholders and other organisations in the consideration of 
planning applications and the preparation of the Liverpool City Council Local 
Development Framework.  

With regards to the engagement procedures for planning applications, LCC places 
a strong emphasis on early engagement and encourages pre-application with LCC. 

Liverpool Unitary Development Plan (UDP) (2002) and Draft Liverpool Local 
Plan (May 2018) 

The Liverpool UDP (2002) and emerging Local Plan (May 2018) have several 
references to community engagement. Regarding proposed sites for development, 
the Draft Local Plan states that proposed developments must demonstrate 
community engagement by addressing any identified planning impacts in order to 
gain community support for the specific development throughout the planning 
process. 
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3 Engagement Process 
This section details the pre-application engagement undertaken by the applicant 
prior to the submission of the planning application. In accordance with the 
objectives of the relevant planning policy and guidance on pre-application 
engagement, the engagement process was progressed through the following 
measures: 

• Pre-application discussions with LCC: 

o Thursday 12th July 2018 

o Friday 2nd November 2018 

o Tuesday 27th November 2018 

o Thursday 8th July 2019 

o Friday 8th November 2019; 

• Consultation with Historic England on Tuesday 17th July 2018 and 
Thursday 22nd November 2018; 

• Consultation with Canal and River Trust on Wednesday 25th July; 

• Attendance at a Places Matter! Design Review on Friday 17th August 
2018;  

• Consultation with Merseyside Environmental Advisory Service (MEAS) 
and Natural England on Tuesday 11th September 2018 and Friday 23rd 
November 2018; 

• Attendance at the Liverpool Waters Conservation Management Board on 
Friday 19th October 2018; 

• Consultation with Environment Agency on Monday 29th October 2018; 
and 

• Public engagement exhibition held on the Wednesday 7th November 2018. 

Details on each of the engagement measures undertaken are provided below. 

3.1 Pre-Application Discussions with LCC 
The LCC Statement of Community Involvement (SCI) states that all potential 
applicants are encouraged to enter early dialogue with LCC. The more complex 
and potentially sensitive the proposal is, the more important this early dialogue 
becomes.  

In line with this guidance, there has been ongoing dialogue with LCC since July 
2018 to ensure that all LCC have been engaged prior to the submission of the full 
planning permission and any issues are identified in sufficient time to allow them 
to be fully and properly addressed to allow for an efficient determination process 
once the application has been submitted.  
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There have been five formal pre-application meetings regarding this scheme in 
total as well as ongoing dialogue with LCC on a wide range of issues such as: 

• Planning submission requirements and EIA; 

• Relationship between the standalone application to the Liverpool Waters 
Outline Consent; 

• The need to consult with Historic England, Natural England and MEAS 
during the pre-application stage; 

• Development design and materials; 

• Heritage matters; 

• Transport, highways and servicing; 

• Provision of amenity space; 

• Public consultation; 

• Environmental Matters (specifically Marine and Terrestrial Ecology) 

• Visual Amenity; 

• Townscape and Visual Impact; and 

• Public realm landscaping.  

Three meetings were help as part of the original submission of this application in 
2018.  Two further meetings have taken place in 2019 prior to the resubmission of 
the revised scheme. 

The pre-application meetings have not only allowed the development team to 
update LCC on the progress of the application, but discussions have been held and 
suggestions made to make the scheme a better development based on LCC’s 
knowledge and experience of the City.   

This open engagement has led to a better, more robust scheme which works well 
for not just the residents and occupiers of the development but also the general 
public who intend to use the improved public realm and enhanced connectivity to 
the wider Central Docks area.   

During these pre-application meetings, the design team have been open with LCC 
to ensure that the development has the right intention and outcomes suitable for 
this site.  

The revised scheme has changed in massing to complement the historic setting 
further and the height of the overall scheme has dropped considerably so it is 
more in line with the approved Central Docks masterplan and its relationship to its 
existing surrounding. 

Based on recommendations and advice noted above, the design of the scheme has 
evolved which is set out more in details within the supporting Design and Access 
Statement.   
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3.2 Consultation with Historic England 
The design team engaged with a representative from Historic England (HE) on 
17th July 2018 and Thursday 22nd November 2018 to present plans for the scheme, 
discuss the potential of partially infilling the West Waterloo Dock and receive 
feedback at an early enough stage that comments could be incorporated into the 
design.   

A written response was received from HE on 10th August 2018 following the first 
meeting, which can be found in full in Appendix G.   

In summary, Historic England recognised the historic prominence of Liverpool’s 
commercial dock portfolio, in terms of its innovative approach to dock 
technologies and port management which forms a fundamental part of the 
Outstanding Universal Value (OUV) of the Liverpool Maritime Mercantile City 
World Heritage Site.  HE also noted that the West Waterloo dock (the waterfront 
in question within the proposed development) underwent further significant 
alterations from 1949. 

HE’s original objection to the Liverpool Waters Outline Consent (dated 31st 
March 2011) was also raised where they picked up on notable concerns with the 
proposed infilling of the dock.  It was clear in HE’s response that their view on 
infilling West Waterloo Dock remained the same and that the proposed 
development may not be able to outweigh the harm to the World Heritage Site, 
especially as the proposals shown on the 17th July 2018 was to infill further than 
the outline consent.  HE concluded that the team should look into development 
design further to make best use of the existing dockside without the need to infill 
West Waterloo Dock.  

Between August and the time of the next meeting (Thursday 22nd November 
2018), the team looked at different ways of providing high quality development 
on the existing dockside.  However, due to a number of forthcoming 
developments (LCC ‘Northern Link Road’ – 17F/2628 and the proposed Isle of 
Man development on plot C-01) existing space to develop on this plot was limited 
and therefore partial infill of the West Waterloo Dock was still considered 
necessary to bring forward a successful, viable site.   

However, the team took comments on board about HE’s concern about the dock 
infill, especially the further infill past the outline consent and therefore brought 
back the infill to the level that was consented to the Liverpool Waters Outline 
Consent.  Although this has not resolved HE’s concerns it has limited impact on 
the dockspace and has provided the opportunity for the development to enhance 
the activity along the waterfront by proposing a ‘Waterfront Walkway’ and 
provide timber jetties for users to interact with the area more (more information 
can be reviewed in the Landscape and Public Realm Statement which supports 
this application).   

The project team met with HE again on Thursday 22nd November 2018 to share 
the revised plans.  Further justification to explain why the partial dock infill would 
not harm the OUV of the WHS due to the location of the site being in the WHS 
Buffer Zone were raised, as well as the multiple alterations the site has had since 
it’s original, historic use (more information can be reviewed regarding these 
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justifications in more detail in the supporting Heritage Impact Assessment and 
Environment Statement).   

HE welcomed the pre-application conversations and the fact that the design had 
been amended slightly from the first pre-application meeting.  However, at the 
time of the meeting, HE could not confirm whether their concerns had been 
alleviated due to the fact that infill was still proposed.  It was concluded that 
further review of the relevant supporting documentation would be needed to 
produce a formal response to Liverpool City Council during the determination 
period. 

3.3 Consultation with Canal and River Trust 
The design team engaged with Tim Bettany-Simmons of Canal and River Trust 
(CRT) on Wednesday 25th July 2018 on site to present the proposal for the scheme 
and discuss the relationship the development would have on the waterspace.  

A written response was received from CRT on 16th August 2018 which can be 
found in full in Appendix H.   

In summary, the CRT confirmed that they had a right of navigation through the 
West Waterloo Link and any development would be required to not prejudice 
these navigation rights.   

Details of the method for the infilling of the dock was requested as part of the 
planning submission and details of how the dock waters would be safeguarded 
from pollution during the construction and operational phase of the site.  

Infill would significantly reduce the waterspace that boats would be able to 
navigate through, especially when coupled with the potential mooring pontoons 
within the dock.  This could potentially raise navigational safety concerns.  It was 
advised that just a linear mooring, parallel to the new dock wall can be provided 
without impinging on the navigation.   

A Flood Risk Assessment was requested along with a Phase 1 contamination 
report.  As part of the ecological surveys CRT suggested that the infilling of the 
dock should also be considered, especially in terms of fauna and flora surveys to 
determine what may be living in this part of the dock and any mitigation measures 
required.   

In terms of design, CRT considered the proposed buildings to be sympathetic in 
size and are unlikely to compete with the remaining historic warehouses.  The 
landscaped waterspace/frontage to the dock was welcomed with opportunities to 
maximise activity.   

In response to CRT’s advice, it has been confirmed by reviewing the ‘Navigation 
Rights Agreement’ between CRT and Peel that the proposed development would 
not impact on this route.   

A Dock Infill Methodology Statement has been included in the supporting 
documentation for this planning application and has been reviewed within the 
Environment Statement.  A Phase 1 and 2 Ground Contamination Report also 
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assesses potential pollution during the construction and operational phase of the 
site within a standalone document and the Environment Statement.  The 
Environment Statement also assesses flood risk and terrestrial and marine ecology 
including the impacts the dock infill on the waterspace.   

The project team have revised the timber jetties to take into account CRT’s 
responses to the orientation.  By re-orientating and relocating the jetties, it is 
considered that the navigation route would not be impacted and would allow 
mooring to safely take place.   

The project team would welcome further comments from CRT during the 
determination process but feel that due to the pre-application meeting the design 
and supporting documents have responded to their initial comments.   

3.4 Places Matter! Design Review 
The design team attended a Places Matter! Design Review on Friday 17th August 
2018 to discuss the development. Information was presented to the panel for their 
review following a discussion on the design. 

Following the Design Review, the panel produced a written response dated 
Thursday 30th August 2018 offering comments and recommendations based on the 
information provided. It stated that the panel was supportive of the overall 
concept and the nature of the proposal (see Appendix I).   

It was felt there was a need to explore more fully hot it will “feel to live here”, 
how the services of everyday life will be provided and the distances between these 
and the development.   

The massing on the site was discussed and considered perhaps a little dense.  It 
was suggested that the team test this with daylight analysis.  The currently 
landscape proposals were thought to be “schematic” and the parking left an 
uneasy sense of a “lack of joy on arrival”.  A much stronger central public space 
fully aligned with the first campanile of the Waterloo Warehouse was 
recommended.   

The Design Panel asked the team to consider how by raising the datum the team 
might create a series of car free spaces between the blocks and allow the entrances 
to the ground floor apartments, which would provide more immediate amenity 
space.   

It was suggested that the positioning of the café to the roundabout was 
reconsidered, it was felt to be in the wrong place for this amenity in terms of 
likely footfall and having a beneficial local outlook.   

Overall the panel accepted the team’s approach to height and scale and felt that 
the materials and detailing would lead to a robust scheme.  In design terms, the 
team might seek to go up a further two storeys and use that to put the entire car 
parking “underground”.    

Through the detailed discussion and formal response, the team took comments on 
board which helped to evolve the scheme.  There has been enhancement of the 
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public spaces and the relationship of the car parking to ensure that this is subtler 
and there is a better connection between visitors and public spaces.   

Unfortunately, it hasn’t been viable to provide car free spaces by putting car 
parking “underground” due to the team feeling that raising the height further may 
impact on the wider townscape as well as the archaeology underneath the site.     

Daylight and Sunlight analysis have been undertaken within the Environment 
Statement and it concludes that the development works with the blocks proximity.   

The commercial space within the development has also been relocated closer to 
the dockspace based on the Design Panel’s comments.   

Further information on the design evolution can be found in the Design and 
Access Statement. 

3.5 Consultation with MEAS and Natural England 
The design team engaged with representatives from MEAS and Natural England 
in a joint meeting on Tuesday 11th September 2018 and Friday 23rd November 
2018 to discuss a number of relevant development matters including EIA scoping, 
terrestrial and marine ecology and impacts on heritage.   

A written response was received from Natural England on 21st September 2018 
and MEAS on 4th October 2018.  These can be found in full in Appendix J and 
Appendix K.   

