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PLANNING STATEMENT
LAND BETWEEN NORFOLK STREET AND BRICK STREET
May 2015

Introduction

1.1

1.2

This Planning Statement supports a full planning application submitted by PHD1
Construction Ltd for two parcels of land between Norfolk Street and Brick Street
(flanked by St. James Street and Jamaica Street at either end), Liverpool that seeks
permission for the demolition and clearance of all existing structures and the
erection of two buildings (referred to as Phases 2 and 3) comprising a mix of 125
apartments (1 bedroom and studios) [Phase 2], 72 student studio apartments [Phase
3], Class B1(a) office uses, gallery space (Class D2), and small scale Class A1, A2, A3,
A4 and/or D1 uses, with associated 41 car parking spaces, =cycle parking, plant /
storage / reception areas, pavement café / terrace and hard and soft landscaping.
The application also proposes the change of use of the 3 storey brick building (43
Jamaica Street) to form self contained Class Bla and / or A2 offices, reverting from
its current use as staff quarters / storage associated with the wider City Sheds

business, and minor external alterations to include new doors and windows.

_._
PHASE-1-$ARPRROVED] w RHASE3 AND OPEN.SPACE-..

As the plan above makes clear, the application site is split on either side (west and
east) of Phase 1 of our client's comprehensive development planned along this
stretch of Norfolk Street. The Phase 1 application was approved on 13 February
2015, and work will be starting on site imminently. That application (ref: 14F/0829)

promoted the development of eyesore land midway along Norfolk and Brick Streets
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1.2

This Planning Statement supports a full planning application submitted by PHD1
Construction Ltd for two parcels of land between Norfolk Street and Brick Street
(flanked by 5t. James Street and Jamaica Street at either end), Liverpool that seeks
permission for the demolition and clearance of all existing structures and the
erection of two buildings {referred to as Phases 2 and 3) comprising a mix of 125
apartments {1 bedroom and studios} [Phase 2], 72 student studio apartments [Phase
3], Class B1(a} office uses, gallery space {Class D2), and smal! scale Class Al, A2, A3,
A4 and/or D1 uses, with associated 41 car parking spaces, =cycle parking, plant /
storage / reception areas, pavement café / terrace and hard and soft landscaping.
The application also proposes the change of use of the 3 storey brick building (43
Jamaica Street) to form self contained Class Bla and / or A2 offices, reverting from

its current use as staff quarters / storage associated with the wider City Sheds

business, and minor external alterations to include new doors and windows.

As the plan above makes clear, the application site is split on either side {west and
east) of Phase 1 of our client’s comprehensive development planned along this
stretch of Norfolk Street. The Phase 1 application was approved on 13 February
2015, and work will be starting on site imminently. That application (ref: 14F/0829)

promoted the development of eyesore land midway along Norfolk and Brick Streets
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4 i

forapart 11/ part 9 store\} building comprising 123 student apartments and studios
‘_ |

(sui generis use) (94 x 3 bed apartments and 29 studios) with associated communal

I |
hub, plant room, cycle store, bin store and courtyard plus 12,835 sq.ft of Class B1

creative workshop space atiground andg first floor levels,
b

Phase 2 (the subject of thia application) will abut the Phase 1 development to the
immediate east. This 9 s_E‘.orey building (ground plus 8 floors) will comprise 125
apartments (1 bedroom anEj studios), 