Natural England Response 

Natural England advised on the designated sites that should be considered within 
any environmental assessments.   

All relevant bird features and supporting habitats should be considered within a 
Habitats Regulations Assessment (HRA) and a number of data sources were 
stated as well as the potential to reuse sufficient evidence through recent 
development planning applications.   

Natural England expects to see a thorough assessment of the potential impact of 
dock infilling on ecology receptors.  In combination assessment should also be 
considered which may impact on the interest features of the designated sites.   

It was advised that embedded mitigation relating to protected sites should be 
considered at the appropriate assessment stage to inform a decision.  Recreational 
disturbance resulting from the proposed development should also be considered in 
the HRA.   

Natural England are aware of a number of developments coming forward in the 
vicinity of the proposed development with mitigation measures.  The team would 
need to ensure that this proposed does not undermine any other proposed 
mitigation in the vicinity of the development.   

The impact of the partial dock infill on the supporting function of the dock waters 
was also requested within the HRA and Environment Statement.  Methods and 
materials to be used for dock infill was also requested.   
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MEAS Response 

MEAS stated that it is considered inappropriate for existing water spaces within 
the docks that survey within the Buffer Zone to be infilled.  The only exception 
will be where permission has previously been granted for partial infilling. 

The current proposals are considered to be contrary to Local Plan Policy and the 
WHS SPD and therefore a submission of a planning application for the proposed 
development as it currently stood (4th October 2018) would be likely to meet with 
advice from MEAS for consent to be refused.   

Ecological requests similar to Natural England’s response were stated such as: 

• The need for mitigation and impact on other approved mitigation; 

• Recreational pressure; 

• The need for a HRA as part of the planning application; 

• The need for an Ecological Appraisal as part of the planning application; 
and 

• Terrestrial and Marine Surveys. 

EIA Scoping was also discussed within the MEAS response and proposed the 
following disciplines to be included in the Environment Statement, these being: 

• Dock infill methodology; 

• Ecology; 

• Flood Risk; 

• TVIA; 

• Ground Conditions and Contamination; 

• Traffic; 

• Air Quality and Climate Change 

• Noise;  

• Microclimate (Wind and Daylight Analysis); and 

• Archaeology and Cultural Heritage. 

The project’s marine and terrestrial ecologists have used Natural England and 
MEAS’ responses to help inform them of relevant methodologies in their surveys, 
HRA and marine reports.  The Environment Statement also includes all the 
disciplines stated above.   

An additional meeting was held with MEAS and Natural England on Friday 23rd 
November 2018.  Both marine and terrestrial ecologists were able to update 
consultees of the methodology and findings of their reports so far.  No major 
comments were received and further review of the information through the formal 
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statutory consultee stage was agreed to be the next part of the process upon review 
of relevant supporting documentation.   

Similar to discussions with HE, the project team provided justification to explain 
why the partial dock infill would not harm the OUV of the WHS due to the 
location of the site being in the WHS Buffer Zone were raised, as well as the 
multiple alterations the site has had since it’s original, historic use (more 
information can be reviewed regarding these justifications in more detail in the 
supporting Heritage Impact Assessment and Environment Statement).   

Again, MEAS welcomed the pre-application conversations and the fact that the 
design had been amended slightly from the first pre-application meeting.  
However, at the time of the meeting, MEAS could not confirm whether their 
concerns had been alleviated due to the fact that infill was still proposed.  It was 
concluded that further review of the relevant supporting documentation would be 
needed to produce a formal response to Liverpool City Council during the 
determination period. 

3.6 Engagement with the Liverpool Waters 
Conservation Management Board 

The project team presented the proposed development scheme on Friday 19th 
October.  The Conservation Management Board (CMB) was set up as part of the 
Liverpool Waters s106 to discuss all matters related to archaeology and heritage.  
Attendees include Ian Wray (Chair), attendee from HE, Liverpool City Council, 
Peel and their LW project team.     

The key points that were discussed where the partial infill of West Waterloo 
Dock, the alignment of blocks and the scale of development.   

HE raised similar concerns to the pre-application discussions that had previously 
been held (note this meeting took place prior to the 2nd meeting with Historic 
England).  It was stated that HE would be assessing this as a standalone 
application and would only change their view if there was a fundamental change 
in the approach to see that there would be a greater public benefit that outweighs 
the harm of the partial dock infill.   

The public benefits were raised by the project team, stating that these would 
include greater public connectivity into what currently is derelict space, a better 
relationship with water due to the walkway and timber jetties and a better quality 
infill that what has historically been undertaken to regenerate and rejuvenate this 
area. 

The alignment of the proposed development as well as the scale of development 
was also discussed as it was confirmed the proposals were above the parameters 
of the LW Outline Consent.  Justification of why the team had chosen to produce 
this typology and massing for the development was given and it was concluded 
that further explanation would be provided in the supporting documentation of the 
planning application, specifically the Design and Access Statement and Heritage 
Impact Assessment.   
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3.7 Consultation with Environment Agency 
The design team engaged with representatives from Environment Agency on 
Monday 29th October, the main focus of the meeting was to discuss flood risk.  It 
was confirmed that the project team had reviewed the 2016 Flood Risk data which 
was considered draft at this stage and stated that the proposed finished flood 
levels had not increased based on previous data. Emergency access was also 
discussed and the justification on lowering the levels at the dockside due to less 
flood risk as well as a need to provide public amenity.  The meeting concluded 
with the Environment Agency requested a Flood Risk Assessment and Drainage 
Strategy was submitted as part of the application picking up water discharge 
impact and consideration into flood evacuation.       

3.8 Statutory Consultee Comments 
Following the submission of the original application in 2018, statutory consultees 
responded which have helped the design team amend the scheme to its current 
form based on their comments. 

Due to the application being resubmitted it is expected that consultees will 
respond again as part of the statutory consultation period which will help inform 
the case officer and the determination process. 

Due to the large extent of comments these have not been included within this 
Consultation Statement. 

3.9 Engagement Exhibition 
An engagement exhibition was held at One Fine Day, Cotton Exchange, Old Hall 
Street, Liverpool on Wednesday 7th November 2018. Invited guests from local 
community groups, the City Council, press teams and the general public were 
given the opportunity to come to the venue to view proposed plans and design 
thinking between 10am and 7pm. 

The purpose of the exhibition was to give the local community an opportunity to 
comment on the proposals. An engagement exhibition was considered to be the 
most appropriate method of engagement which would maximise the opportunity 
for the general public and stakeholders to view the proposals and ask questions to 
the project team. 

Leaflets were sent to residential buildings and businesses within the locality of the 
site informing them of the engagement events one week prior to the event. A total 
of 300 leaflets were distributed on Wednesday 31st October. A copy of the leaflet 
can be found in Appendix A and a map of the distribution area can be found in 
Appendix B. A press advert was also published in the local newspaper Liverpool 
Echo which can be seen in Appendix C.  

To ensure the event was well publicised an advert was also released by Engage 
Liverpool through their website (see Appendix D).  
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A set of display boards were prepared (Appendix E) which illustrated background 
information on the site, photos and a location map of the existing site, key 
opportunities and the proposed design proposals for the site. Attendees were 
invited to review the information, with assistance from the design team 
representatives when required.   

Feedback forms were provided for attendees to comment on the proposed 
development. People were encouraged to fill in feedback forms to reflect the 
public views on the scheme.  

If people were not able to attend the engagement day, contact details were given 
out to allow them to speak to a member of the project team who could provide 
them with development details. Thus, ensuring that those individuals who were 
unable to attend, where still able to input into the engagement process.   

The project team also kept a record of the main points discussed, this is set out in 
Section 4 of this report. 
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4 Public Engagement Feedback 
The exhibition was well attended with over 90 people throughout the day. The 
following section identifies the 5 key themes emerging from the feedback.  

Photographs and feedback forms from the event can be found in Appendix F. This 
section provides a summary of the engagement responses received by the project 
team over the course of the event. The comments received can be summarised 
under the following themes: 

• General support for the scheme; 

• Added connectivity to derelict dockspace; 

• Enhancement of waterspace; 

• Site heritage; and 

• Provision of new views into and out of the site. 

98% of people who completed a feedback form left positive comments and 
suggestions.  1 feedback form (making up 2% of the comments) stated that 
although they supported the scheme, it was “sad to see some of the dock space 
being partially in-filled”.  However, the comment also continued by stating “they 
were happy to see sympathetic massing, materials and the enhancement of 
connectivity and green spaces”. 

Comments have been reviewed and summarised through the resulting broad 
themes: 

• The regeneration of derelict dockspace in order to bring the public back 
onto the area and connect to the water is vital. 

• Strong design quality and public realm reinforcing the ambition of the 
Liverpool Waters masterplan.  A lot of public amenity for users of the 
space with development that isn’t too imposing against the existing 
surrounding.   

• A lot of support for the connectivity aspect of the development, bringing 
part of Central Dock back into the public domain and strengthening the 
connection not only from Princes Dock to Central Dock but also the 
activating the waterfront.    

• Development will act as a catalyst for further proposals in Central Dock 
and existing residential will benefit from further amenities and the creation 
of a new neighbourhood.   
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5 Design Evolution 
The design of the proposed scheme has been informed by detailed discussions that 
have taken place internally within the design team in addition to the extensive pre-
application engagement and consultation with LCC and key stakeholders 
throughout the scheme’s evolution.   

The scheme has evolved from its initial design and arrangement and in response 
to relevant technical reports submitted in support of the application (for example 
Townscape and Visual Impact and Wind impacts) 

The design evolution can be reviewed in more detail within the supporting Design 
and Access Statement but the following sets out the design process in relation to 
the proposed scheme.   

As a result of detailed team discussions and the surrounding context, the original 
concept evolved as follows (and as evident in Figure 2 below): 

• The historic warehouse is re-imagined on the adjacent site - Historically 
the Waterloo Quay consisted of two identical warehouses. The 
development starts its design process by reimagining this warehouse on 
the C02 plot. 

• The warehouse has 6 bays - The Waterloo Warehouse has a clear division 
across its principal facade. Making use of vertical piers and larger 
windows. 

• Rotating the blocks ninety degrees and distributing them evenly across the 
site provides through views to and from the river - Using the ratio of 
Waterloo Warehouse, the development then rotates the units to maintain 
views to and from the Waterloo Warehouse. 

• The historic volume is reorganised - The volumes of the re-imagined 
warehouse that sit outside of the site boundary and re-distributed within 
the site. 

• The blocks are aligned to site constraints - The Kingsway Tunnel runs 
below the site and is expressed through the alignment of the end block. 

• Taller elements are positioned at the edges of the site, mirroring the towers 
of Waterloo Warehouse - Picking up on the taller elements of the Waterloo 
Warehouse and the proposed C04 Development, as well as Alexandra 
Tower. The development seeks to reflect this by creating site edges and 
focal points. 
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Figure 2 – Original Design Concept 
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The design further evolved through a number of pre-application meetings with 
Liverpool City Council.  Comments raised about the initial design concerned the 
following: 

• The extent of the infill exceeded the amount outlined in the Liverpool 
Waters Masterplan, thus raising concern; the development was advised to 
re-visit this solution; 

• It was recommended to present proposals to Places Matter! Design Review 
at an early stage so any points raised can be duly considered; 

• Rationale for the proposed form & massing needed further investigation 
and the contextual justification for the concept proposed needs to be 
explored further; 

• Advised to ensure that all servicing is undertaken off-street, whilst not 
undermining landscaping at the front of development, which may require 
that the public footway is taken through part of the site; 

• Provision of amenity space, contribution to public routes across the wider 
LW scheme and connections to neighbouring plots will need to be agreed 
in line with the proposals emerging within the Central Docks Masterplan; 

• Highways & levels and nature of parking will also need to be agreed, as 
well as provision for sustainable means of travel, including a minimum of 
50% secure, covered cycle storage. 

Figures 3 and 4 below depict the design at this early stage. 

 

 
Figure 3 – Visualisation of initial scheme 
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Figure 4 – Site Plan of initial scheme 

The design team also met with Historic England (HE), who questioned the extent 
of the infill.  Furthermore, HE noted that the proposal is unlikely to result in 
notable harm to the setting of the surrounding heritage assets, due to the proposed 
scale and massing being contextual with the existing dock landscape. 

It was also discussed that the public benefits of the development would need to be 
clearly stated, since the original plot was allocated for commercial space and a 
Cruise Liner. 

As a result of discussions, the design orientation was amended as seen in the 
below Figure 5. 

 
Figure 5 – Site elevations of initial scheme 

Further engagement with the Places Matter! Design Review, Merseyside 
Environmental Advisory Service (MEAS) and Natural England raised the 
following points: 
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• Overall, the Places Matter! panel accepted the approach to height and 
scale, and felt the materials and detailing would lead to a robust scheme 

• The colonnade to the canal side was felt to be a useful space but activating 
the proposed boardwalk would provide the opportunity to introduce 
independent amenity retail along this frontage; 

• Although considered inappropriate for existing water spaces in the WHS 
Buffer Zone to be infilled, an exception exists for where permission has 
previously been granted for partial infilling; 

• The retention of open water is considered desirable in terms of retaining 
character and the value of these spaces in terms of historic and urban 
design terms. 

Following meetings and various concerns about infill, the design team pulled back 
the extent of the infill to the original outline application.  However, the 
development team recognised the importance of the connectivity of the site, 
linking the North and the South.  Therefore, it endeavoured to permit overhang of 
buildings into the water, allowing a covered walkway for pedestrians and cyclists. 

It was stated during the design evolution, the southern corner is the first 
impression of the city someone would have leaving the Isle of Man Terminal. 
The design team submitted the application in December of 2018.  Upon additional 
conversations, the team revisited the scheme and progressed the design further, 
resulting in the following design changes for this revised submission in 2019 
(2018 and 2019 designs seen comparatively in below Figure 6).   

Figure 6:  Comparative context elevations 
The proposed scheme’s design’s contextual response (evident in Figures 7 and 8 
below) resulted from re-imagining the historic warehouse on the site, and then 
dividing it into bays and reinstating it horizontally.  This approach is considered 
favourable as the buildings are orientated parallel to the East Waterloo 
Warehouse, providing a stronger roofscape typical of the Liverpool dock 
character.  It has also enabled the scheme to be more favourably aligned with the 
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canal and River Mersey and has resulted in less environmental effects, especially 
regarding heritage impact and amenity to existing neighbourhood.   

Figure 7:  Indicative visualisation of the proposed scheme 

 
Figure 8: Proposed site layout 
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6 Conclusions 
The pre-application engagement undertaken as set out in Section 2 has been in 
accordance with best practice as well as local and national planning policies. The 
policies detailed in Section 2 are considered to be conformed to and appropriate 
given the scale of the application proposals.  

Furthermore, the engagement undertaken has been in accordance with the 
guidance set out in LCC’s Statement of Community Involvement in that: 

• The proposals have been explained to relevant interested groups, 
individuals and stakeholders in the area around the site, through the 
community engagement events. 

• Members of the public and key stakeholders were asked to provide their 
views on the application proposals through the feedback form that was 
available at the engagement events and contact details should they have 
any further queries.   

This report explains the process that has been followed, a summary of the 
feedback and demonstrates how we have responded to these comments.   

The feedback from all types of stakeholder engagement has been useful in terms 
of helping the project team to recognise key issues from the local community, 
design and heritage advisors as well as LCC.  The recurring issues raised along 
with the key matters discussed during the engagement event have been considered 
in the assessments that accompany the planning application. The engagement 
undertaken has also given stakeholders a good understanding of the application 
proposals. 

Further communication with key stakeholders is welcomed during the 
determination period of the application.   
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Appendix A 

Public Exhibition Leaflet 
 
  



Wednesday 7th November 2018 - 10am - 7pm 
ONE FINE DAY, Cotton Exchange, 

Old Hall Street,  L3 9BS

Investing in Liverpool for life.

Development Site / West Waterloo Dock Venue: ONE FINE DAY

THE PROPOSAL

Romal Capital would like to invite residents, businesses 
and stakeholders to attend a Public Exhibition of emerging 
proposals to regenerate part of Central Docks, fronting 
onto West Waterloo Dock. 

Firmly rooted in Liverpool, Romal Capital are dedicated 
to the economic growth of the city and transforming 
Liverpool’s docklands into thriving urban neighbourhoods 
where people want to live, work and play.

This proposal represents an important opportunity to 
significantly enhance the quality and appearance of this 
key part of the City. Romal Capital has appointed a highly 
experienced design team given the importance of the 
approved Liverpool Waters masterplan, with a focus on 
design, quality and placemaking.

LEARN MORE 

If you would like to learn more about Romal Capital’s 
exciting new development at C02 Central Docks, please 
come along to; 

ONE FINE DAY, Wednesday 7th November 10am - 7pm, 
Cotton Exchange, Old Hall Street,  L3 9BS

Please see below for more details on how to find the 
Public Exhibition venue and the location of the Central 
Docks site.

HOW TO COMMENT 
There will be forms at the event for you to submit 
comments. 

If you cannot attend the event, please contact ian.ford@
arup.com for further details.

PLOT C02 - CENTRAL DOCKS
PUBLIC EXHIBITION
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Liverpool Echo Advert 
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Public Exhibition Display Boards  
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The Liverpool Waters masterplan area Existing aerial view of the site looking South

Site location plan Existing photographs of the site
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Welcome! 
Thank you for taking the time to view our proposals for the Central Docks, part of the Liverpool Water’s Masterplan.

The Central Docks neighbourhood is identified as a fulcrum of the Liverpool Waters Masterplan.  Comprising of a cluster of 
tall buildings that provide a new dynamic urban grid, focussed around parkland and open space.  Key landmarks such as 
a new cultural building and the Isle of Man Ferry Terminal will help create a business, leisure and entertainment focus in the 
area.

The masterplan identifies the C02 site as a key connection between the future ferry terminal back to the main Central Docks 
area, it is also important in enhancing the skyline of the city, helping to frame the view of the city along its waterfront.

Despite its current dereliction, the proposed development site has international heritage importance.  While outside of 
Liverpool’s World Heritage Site boundary, as a former docks the site has a direct link with the city’s maritime mercantile past 
and as such any development should recognise and enhance the historic value.

The site provides an opportunity for sustainable development with close, walkable, proximity to the city centre  as well as 
other planned future developments which will bring together a thriving neighbourhood on the waterfront.
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Who we are
Firmly rooted in Liverpool, Romal Capital are dedicated to the economic growth of the city and  transforming our docklands 
into thriving urban neighbourhoods where people want to live, work and play.

Romal Capital’s experience, vision and values have led to them being the first developer to be granted access to Peel Land 
& Property new Central Dock waterfront land as part of the £5bn Liverpool Waters development.

Continuing our successful track record with developments such as Park & Quay Central, we are now moving on to transform 
additional space on Central Docks, incorporating extensive landscaping and leisure/lifestyle amenities.  

Romal Capital feel a huge responsibility to our residents and our city and we commit to managing our developments for life 
to ensure that they continue to prove excellent investments and wonderful places to live.

We build places that people love to ensure that they will continue to thrive.
  
Romal Capital.  Investing in Liverpool for life.

CGI views of Quay & Park Central

Quay & Park Central under construction

Site overview
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Design evolution
Waterloo Dock opened in 1834 originally as a single water body, it was later split into two separate basins that are seen today, 
providing a greater quayside area.  It was predominantly used for the import and export of corn, with the large warehouse 
buildings used for drying.

In June 2013 outline planning permission was granted for the development of Liverpool Waters including the scale and massing 
of buildings within the Central Docks and the C02 site.

Our application is for full planning permission to develop the C02 site with a detailed design that is sensitive to the site’s 
history and context.

Elevation along River Mersey showing existing approvals

Historic maps and images of Waterloo Dock The design development

Proposal

Previous approval

Waterloo Warehouse

Existing Context

Liverpool Waters outline planning approval

1. The site outline as defined by the masterplan

4. Massing redistributed to respond to context

4. Volume re-organised

5. Massing spliced to mirror Waterloo Warehouse

5. Blocks aligned to site constraints

7. Massing separated to allow through views

7. Taller elements provide visual balance

2. Dock infilled as defined by the masterplan 3. Outline approved massing
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Proposed site plan and connectivity
Development of the site opens up a key movement corridor in extending the city to the North through the docklands.  It 
represents the first development that continues the Liverpool skyline towards the Northern Docks.

Pedestrian and cycle routes will pass through the site and provide a link with the already established Liverpool water front 
as well as connecting back to a new series of public squares and parks in the Liverpool Waters masterplan.  The new 
buildings of the site will help frame the new cultural square that provides the focus of the area.

Access to the proposes Isle of Man ferry terminal will also be created by a new link road to the end of the dock.

INDICATIVE P EDESTRIAN MOVEMENTS

INDICATIVE VEHICLE MOVEMENTS

INDICATIVE CYCLE /P UB LIC TRANS P ORT

INDICATIVE W ATER MOVEMENT AND ACTIVITY 

INDICATIVE P UB LIC OP EN S PACE 

C02 Site 

C02 Site 

C02 Site 

C02 Site 

C02 Site 

CONNECTIVITY 

S T R A T E G I C  P E D E S T R I A N  R O U T E

D O C K  R O A D
P R I M A R Y  I N T E R N A L  R O U T E

S E C O N D A R Y  R O U T E 
L I M I T E D  A C C E S S  R O U T E

P U B L I C  T R A N S P O R T  C O R R I D O R
P O T E N T I A L  P U B L I C  T R A N S P O R T 

S T O P
P R I M A R Y  C Y C L E  R O U T E

P O T E N T I A L  C Y C L E  S T O R A G E  H U B

W A T E R  M O V E M E N T  R O U T E
R E C R E A T I O N A L  A C T I V I T Y  W I T H I N  W A T E R

I N T E R A C T I O N  W I T H  W A T E R

D O C K  W A L L  M O M E N T S

C E N T R A L   P A R KC L A R E N C E 

S Q U A R E

C U L T U R A L 

S Q U A R E

Key site connectionsProposed ground floor site plan

Accommodation schedule

337no. 	 1 bed apartments
267no. 	 2 bed apartments
26no.   	 3 bed apartments

630no. 	 Total apartments

115no.	 Car parking spaces
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PREDECENT IMAGERY/MATERIALS 

1 2 3 4

Extent of fill 

underpass 

Timber jetty Waterfront 
Walkway 

Landscaping plan and cross sections Landscaping example images

Reclaimed materials

Rough materials In situ concrete Green joints

Timber jetties Rails to waterfront

Bold species Block planting Natural edges

LANDSCAPE MASTERPLAN

ILLUSTRATIVE LANDSCAPE MASTERPLAN 
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Section B

Section A

1

33

24

5 6

Pocket Park 

Pocket Park Vehicle 
underpass 

Pocket Park 

Pocket Park Pocket Park 

External Seating
Commercial 

Waterfront Walkway 

Timber jetty 

Timber jetty 

Timber jetty 

Waterfront 
Walkway 

West Waterloo Dock 

River Mersey 

Waterfront Walkway 

In/out 

Refuse 

collection

Left turn 
only

Isle of Mann Ferry 
Terminal (Emerging)

SECTION A SECTION B

PREDECENT IMAGERY/M ATERI ALS 

Section B

Section A

1

1

2 3 4 5 6

33

24

5 6

Pocket Park 

Pocket Park 

Extent of fill 

Vehicle 
underpass 

Pocket Park 

Pocket Park Pocket Park 

External Seating
Commercial 

Waterfront Walkway 

Timber jetty 

Timber jetty 

Timber jetty 

Waterfront 
Walkway 

River Mersey 

Waterfront Walkway 

In/out 

Refuse 

collection

Left turn 
only

Isle of Mann Ferry 
Terminal (Emerging)

Public Realm & Landscaping
The public realm has been designed to provide a wide pedestrian route along the Waterloo Dock waterfront from Princes 
Dock, through to the emerging Central Docks masterplan. The site promotes interaction with the water and recreational 
waterfront activities via a series of steps to timber jetty platforms, where visitors can board water taxis to explore the 
Liverpool waterways. 

Each building block benefits from a series of landscape pocket parks, complete with tree planting, to promote play and 
recreation within the development. A pavilion is clearly visible from the road and invites visitors to explore the waterfront and 
commercial offers within the development by entering via a pavilion and along path through to the waterfront.

All materials will be designed to be robust and to best represent this historic and industrial waterfront setting. 
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NORTH WEST OFFICE  

 

 

 

SUITES 3.3 AND 3.4 CANADA HOUSE  3 CHEPSTOW STREET  MANCHESTER M1 5FW 

Telephone 0161 242 1416 
HistoricEngland.org.uk 

 

 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 Historic England will use the information provided by you to evaluate any applications you make for statutory or quasi-statutory consent, 
or for grant or other funding. Information provided by you and any information obtained from other sources will be retained in all cases in 

hard copy form and/or on computer for administration purposes and future consideration where applicable.  
 

 
 

 
Mr Rob Burns Direct Dial: 0161 242 1416   
Urban Design and Heritage     
 Our ref: PA00876053   
 10 August 2018   
 
 
Dear Mr Burns 
 
Pre-application Advice 
 
CO2 CENTRAL DOCK, LIVERPOOL, L3 1BU 
 
Waterloo Dock was constructed as part of Jesse Hartley’s 1834 expansion of 
Liverpool’s commercial dock portfolio, and demonstrates the innovative approach to 
dock technologies and port management which forms a fundamental part of the 
Outstanding Universal Value (OUV) of the Liverpool Maritime Mercantile City World 
Heritage Site. Originally one expanse of water, Waterloo was split in two to form East 
& West Waterloo Dock in 1869, as part of the dock expansion which saw the creation 
of Princes Half Tide Dock.      
 
This subdivision created the world’s first purpose built dock for the transportation of 
grain, which arrived from America.  East Waterloo Dock retains its 1869 grain 
Warehouse (GII), originally one of three on the dock side. The dock is also highly 
significant as it is the quayside where the American Packet boats moored, and it was 
from this dock that thousands of people departed to make a new life in USA, and is an 
important example of Liverpool’s role in global migration.  
 
In 1949 West Waterloo dock underwent further significant alterations when a lock was 
created allowing access directly from the Mersey into the basin.  Waterloo Docks 
represents the changes Liverpool docks underwent as a result of developing ship 
design, trading patterns and global influence.  Sections of Hartley’s original structure 
remain, however they have been altered and adapted as deemed necessary.   
 
The worldwide importance of Liverpool’s dock system is recognised in its inscription as 
a World Heritage Site (WHS), West Waterloo Dock falls within the WHS buffer zone.  
The complex makes a notable contribution to OUV, displaying numerous attributes 
including dock innovation and important links to both global trade and migration of 
people.    
 
The site also sits in close proximity to the Pier Head, the location of some of 
Liverpool’s most iconic buildings, The Liver Building a grade I listed building, The 
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SUITES 3.3 AND 3.4 CANADA HOUSE  3 CHEPSTOW STREET  MANCHESTER M1 5FW 

Telephone 0161 242 1416 
HistoricEngland.org.uk 

 

 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 Historic England will use the information provided by you to evaluate any applications you make for statutory or quasi-statutory consent, 
or for grant or other funding. Information provided by you and any information obtained from other sources will be retained in all cases in 

hard copy form and/or on computer for administration purposes and future consideration where applicable.  
 

 
 

Cunard (GII*) and the Port of Liverpool Building (GII*).      
 
The current proposals to develop a group of four residential blocks adjacent to the 
dock and the scheme falls within Historic England’s statutory remit for advice due to 
the proximity of the high grade assets at the Pier Head.   We will also additionally 
consider the potential impacts on the Outstanding Universal Value (OUV) of the WHS.  
 
When the proposal is considered in light of Historic England’s statutory remit, the 
surrounding high grade heritage assets, the development is considered to be unlikely 
to result in notable harm to the setting of these structures, due to the proposed scale 
and mass being contextual with the existing dock landscape.  However, we do have 
notable concerns with regard to the potential impact on the WHS.   
 
The dock and dockside fall within the boundary of the Liverpool Waters outline 
planning permission, for an extensive mixed use redevelopment of a large part of the 
docks.  The current proposal seeks to develop a residential scheme adjacent to the 
proposed Isle of Mann ferry terminal on plot D02 (as identified in the outline 
permission).   In order to facilitate development on this site, it is proposed to infill of 
part of West Waterloo Dock to create sufficient developable space.   
 
 
Historic England raised notable concerns with the proposed infilling of the dock as part 
of the original Liverpool Waters application consultation process.  Our advice letter, 
dated 31st March 2011, states the following: -  
 
West Waterloo Dock should be retained in its current form with no further in-filling of 
the existing dock water space. Cross sections should be provided to indicate the likely 
impact of ground levels in this area and ensure that the existing historic structures and 
steps to West Waterloo Dock and Principle Half Tide Dock are retained.  The potential 
to re-open the large river lock into the West Waterloo Dock as a dramatic feature 
incorporated into the cruise ship terminal should also be considered.  
 
These comments formed a notable part of our concerns with regard to the Liverpool 
Waters scheme as a whole, to which we advised refusal of the application if the 
requested amendments weren’t forth coming.  Our previous comments form a key part 
of the present considerations of the current pre application proposal. 
 
 
WE remain of the view that the infilling of the water body would have a significant 
detrimental impact on the OUV of the WHS as the alterations to the dock would harm 
the legibility of the development of the dock and the way it illustrates the innovation of 
dock technology.  It would also impact on the docks contribution to the story of global 
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migration by further reducing the dock body, from a basin which could house large 
ocean going vessels, to the size of a canal basin and therefore impacting of 
understanding of the dock.  Furthermore the World Heritage Site Supplementary 
Planning Document (WHS SPD) clearly sets out that infilling of water bodies in the 
dock system should not be permitted. 
 
 
The proposed partial infilling of West Waterloo Dock continues to be a matter of 
serious concern to us, and we sustain our previous position that any infilling should be 
resisted.  We consider that the scheme would not enhance or better reveal the 
significance of the World Heritage site, as set out in paragraph 200 of the National 
Planning Policy Framework.  
 
We can also further advise that we consider it highly unlikely that the scheme for 
residential, with some commercial units would result in public benefits that could 
outweigh the harm to the WHS, in line with the considerations of paragraph 196 of the 
NPPF.    
 
Were the present proposals to submitted to planning, Historic England would set out 
these serious concerns and advise Liverpool City Council of the requirement to notify 
the application to DCMS, in line with para 172 of the ‘Operational Guidelines for the 
Implementation of the World Heritage Convention.’   
 
We would therefore advise that a scheme is developed with makes best use of the 
existing dockside, without the need to infill West Waterloo Dock. 
 
 
 
Yours sincerely 

 
Marie Smallwood 
Inspector of Historic Buildings and Areas 
E-mail: marie.smallwood@HistoricEngland.org.uk 
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Canal & River Trust    Fradley Junction, Alrewas, Burton-Upon-Trent, 
Staffordshire, DE13 7DN 
T 0303 040 4040   E planning@canalrivertrust.org.uk   W www.canalrivertrust.org.uk 
Patron: H.R.H. The Prince of Wales. Canal & River Trust, a charitable company limited by guarantee 
registered in England and Wales with company number 7807276 and registered charity number 
1146792, registered office address First Floor North, Station House, 500 Elder Gate, Milton Keynes 
MK9 1BB P a g e  | 1 

Thursday 16 August 2018 

Ian Ford 
Arup 
Ian.Ford@arup.com 

Dear Mr Ford, 

Proposal: Proposed residential development and infilling of dock. 
Location: West Waterloo Quay, Liverpool 
Waterway: Liverpool Link 

Further to our site meeting and the provision of the pre-application documents and plans we 
have the following comments to make. 

The Canal & River Trust (the Trust) is the guardian of 2,000 miles of historic waterways across 
England and Wales.  We are among the largest charities in the UK.  Our vision is that “living 
waterways transform places and enrich lives”.  We are a statutory consultee in the 
development management process. 

The proposed development would be adjacent to West Waterloo Dock.  The Trust do not own 
the dock, but we do have a right of navigation through it as part of the Liverpool Link. Any 
development would be required to not prejudice these navigation rights. The site is also with 
the designated UNESCO World Heritage Site buffer zone.  

It is noted that the principle of development on the site and a large part of the infilling of the 
dock has already been agreed under the extant outline Liverpool Waters consent. 
Nonetheless the proposal would increase the area of the dock to be infilled in the region of 
approximately 2-3m (as shown by the purple dotted line in the pre-application document). It is 
understood that the primary reason for this is to line up the dock edge with the site to the south 
(which may be developed to provide a new ferry terminal). 

As mentioned at our site meeting, details of the method for the infilling of the dock would be 
required to be submitted and details of how the dock waters would be safeguarded from 
pollution during the construction and operational phase of the site.  The responsibility for the 
ongoing maintenance of the new dock wall would also rest with the development.  The finish 
of the new dock wall should be sympathetic to the historic character of the dock.  

Both the outline consent and the proposed infilling of the dock would significantly reduce the 
water space that boats would be able to navigate through, especially when coupled with the 
potential mooring pontoons within the dock.  As mentioned on site this would potentially raise 
navigational safety concerns as they would appear to potential impinge on navigation to 

Our Ref CRTR-PLAN-2018-25286 
Your Ref 

mailto:planning@canalrivertrust.org.uk
http://www.canalrivertrust.org.uk/
mailto:Ian.Ford@arup.com


Canal & River Trust    Fradley Junction, Alrewas, Burton-Upon-Trent, 
Staffordshire, DE13 7DN 
T 0303 040 4040   E planning@canalrivertrust.org.uk   W www.canalrivertrust.org.uk 
Patron: H.R.H. The Prince of Wales. Canal & River Trust, a charitable company limited by guarantee 
registered in England and Wales with company number 7807276 and registered charity number 
1146792, registered office address First Floor North, Station House, 500 Elder Gate, Milton Keynes 
MK9 1BB P a g e  | 2 

access/egress the moorings and may prevent inland waterway craft from navigating along the 
Liverpool Link.   The proposed pontoons may also affect the air draft under Prince’s Dock 
Bridge which would need to be assessed.  It would be useful to understand what the width of 
the dock would be. Depending on the width of the navigation that would remain, it may be the 
case that just a linear mooring, parallel to the new dock wall, can be provided, without 
impinging on the navigation.  Such a mooring would still allow for a water taxi to operate.   

It is understood that surface water would be discharged to the River Mersey.  In any case it is 
unlikely that the proposal will affect water levels with the docks. The development would 
however need to be accompanied by a flood risk assessment.  A phase 1 contamination report 
will also be required, given the historic use of the docks.  This should recognise the dock and 
its users as sensitive receptor.   

As part of the ecological surveys we would suggest that the infilling of the dock should also be 
considered.  Especially in terms of fauna and flora surveys to determine what may be living in 
this part of the dock and any mitigation measures required. The local universities may have 
some survey data on this dock. It is understood that Dr Simone Durr (LJMU) has research 
panels in the docks and Dr Matthew Taylor (Liverpool University) also carries our research in 
the docks. 

In terms of design, the buildings are of a sympathetic size and are unlikely to compete with 
the remaining historic warehouses. The proposed site plan shows a landscaped 
waterspace/frontage to the dock.  The Trust would welcome this and opportunities to maximise 
activity along the waterspace.  The detailing of boundary treatments would need careful 
consideration and any safety railings or landscape detailing should be sympathetic to the 
historic docks.  

Clearly a full heritage assessment will be required in terms of any impact on the World Heritage 
Site and in terms of any archaeological interest on the site.    

The works would also need to be carried out in accordance with the Trusts Third Party Works 
Code of Practise.  Further details on this can be found on our website. 
https://canalrivertrust.org.uk/business-and-trade/undertaking-works-on-our-property-and-our-
code-of-practice 

If you have any queries please contact me, my details are below. 

Yours sincerely 

Tim Bettany-Simmons (MRTPI) 
Area Planner North West & North Wales 
Tim.Bettany-Simmons@canalrivertrust.org.uk 
07342 057926 

mailto:planning@canalrivertrust.org.uk
http://www.canalrivertrust.org.uk/
https://canalrivertrust.org.uk/business-and-trade/undertaking-works-on-our-property-and-our-code-of-practice
https://canalrivertrust.org.uk/business-and-trade/undertaking-works-on-our-property-and-our-code-of-practice
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Greg Malouf 
Romal Capital Limited  
 
 
By email  

 
  

 
30 August 2018 
 
 

 
Dear Greg, 
 
Re:  Residential apartments for Romal Capital by Ollier Smurthwaite  

   Plot C-02, Liverpool Waters  – 17 August 2018 at RIBA North, Liverpool 
 
 
Thank you for bringing this scheme to Places Matter Design Review and for giving a 
very clear presentation of your proposals, at a good stage in the design development. 
We welcomed the opportunity to provide this Design Review under the Liverpool City 
Region Combined Authority MHCLG Funded Programme for 2018/19. 
 
The proposals sit within the Central Docks neighbourhood of Liverpool Waters, in the 
buffer zone to the World Heritage Site. The development is seeking to create c.600 
residential apartments, mostly of 1 and 2 bedrooms, but with the option to include 
some 3 bedroom units.  
 
The proposed height and massing are intended to respect key views within the WHS 
and in particular, the taller elements of the Waterloo Warehouse. The site will have 
147 car parking spaces and a series of “pocket parks” between the new blocks.  
 
Design Review 
 
The panel thanked you for your very clear presentation and for considering the wider 
context. There is a need to explore more fully just how it will “feel to live here”, how 
the services of everyday life will be provided and the distances between these and 
the development. In this respect you were asked to “shrink the diagram” to help put 
the site into its wider local context and to clearly identify the relative distances to 
shops / cafes / gym / nursery / public transport etc.  
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The massing on the site was discussed in the context of the relatively close proximity 
of the blocks, c. 13m to 16m, which may feel a little dense. You were asked to test 
this with daylight analysis and to add this to the urban design analysis to give greater 
clarity to the narrative. 
 
The level and form of the car parking was felt to be at odds with creating a place and 
to be “taking the lions share of the landscaping”. This currently dominates the site 
and you were asked to consider the option of podium and underground parking and 
indeed whether so much provision was needed in this location so close to the city 
centre.  
 
The panel supported your intentions to present a different model to the city but 
encouraged you to explore ways of offering more back to the city by addressing the 
weaknesses of the ground plane.  
 
The current landscape proposals are very schematic and although the ‘pocket parks’ 
provide external spaces, once in the site you are presented with a matrix of parking 
spaces. This leaves an uneasy sense of a “lack of joy on arrival” and question marks 
over just how it all really fits together in placemaking terms.  
 
You have presented a very clear basic diagram of the historic context and the value 
of the striking projecting campaniles of the Waterloo Warehouse. Overall the 
architecture is logical and robust, but the panel were of a very clear view that this 
approach and analysis demands a much stronger central public space fully aligned 
with the first campanile. You were strongly urged to consider how you might remove 
all car parking from this area and really “big up” the central space.  
 
There is more work needed on the hierarchy of spaces if new residents and visitors 
are to be able to come to a place that has true amenity. You were asked to consider 
how by raising the datum you might create a series of car free spaces between the 
blocks and allow the entrances to the ground floor apartments – which were 
welcome to provide ground level activity - more immediate amenity space.  
 
At present, the “3D architecture is not coming off in the placemaking dimension”. A 
series of full cross sections are needed for you to understand what might better be 
achieved and what is within your capacity to enhance the amenity for new residents. 
In this respect, whilst it is outside of your control and not for you to fund, you should 
consider what you want from the adjacent ferry terminal site and show this on the 
diagram.  
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You should reconsider the positioning of the café to the roundabout, which was felt 
to be the wrong place for this amenity in terms of likely footfall and having a 
beneficial local outlook.  
 
The panel discussed the potential to provide amenity spaces at roof level, to take 
advantage of the spectacular views from that height. The alternative might be to 
either create a series of duplex apartments, with external spaces, or perhaps a 
series of communal ‘winter gardens’ at high level that would create a differentiated 
offer to the market.  
 
Overall the panel accepted your approach to height and scale and felt that the 
materials and detailing would lead to a robust scheme. Whilst understanding the 
parameter plan basis of the development, the panel questioned the logic of being 
entirely restricted by this, given that you have broken the eaves line datum of the 
Waterloo Warehouse. In design terms you might seek to go up say a further two 
storeys and use that to put the entire car parking underground.  
 
The colonnade to the canal side was felt to be a useful sheltered canopy space, but 
in architectural terms it suggests that there should be something to do, rather than it 
being a private residential frontage. If you are to activate the proposed boardwalk 
then the opportunity to introduce independent amenity retail along this frontage might 
be explored, alongside ‘live work’ and other play opportunities.  
 
Once there is a density of population here these facilities should have the capacity to 
flourish and if water based activity if also introduced, would help to create a much 
more interesting body of water.  
 
In summary, the panel felt that the key to this development was to ensue that you 
have absolutely the correct diagram. Architecturally you have the capacity to handle 
any diagram, but you must get the place right and then impose that approach on 
future developments. By getting the ‘place’ and ground plane correct you will be able 
to justify the scale of the accommodation.  
 
The Panel thanked you for your active participation in the review process. We have 
the option to offer Desk Review for returning schemes, once you have considered 
the outcome of this review and your subsequent discussions with the Planning 
Authority have been completed. 
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Yours Sincerely, 
 

 

 
 

 
Richard Tracey 
Design Review Manager 
 
Cc: Matt Ollier – Ollier Smurthwaite 
 Ali Siddique – Ollier Smurthwaite 

Rob Burns – Urban Design & Heritage 
 Kate Wooff - Planit-IE 

Ian Pollitt - Peel Land & Property 
Phil Jones - Peel Land & Property  

 Peter Jones - Liverpool City Council 
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Merseyside Environmental Advisory Service – delivering high quality environmental advice and sustainable 
solutions to the Districts of Halton, Knowsley, Liverpool, St.Helens, Sefton and Wirral 

Proposed Residential Development, Plot C02, Central Docks, Liverpool Waters 

1. Thank you for seeking discretionary advice from Merseyside Environmental Advisory
Service on your proposal for residential development on plot C02, Central Docks,
Liverpool Waters.

2. Having reviewed your proposal and available environmental information, our advice
on archaeology and historic environment, biodiversity and ecology, Environmental
Impact Assessment, Habitats Regulations and Waste is set out below in two parts.

• Part One deals with issues of regulatory compliance, action required prior to
determination and matters to be dealt with through planning conditions. Advice
is only included here where action is required or where a positive statement of
compliance is necessary for statutory purposes.

• Part Two sets out guidance to facilitate the implementation of Part One advice
and informative notes.

In this case Part One comprises paragraphs 3 to 45, while Part Two comprises 
paragraph 46 to 51. 

Part One 

Archaeology 
3. A single non-designated heritage asset is recorded on the Merseyside Historic

Environment Record as lying within the proposed development:

Merseyside Environmental Advisory Service 
1st Floor Merton House, Stanley Road 
Bootle, Merseyside, L20 3DL 
Director: Alan Jemmett, PhD, MBA 

Enquiries: 0151 934 4951 

Contact: 
Email: 

Lucy Atkinson 
measdcconsultations@sefton.gov.uk 

DISCRETIONARY ADVICE 

To: 
Organisation: 

From: 

Ian Ford 
Arup 

Lucy Atkinson 
Your 
Ref: 
File Ref: 
W/P Ref: 

Date: 

DISC18-024 
\\global\Europe\Liverpool\Jobs\262000\262812-
00  - C02 Central Docks\4 Internal Project 
Data\4-05 Reports\4-05-13 Town Planning\Pre-
App\MEAS\MEAS Advice.docx 
4th October 2018 
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 MME 17724 – the former site of a Dock Gateman’s Office, shown on Gage’s and 

Bennison’s Town Plans of 1835, the Town Plan of 1850 & 1864, but absent from the 
1st Edition OS 1:2500 of 1891. 

 
 This structure lies on the southern edge of the proposed development. 
 
4. An archaeological field evaluation by Headland Archaeology in 2017 in relation to the 

proposed link road to the new Isle of Man Ferry Terminal, revealed the presence of the 
dock wall along with associated structures of an unknown form and function, sandstone 
sett and bituminous floor surfaces, a red brick wall, other historic floor surfaces, 
sequences of made ground deposits and some small remnants of structures, as well 
as a large cast concrete structure probably associated with the sewerage system.  
 
There is therefore a potential for structures and surfaces associated with the late 19th 
and early 20th century modifications to the Dock to be encountered. 

 
5. The CgMs Archaeological Deposit Model (2011), prepared as part of the Liverpool 

Waters development, shows the proposal site to contain areas of high archaeological 
potential. Such areas have been identified within the Liverpool Waters development, 
where feasible, as meriting preservation in situ. Elsewhere within the Liverpool Waters 
development this has been undertaken through a scheme of staged post-permission 
works involving archaeological evaluation, excavation, watching brief and preservation 
in situ by means of a suitable foundation design|. 
 

6. The proposed development site lies with the Liverpool Maritime Mercantile City, World 
Heritage Site Buffer Zone. The World Heritage Site Supplementary Planning 
Document (2009), section 4.7 Dock Water Spaces states: 

 
4.7.2  The surviving docks in the WHS and Buffer Zone represent a significant part of 
the “biggest and most complete system of historic docks in the world” and so any 
development, which would compromise that globally superlative system, would need 
exceptional justification. The historic docks in the WHS and Buffer Zone still show a 
strong homogeneity of design and materials. These docks create a distinctive dockland 
landscape that forms an essential part of the WHS’s character and OUV. It is essential 
that the fundamental integrity of the docks as open water spaces is retained. 

 
4.7.6 The surviving areas of docks in the WHS and Buffer Zone, including historic 
dock retaining walls, quaysides, artefacts and their water spaces should be 
conserved, retained and enhanced. 
 
4.7.7 In this context it is considered inappropriate for existing water spaces within 
the docks that survive within the Buffer Zone to be infilled. The only exception will 
be where permission has previously been granted for partial infilling and where 
circumstances have not changed sufficiently for any similar proposals to be resisted in 
the future. The retention of open water is considered by the council to be highly 
desirable in terms of retaining the character and value of these spaces in both historic 
and urban design terms. 



Merseyside Environmental Advisory Service – delivering high quality environmental advice and sustainable 
solutions to the Districts of Halton, Knowsley, Liverpool, St.Helens, Sefton and Wirral 

 
 

 
4.7.10 Proposals to introduce new active uses in the water spaces and to berth 
vessels and non permanent structures in the water spaces will generally be 
supported, subject to: 
 
i) such uses not creating nuisance to surrounding occupants 
 
ii) such structures not dominating a waterspace by virtue of its coverage 
 
iii) the water space remaining the dominant characteristic element. 

 
4.7.11 Proposals to build permanent structures in the water spaces may also be 
acceptable subject to: 
 
i) the same caveats as in 4.7.10 
 
ii) them not prejudicing water-based activities or the role of the docks as settings 
for surrounding buildings/developments 
 
iii) the role of the docks in demonstrating innovative technologies and method 
of dock construction being safeguarded and transmitted 
 
iv) the community benefit of a new structure being proven to substantially 
outweigh any disbenefits to the cultural heritage 
 
v) the new development being proven to enhance the OUV of the WHS. 

 
All such proposals should therefore generally only occupy a small proportion of 
the overall water space and not dominate that water space. 

 
7. The proposals relating to the cruise terminal that was to previously occupy this area, 

were only permitted as they involved infill of only a small proportion of the Dock, 
required a waterside setting (i.e. one that offered access to the Mersey), involved the 
water space remaining the dominant characteristic element and provided sufficient 
community benefit, and were therefore in accordance with 4.7.10 (iii) and 4.7.11 (iv). 
 

8. The current proposals require infilling of around 50% of the current dock water space,  
are of a type that does not necessarily require a dock-side location (certainly when 
compared to the use as a cruise terminal), and is of a private nature that does not 
confer a community benefit that substantially outweighs the disbenefits to the cultural 
heritage. They are therefore considered to fail to meet the requirements of 4.7.10 (iii) 
and 4.7.11 of the WHS SPD. 
 

9. An application in 2006 (06F/2292) to carry out engineering works so as to narrow and 
re-align the Liverpool Canal Link through Trafalgar and West Waterloo Docks; to bridge 
the canal link at Trafalgar Dock and to backfill the remainder of West Waterloo Dock 
to 0.5 metres below quayside level, using suitable material arising from the 
construction of the canal channel was refused planning permission, as it would be: 



Merseyside Environmental Advisory Service – delivering high quality environmental advice and sustainable 
solutions to the Districts of Halton, Knowsley, Liverpool, St.Helens, Sefton and Wirral 

 
 

 
“detrimental to the setting and views into and out of the Stanley Dock Conservation 
Area and the World Heritage Site; and would serve to irreversibly undermine the 
historic significance of this part of the Liverpool dock system and the World Heritage 
Site Buffer Zone, contrary to guidance in PPG15, UDP Policies HD5 (Development 
Affecting the Setting of a Listed Building) and HD12 (New Development Adjacent to 
Conservation Areas) and World Heritage Site Designation.” 

 
10. The Liverpool Unitary Development Plan (2002) Policy HD16 states: 
 

“There will be a presumption in favour of the preservation of scheduled ancient 
monuments and other nationally important monuments and their settings. Planning 
permission for development which would have an adverse effect on their site or setting 
will not be granted.” 
 
The application, by virtue of the extent of infilling that it will require, is considered to 
have an adverse impact on the Outstanding Universal Value of the WHS, a nationally 
and internationally important site.  

 
11. The Liverpool Local Plan Pre-submission draft, whilst not adopted policy, does convey 

the intended direction the City Council wish to follow, and Policies CC10 a), e), g), 
HD1, HD2 & GI4 all indicate that development that does not accord with the WHS SPD 
guidance and fails to retain the openness of the Docks. water spaces will not be 
permitted. 
 

12. The current proposals are therefore considered to be contrary to Local Plan Policy 
HD16, the World Heritage Site Supplementary Planning Document and emerging Draft 
Local Plan Policies CC10, HD1, HD2 & GI 4. 
 

13. Submission of a planning application for the proposed development as it currently 
stands would be likely to meet with advice from MEAS that planning consent therefore 
be refused. 

 
Habitats Regulations Assessment 
14. The development is immediately adjacent to the Liverpool Bay SPA and is also near 

to the following European sites which are protected under the Habitats Regulations 
2017: 

• Mersey Narrows and North Wirral Foreshore SPA; 
• Mersey Narrows and North Wirral Foreshore Ramsar; 
• Ribble and Alt Estuaries SPA; 
• Ribble and Alt Estuaries Ramsar; 
• Sefton Coast SAC; 
• Mersey Estuary SPA; and 
• Mersey Estuary Ramsar.  

 
15. The proposals will require the infilling of West Waterloo Dock which is functionally 

linked to the above SPA and Ramsar sites. The loss of this functionally linked habitat 
would likely require the provision of significant compensatory habitat to enable the 
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Council to conclude, as part of the Habitats Regulations Assessment, that the 
proposals would not adversely affect the integrity of the European sites.   
 

16. In addition to effects upon qualifying bird species, the development may potentially 
have direct or in combination effects on the features for which the sites have been 
designated due to increased recreational pressure. I advise the following: 

• Recreational pressure is recognised in the formal statutory Conservation 
Advice Packagesi and / or the Site Improvement Plansii as a Medium-High 
risk to qualifying features of the European sites. Recreational pressure is 
also highlighted in the Liverpool City Region Local Plans HRAsiii as a Likely 
Significant Effect in combination with the quantum of residential 
development identified within the Local Plan period in Policies H1 and H2; 
and 

• Details of an assessment of, and mitigation for, the potential for damage to 
the European sites caused by increased recreational pressure (as set out 
in Part Two, paragraph 49) is required. Due to the number and scale of 
recently proposed housing developments with proximity to the European 
sites, this additional information is required to enable the Council to carry 
out an HRA prior to determination. 

 
17. As part of the HRA an in-combination assessment will be required and the onus will be 

on the applicant to obtain and provide details of schemes to be considered during the 
completion of this. This will also require details of plans and projects to be obtained 
from neighbouring authorities including Wirral (e.g. Wirral Waters). 
 

18. To enable the HRA to be completed the following information would also be required: 
• Details of the site as it currently exists (the Ecological Appraisal should 

provide sufficient information on this (see below));  
• Detailed plans including; the total area, areas of site compounds, transport 

routes and the precise location(s) of proposed work; 
• Detailed construction method statement(s) setting out; what work will be 

done, when (an indication of the time of year and how long work will take), 
how the work will be undertaken, if there will be any emissions (such as to 
water, air, disposal to land) and any transport requirements to the site; 

• Clarification as to whether piling will be required and, if so, the piling 
methodology (rotary piling will be preferable to limit noise disturbance 
effects); 

• Details of the materials, machinery and equipment to be used; and 
• An outline Construction Environmental Management Plan which outlines 

pollution prevention measures (this must consider noise, transfer of dust 
and run-off of contaminated surface waters into the adjacent dock and 
estuary). 

 
19. To enable completion of the HRA, the air quality and noise assessments undertaken 

in support of any future development must include the Liverpool Bay SPA as a 
sensitive receptor. This also applies to any assessment of lighting. 
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20. On 12 April 2018, the European Court of Justice issued a judgement (known as People 
Over Wind and Sweetman v Coillte Teoranta) which ruled that measures intended to 
avoid or reduce the harmful effects of a proposed project on a European site can no 
longer be taken into account by competent authorities at the Assessment of Likely 
Significant Effects (ALSE) stage and should instead be assessed within the framework 
of an Appropriate Assessment. This will require a distinction to be made during the 
ALSE between essential features and characteristics of a project (e.g. its nature, scale, 
design, location, frequency, timing and duration) and measures which have been 
added to a project which are intended to avoid or reduce the harmful effects of a project 
on a European site. 
 

21. In addition to the above, various ecological survey and assessments will be required 
in order to inform the HRA. These are discussed further below.  
 

22. The proposed development would remove West Waterloo Dock as an option for 
strategic mitigation for Liverpool Waters (LPA ref: 100/2424). The applicant also needs 
to consider that the mitigation for both the Northern Link Road (LPA ref: 17F/2628) and 
Cruise Liner Terminal (LPA ref: 17O/3230) applications is due to be situated at the 
dock and the proposed development would render it entirely unsuitable for this. West 
Waterloo Dock was identified as a suitable location for the provision of mitigation for 
qualifying bird species due to the fact that there is still tidal interchange and, as a result, 
the dock provides a good food source for water birds. 
 
Ecology  
Ecological Impact Assessment  

23. The applicant has concluded that the proposals, as currently envisaged, will qualify as 
EIA development and that ecology will be scoped into the EIA. I advise that the 
Ecological Impact Assessment (EcIA) must be undertaken in accordance with CIEEMiv 
(2018) guidelines. The EIA and HRA should be coordinated as required by the EIA 
Regulations 2017. 
 

24. I advise that an Ecological Appraisal that meets BS 42020:2013 would be required 
prior to determination of any future planning application in order to inform both the 
EcIA and HRA. Suitably qualified and experienced persons should carry out all surveys 
using appropriate standard survey methods and guidance. See Part Two for further 
information. 

 
25. Earlier in 2018, MEAS agreed a Neighbourhood Ecology and Biodiversity Strategy 

(NEBS) for development in the Princes Dock Neighbourhood to the south (WYG, 18 
May 2018, A106992, Rev 2). This sets out the surveys that will be required in relation 
to development within that neighbourhood and also specified survey methodologies 
and the level of survey effort required. The proposed application site at West Waterloo 
Dock lies outside of Princes Dock Neighbourhood, although it is considered that the 
scope of surveys set out in the agreed NEBS document will also apply to development 
throughout Liverpool Waters area. I therefore advise that the applicant’s ecological 
consultant reviews the NEBS in order to appreciate the scope and level of ecological 
surveys that would be required in support of any future planning application. However, 
further information on specific survey requirements is provided below.  
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Non-breeding birds 

26. I advise that non-breeding bird surveys (undertaken from September to March 
inclusive) would also be required to inform the EIA and HRA. A minimum of 36 hours 
vantage point survey will be required (in accordance with the current best practice for 
vantage point surveys (SNHv, 2014)) and the survey should include the entire zone of 
influence of the proposed development. However, I advise that the applicant’s 
ecological consultant obtains and reviews non-breeding bird survey information 
acquired in relation to the Northern Link Road application and the emerging Isle of Man 
Ferry Terminal proposals. The use of this data may avoid the requirement for full non-
breeding bird survey to be completed on this occasion.  

 
27. The applicant’s ecological consultant should also refer to the TEP (2015) survey of the 

docklandsvi. This survey is now out of date for planning purposes, but may provide 
some useful contextual information.  

 
Breeding birds 

28. Breeding common tern are a qualifying feature of the adjacent Liverpool Bay SPA and 
common tern surveys (from March to June inclusive) would be required prior to 
determination. As for non-breeding birds, the applicant’s ecological consultant should 
review the pre-existing survey information to determine how much additional survey 
work will be required in support of any future planning application. 

 
Aquatic surveys 

29. Surveys for fish and benthic invertebrates would also be required prior to 
determination. An integrated aquatic survey sampling methodology would be needed 
to (i) characterise the aquatic communities / habitats present (ii) enable impact 
assessment to be completed and (iii) advise on any avoidance measures, mitigation 
and compensation needed.  A key point will be to identify potential prey items, such as 
fish species, for any of the designation features of the European sites e.g. cormorant / 
grebe / common tern, which form part of the water bird assemblages. 

 
30. The applicant should be aware of the potential presence of Starlet Sea Amenone 

(Nematostella vectensis) which is a protected species listed on Schedule 5 of the 
Wildlife and Countryside Act 1981 (as amended). It has been recorded in close 
proximity to the application site during site investigations completed in relation to the 
proposals for the Cruise Liner Terminal and Isle of Man Ferry Terminal. 

 
31. The physical and chemical composition of the dock sediments to be removed and/or 

disturbed by the proposed development will need to be known to inform impact 
assessment and mitigation, re-use potential and disposal options e.g. environmental 
permit requirements. 

 
Other matters 

32. The application site lies adjacent to the Mersey Estuary Nature Improvement Area 
(NIA), and any future development should explore opportunities to compliment this. 
Excessive tree planting will not be appropriate on the site, although there are other 
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options for enhancing the site’s ecological value, such as the creation of green walls / 
roof areas. See Part Two for further information. 

 
33. I advise that an integrated approach and liaison between the applicant’s environmental 

specialists would be required to ensure that any future archaeological or intrusive site 
investigation works do not have harmful ecological impacts. 

 
Environmental Impact Assessment (EIA) Scoping 
34. The Environmental Statement that supports the planning application should include 

the following sections as a minimum: 
• A non-technical summary; 
• Detailed scope of works; 
• Reference to key plans and legislation. It is essential that all relevant guidance 

and policies be complied with as appropriate; 
• Detailed baseline review (associated with all development issues); and 
• Detailed integrated assessment of all environmental impacts. This assessment 

needs to take into account the nature of impact (importance, magnitude and 
duration – quantified as appropriate), reversibility of impact, mitigation, 
monitoring measures (including reference to long-term management and 
maintenance measures/plans) and residual impacts.   

 
35. It is proposed that the EIA will include the following: 

• Details of proposal including infilling process; 
• Ecology; 
• Flood risk; 
• Townscape/visual impact; 
• Ground conditions and contamination; 
• Traffic; 
• Air Quality; 
• Noise and vibration; 
• Microclimate. 

 
36. In addition to this, the following chapters should be included in the scope of the EIA: 

archaeology and cultural heritage, climate change (impacts both to and from the 
development) and cumulative (in-combination and synergistic) impacts with other 
developments including the wider Liverpool Waters project.  Low carbon design and 
renewable energy should be considered as part of the application, and consideration 
should be given to how this development will fit in with the Neighbourhood Energy 
Strategy for central docks.   
 

37. It is proposed to scope out population and human health, and waste from the EIA.  
Issues affecting population and human health should be addressed by air quality and 
noise assessments, but subject to the Council being satisfied socio-economics can be 
scoped out.   

 
38. It is agreed that waste can be scoped out, as long as waste is not being proposed as 

part of the infill process, in which case the proposed infill is likely to be considered as 
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waste operation, and full compliance with the Merseyside and Halton Joint Waste Local 
Plan (WLP) will be required.  However, impacts of waste management both during 
construction and operationally will need to be considered in line with the WLP (see 
paragraphs 43 to 45 below). 
 

39. It is important that the conclusions of the environmental impact assessment are 
transparent and that all information used to draw conclusions is clearly presented and 
objective (including survey/assessment results) to enable third party verification.  

 
40. I advise the applicant to consult best practice guidance that could assist in the EIA 

methodology. For example, Environment Agency Best Practice guidance, CIEEM 
Guidelines for Ecological Impact Assessment. 

 
41. The scoping phase of an Environmental Impact Assessment (EIA) presents the best 

opportunity to ensure that all the environmental impacts of a development are 
considered at an early stage. The EIA should also make a clear distinction between 
construction, operational and (if appropriate) decommissioning impacts and include a 
statement with regard to the phasing and timing of works for all site areas.  

 
42. It is important that an integrated approach is taken to the EIA methodology to ensure 

consideration of interactions and in-combination effects. In addition, it is necessary to 
ensure that the results of the assessment are used to inform development design and 
the master plan.  

 
Waste 
43. The proposal is major development and involves excavation and construction activities 

which are likely to generate significant volumes of waste. Policy WM8 Waste 
Prevention and Resource Management of the Merseyside and Halton Joint Waste 
Local Plan (WLP), the National Planning Policy for Waste paragraph 8, bullet point 3 
and Planning Practice Guidance paragraph 49 apply. 
 

44. I advise that any planning application should be accompanied by clear evidence 
showing what steps will be taken to design out waste, minimise waste production and 
how wastes arising will be re-used and recycled, and off-site disposal minimised.  This 
should be in the form of a waste audit or a similar mechanism such as a demolition 
method statement or site waste management plan. 

 
45. Policy WM9 (Sustainable Waste Management Design and Layout for New 

Development) of the Merseyside and Halton Joint Waste Local Plan (WLP) and the 
National Planning Policy for Waste (paragraph 8, bullet point 2) apply. I advise that 
information relating to household and commercial waste storage and collection is 
required by policy WM9 and should be included with any planning application. 
 

Part Two 

Habitats Regulations Assessment 
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46. When considering residential proposals the applicant will need to consider and include 
additional mitigation/preventative measures capable of being incorporated in the 
proposals and/or scheme design that will avoid and/or mitigate recreational pressure 
on the European sites and functionally linked habitat. The Liverpool City Region has 
commissioned a wider strategic approach to visitor and recreation pressure 
management. This work may help inform the delivery of visitor and recreation 
mitigation to protect European Sites within the City Region.  This work is currently on-
going and no firm proposals have been proposed or agreed - it is now scheduled for 
completion in late 2018. 
 

47. Activities which may lead to an increase in recreation pressure include, but are not 
limited to, the following: 

• Active leisure pursuits e.g., cycling, geo-caching, running;  
• Car parking; 
• Dog walking; 
• Events; 
• Recreational activities that are shore-based and/or have an interaction with 

the intertidal zone e.g. horse-riding, kite surfing, sand yachting;  
• Walking and informal recreational access; and  
• Water based activities e.g. kayaking, motorised water sports, sailing. 

48. The mitigation/preventative measures outlined below are not exhaustive and the 
applicant will need to consider an appropriate package that is informed by the location, 
scale and housing mix of the development proposed. I advise that a clear distinction is 
needed between those parts of the proposed development which are essential features 
and characteristics and those which are proposed as mitigation / protective measures 
designed to protected the European sites. 
 

49. Examples of mitigation/preventative measures that could be included in an appropriate 
package: 

• Design and management of public open space outside the proposed 
development boundary to encourage use not on the European coastal sites; 

• Provision of information in sales packs, informing residents of the presence 
and importance of the European sites, and how residents can help protect 
them including an outline ‘responsible user code’; 

• Contributions to develop a visitor / householder ‘responsible coast user 
code’;  

• Contributions to improving and / or managing access to and/or within the 
internationally important nature sites including financial contributions; and 

• Contributions to increase recreation management, wardening including, 
location-specific interventions e.g. signage, path management, habitat 
management including financial contributions. 

 
50. Incorporation of these measures into the development proposal and scheme design, 

based on survey information, may enable the Council to conclude under the Habitats 
Regulations that there is no adverse effect on the integrity of the SACs, SPAs and 
Ramsar sites. 
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Ecology 
51. The following should be included in the Ecological Appraisal which meets BS 

42020:2013: 
• A desktop study and consultation with Merseyside BioBank Local Record 

Centre following CIEEM guidelines (Guidelines for Preliminary Ecological 
Appraisal, December 2017), identifying any records for designated site(s), 
protected and priority species and habitats on site or within a reasonable 
distance, depending upon local factors. However, a data search of 1km 
radius is expected as a minimum;  

• An Extended Phase 1 Habitat survey identifying the habitats present on and 
adjoining the site, with maps, target notes and habitat area (in hectares) 
included within the report, in accordance with methods set out in the JNCC 
Handbook for Phase 1 Habitat Survey (2010);   

• The potential for protected and/or Priority Species to be present and any 
requirements for specialist surveys e.g. breeding birds, bats, water vole. 
Where further specialist surveys are identified, the report should confirm 
when these surveys will be/have been undertaken; 

• Identify ecological impacts upon protected and/or Priority Species or 
Habitats and for designated sites upon the reasons for designation as a 
result of construction work or future site use operation and include 
measures for avoidance and/or mitigation; 

• Identify any invasive and species (Wildlife and Countryside Act 1981 as 
amended), present on the site or within 7m of the site boundary. The 
location and extent of any invasive or injurious weed species should be 
shown on a scaled plan included with the survey report; and 

• Identify appropriate opportunities for the proposed development to help 
improve biodiversity in line with the requirements within NPPF Section 15 
and how this would specifically contribute towards the biodiversity duty 
(Natural Environment and Rural Communities Act 2006), and Government’s 
25 Year Plan. The LCR Ecological Network may help in scoping appropriate 
opportunities and is available at http://www.meas.org.uk/1263 MEAS may 
be able to provide further information to the applicant as the scheme 
progresses as per our discretionary advice services  
http://meas.org.uk/media/7174/I-want-MEAS-Discretionary-Advisory-
Services_v2.pdf. 

 
 
Our advice is based on our understanding of your proposal. If there are any subsequent 
changes to your proposal, or to legislation, policy and/or statutory guidance, when your 
planning application is considered, our advice to Liverpool Local Planning Authority may 
change or raise additional matters. 
 
Our invoice will follow within 14 days as agreed. 
 
Please let me know if you have any specific queries regarding the advice provided. 
 
Lucy Atkinson 

http://www.meas.org.uk/1263
http://meas.org.uk/media/7174/I-want-MEAS-Discretionary-Advisory-Services_v2.pdf
http://meas.org.uk/media/7174/I-want-MEAS-Discretionary-Advisory-Services_v2.pdf


Merseyside Environmental Advisory Service – delivering high quality environmental advice and sustainable 
solutions to the Districts of Halton, Knowsley, Liverpool, St.Helens, Sefton and Wirral 

 
 

Environmental Appraisal and Support Services Team Leader  
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i https://www.gov.uk/government/publications/irish-sea-marine-area-index-map-and-site-packages 
ii http://publications.naturalengland.org.uk/publication/6274126599684096 
iii http://consult.liverpool.gov.uk/portal/draft_liverpool_local_plan?tab=files 
iv CIEEM (2018) Guidelines for Ecological Impact Assessment in the UK and Ireland: Terrestrial, Freshwater, 
Coastal and Marine. Chartered Institute of Ecology and Environmental Management, Winchester. 
v SNH (2014) Recommended Bird Survey Methods to Inform Impact Assessment of Onshore Wind Farms, 
Scottish Natural Heritage 
vi TEP (2015) Assessment of Supporting Habitat (Docks) for Use by Qualifying Features of Natura 2000 sites 
in the Liverpool City Region - Ornithological Report, 4157.005, version 3.0. www.meas.org.uk/1088  

                                            

https://www.gov.uk/government/publications/irish-sea-marine-area-index-map-and-site-packages
http://publications.naturalengland.org.uk/publication/6274126599684096
http://consult.liverpool.gov.uk/portal/draft_liverpool_local_plan?tab=files
http://www.meas.org.uk/1088
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Date: 21 September 2018 
Our ref: DAS 12921/235034 
 

 
  
Ian Ford- Arup 
On behalf of Greg Malouf- Romal Capital 
 
BY EMAIL ONLY 

 
Customer Services 
 Hornbeam House 
 Crewe Business Park 
 Electra Way 
 Crewe 
 Cheshire 
 CW1 6GJ 

 
    0300 060 3900 
   

Dear Ian, 
 
Discretionary Advice Service (Charged Advice):  
DAS 3857/253932 DAS meeting 11 September 2018 
Development proposal and location: Plot CO2 Central Docks, Liverpool Waters 
 
This letter provides a summary of Natural England’s advice following the meeting held on 11 
September 2018. This advice is provided through Natural England’s Discretionary Advice Service and 
in accordance with the Quotation and Agreement dated 4 September 2018. 
 
In addition to attending the meeting Natural England has reviewed the document provided ahead of 
the meeting: “C02 PRE-APP Rev C”.  
 
Natural England role and engagement 
Natural England is a non-departmental public body with a statutory purpose to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. Natural England are a statutory consultee as part of 
the planning application process, providing advice to Local Planning Authorities and other regulators, 
including the Marine Management Organisation.  
 
Natural England can provide quality tailored advice at pre-application, pre-determination and post-
consent stages through the Discretionary Advice Service (DAS). Natural England can ensure that 
appropriate environmental considerations are made at an early stage of a proposal minimising the 
risk of delays later in the consultation process.  
 
Natural England welcomes early engagement on this development within the Liverpool Waters 
Scheme as it provides us an opportunity to highlight important considerations required early on, 
therefore potentially reducing our time taken to respond during the statutory planning stages. We 
would be happy to provide further advice as this proposal as the project develops. We can offer further 
advice through our Discretionary Advice Service on survey design and methods, review of draft 
HRA/EIA documents and provide further advice to support mitigation design. Please contact me at 
the details below to discuss these opportunities further. 
 
Designated sites – general comments 
We can confirm that the proposal is adjacent to Liverpool Bay / Bae Lerpwl Special Protection Area 
(SPA) and approximately 1km from Mersey Narrows and North Wirral Foreshore SPA and Ramsar 
and Mersey Narrows Site of Special Scientific Interest (SSSI). These sites should be considered within 
any environmental assessments to come forward. Further consideration to other designated sites, 
including Sefton Coast Special Area of Conservation and Ribble and Alt Estuaries SPA/Ramsar if 
impact pathways (e.g. recreational pressure) are identified. See additional comments below on 
recreational pressure.   
 

https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals.


 

 

Site citations and further information on the designated sites is available at Natural England’s 
designated sites view system.  
 
Natural England has published Conservation Advice packages which may provide useful information 
to aid the assessment for the Mersey Narrows and North Wirral Foreshore SPA. A full list of the 
available Liverpool City Region packages and supporting guidance is available here: 
https://www.gov.uk/government/collections/conservation-advice-packages-for-marine-protected-
areas. 
 
We currently do not have an updated Conservation Advice package for Liverpool Bay SPA. You may 
find some useful background information available in the original Regulation 35 package. However, 
please note this does not cover the additional features protected through the recent extension of the 
site and only provides advice on red throated diver and common scoter. 
http://publications.naturalengland.org.uk/publication/3236717?category=3212324. 
 
Habitats Regulations Advice and available evidence 
We recommend that you ensure you consider all the relevant bird features (and supporting habitats) 
within a Habitats Regulations Assessment (HRA) and provide clear explanation with supporting 
evidence on the features screened in and out of any assessment coming forward. WeBS data is a 
useful source for evidence of bird numbers and trends https://blx1.bto.org/webs-reporting/.   
 
Please note that breeding common tern is a feature of the Mersey Narrows and North Wirral 
Foreshore and foraging common terns are protected through Liverpool Bay SPA. Evidence of foraging 
common terns utilising the River Mersey is available and you should ensure that this feature is 
assessed within any assessment coming forward. You may find this reference useful information to 
aid your assessment; 
http://publications.naturalengland.org.uk/publication/6688364374786048  
 
An additional tool which you may find useful to aid your assessment of the proposed works and 
provide additional references and guidance (particularly for noise disturbance) is the Bird Mitigation 
Toolkit. Further information on noise disturbance and useful references may be found within the 
Conservation Advice packages as mentioned above. We advise that noise impacts should be 
considered for designated bird features inside designated sites and for functionally linked supporting 
habitats outside designated sites. 
 
We advise that there may be sufficient evidence available through recent development planning 
applications that are in the vicinity of the proposed works. Any gaps within the evidence should be 
identified and supplemented with additional survey work as required to ensure the HRA is supported 
by a robust evidence base.  
 
Functionally Linked Land 
Natural England advises that the docks and waterfront area are likely to provide supporting functional 
habitat (feeding and roosting) for birds from a number of internationally important sites including  
Liverpool Bay SPA and Mersey Narrows and North Wirral Foreshore SPA/Ramsar and therefore 
consideration of impact to the function of these areas is required within the HRA. Natural England 
would expect to see a thorough assessment of the potential impact of dock infilling on ecological 
receptors.  
 
In combination assessment   
We advise that as part of any in combination assessment you consider all schemes which may impact 
on the interest features of the designated sites. This could include plans or projects from neighbouring 
Local Planning Authorities (Liverpool City Council and Wirral Council) and the Marine Management 
Organisation.  
 
Mitigation measures  
Natural England cannot provide detailed advice on potential mitigation measures at this stage, 
however we would be happy to provide further advice through our Discretionary Advice Service once 
a HRA has been drafted.  

https://designatedsites.naturalengland.org.uk/
https://www.gov.uk/government/collections/conservation-advice-packages-for-marine-protected-areas
https://www.gov.uk/government/collections/conservation-advice-packages-for-marine-protected-areas
http://publications.naturalengland.org.uk/publication/3236717?category=3212324
https://blx1.bto.org/webs-reporting/
http://publications.naturalengland.org.uk/publication/6688364374786048
http://bailey.persona-pi.com/Public-Inquiries/M4%20-%20Revised/11.3.67.pdf
http://bailey.persona-pi.com/Public-Inquiries/M4%20-%20Revised/11.3.67.pdf
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals


 

 

 
People Over Wind ruling 
Those undertaking HRAs should be aware of a recent ruling made by the Court of Justice of the 
European Union (the CJEU) on the interpretation of the Habitats Directive in the case of People Over 
Wind and Sweetman vs Coillte Teoranta (ref: C 323/17). The case relates to the treatment of 
mitigation measures at the screening stage of a HRA when deciding whether an appropriate 
assessment of a plan/project is required. The Court’s Ruling goes against established practice in the 
UK that mitigation measures can, to a certain degree, be taken into account at the screening stage. 
As a result, Natural England advises that any “embedded” mitigation relating to protected sites under 
the Habitat Regulations 2017 Regulation 63 (1) should no longer be considered at the screening 
stage, but taken forward and considered at the appropriate assessment stage to inform a decision as 
to whether no adverse effect on site integrity can be ascertained. In light of the recent case law, any 
reliance on measures intended to avoid or reduce harmful effects at the likely significant stage is 
vulnerable to legal challenge.  
 
Recreational pressure  
Recreational disturbance to internationally protected coastal sites is an issue across the Liverpool 
City Region. This pressure is a particular issue through in-combination effects, for example additional 
housing may result in additional recreational visits, and therefore increase disturbance at the coastal 
designated sites.  We advise that you consider the impact of recreational disturbance resulting from 
the additional residential dwellings proposed, within a HRA.  
 
We are aware that the Local Planning Authorities (LPAs) around the Liverpool City Region are 
currently considering the scope for a city wide strategic mitigation measure for recreational 
disturbance. This will help LPAs and developers address the issues arising from additional housing, 
thus helping deliver compliance with the Habitat Regulations and contribute to sustainable 
development. However, we are currently unclear whether this measure will be adopted within the 
timescales of the proposed development.  
 
In the event that a strategic mitigation scheme is not available, Natural England would continue to 
encourage consideration of recreational disturbance at a strategic level, however in the absence of 
this, individual projects will need to provide mitigation (if required) on a case by case basis.   
 
Strategic Mitigation 
We are aware of a number of developments coming forward in the vicinity of the works and as part of 
the Liverpool Waters Scheme, each development may have individual proposed mitigation measures, 
therefore you would need to ensure that this proposal does not undermine any other proposed 
mitigation in the vicinity of the development. With that in mind we strongly encourage the consideration 
of a strategic approach to mitigation across the Central Docks and wider Liverpool Waters Scheme.  
 
There is an opportunity for future proposals to contribute to a strategic approach in which mitigation 
measures and biodiversity enhancements across the whole scheme can be considered together. This 
strategic approach will ensure that nature conservation is duly considered amongst all the 
developments, and potentially allows developers an opportunity to have more certainty in gaining 
permissions for their proposals. We would welcome further discussion with the applicants and the 
landowner in regards to developing a strategic approach across the Liverpool Waters site. 
 
Marine Environment and dock infill comments 
Natural England would expect to see consideration of the impact of potential dock infill on the 
supporting function of the dock waters in relation to qualifying features of the SPAs as mentioned 
above within the HRA. Potential impacts on the wider marine environment should also be considered 
within the Environmental Statement.  
 
We would expect to see further details on the methods and materials to be used for dock infill and will 
provide additional comments and advice on this in due course. However, the material used should be 
inert and demonstrated that it is free from contamination. 
 
As stated above, we are aware that survey work from adjacent developments could provide useful 



 

 

evidence to support  an application, including marine benthic survey work that has been undertaken 
for the proposal of the Isle of Man Ferry Terminal relocation. However, with the proposal of dock infill 
we would expect to see additional survey work to further understand the marine ecology of the West 
Waterloo dock, therefore providing additional supporting information to inform the environmental 
assessment of the proposal. We would expect to see sufficient survey effort through benthic grabs 
and wall scrapes. Natural England can offer further advice regarding appropriate survey design  
through our Discretionary Advice Service.  
 
Natural England is aware of records of Nematostella vectensis (starlet sea anemone) in the River 
Mersey close to the development site. This species is protected under Schedule 5(9) of the Wildlife 
and Countryside Act (1981). We would encourage the developer to ensure that this species in 
considered when designing survey work. Further advice on marine schedule 5 species can be found 
on: https://www.gov.uk/government/publications/protected-marine-species  
 
We advise any survey work also aims to identify marine invasive species, further consideration to any 
desk based evidence regarding invasive species would be useful to therefore provide baseline 
evidence of whether any invasive species are present within West Waterloo dock and further 
understand if there is a potential risk of spread of invasive species. The UK has a target within the 
Marine Strategy Framework Directive to reduce the risk of introduction and spread of non-native 
species through improved management of high risk pathways and vectors. Invasive non-native 
species (INNS) do and can cause significant impacts to our native biodiversity through competition 
and disease and to our economy, as they are often costly to control or eradicate.  
 
We advise for completeness that you seek additional advice on potential impacts from the proposed 
works on migratory fish from the Environment Agency.  
 
Any works that take place below mean high water (MHW) would be subject to a marine licence from 
the Marine Management Organisation (MMO), we encourage you to confirm that a marine licence is 
not required for any aspect of the proposed works. Please see the MMO website for more information 
https://www.gov.uk/guidance/do-i-need-a-marine-licence.  
  
Biodiversity enhancement 
We would encourage you wherever possible to consider any opportunities for biodiversity 
enhancements and these should be incorporated into the project design. This is in accordance with 
NPPF Paragraph 175d which states that ‘opportunities to incorporate biodiversity in and around 
developments should be encouraged, especially where this can secure measurable net gains for 
biodiversity’, Section 40(3) of the Natural Environment and Rural Communities Act (2006) which 
states that ‘conserving biodiversity includes, in relation to a living organism or type of habitat, restoring 
or enhancing a population or habitat’. Biodiversity 2020: A strategy for England’s wildlife and 
ecosystem services and Making Space for Nature (2010) also provide strong drivers for the inclusion 
of biodiversity enhancements through the planning process. 
 
 
If you have any further queries regarding this letter then please contact me at the details below.  
 
This letter concludes Natural England’s Advice within the Quotation and Agreement dated 4 
September 2018. 
 
Yours sincerely,  
 
Amanda Yeomans 
Lead Adviser,  
Coast and Marine (Cheshire, Greater Manchester, Merseyside & Lancashire Area Team) 
Amanda.yeomans@naturalengland.org.uk 
cc. commercialservices@naturalengland.org.uk  
 

 The advice provided in this letter has been through Natural England’s Quality Assurance process.  
The advice provided within the Discretionary Advice Service is the professional advice of the Natural England adviser named 

https://www.gov.uk/government/publications/protected-marine-species
https://www.gov.uk/guidance/do-i-need-a-marine-licence
mailto:Amanda.yeomans@naturalengland.org.uk
mailto:commercialservices@naturalengland.org.uk


 

 

above. It is the best advice that can be given based on the information provided so far. Its quality and detail is dependent 
upon the quality and depth of the information which has been provided. It does not constitute a statutory response or 
decision, which will be made by Natural England acting corporately in its role as statutory consultee to the competent 
authority after an application has been submitted. The advice given is therefore not binding in any way and is provided 
without prejudice to the consideration of any statutory consultation response or decision which may be made by Natural 
England in due course. The final judgement on any proposals by Natural England is reserved until an application is made 
and will be made on the information then available, including any modifications to the proposal made after receipt of 
discretionary advice. All pre-application advice is subject to review and revision in the light of changes in relevant 
considerations, including changes in relation to the facts, scientific knowledge/evidence, policy, guidance or law. Natural 
England will not accept any liability for the accuracy, adequacy or completeness of, nor will any express or implied warranty 
be given for, the advice. This exclusion does not extend to any fraudulent misrepresentation made by or on behalf of Natural 
England. 
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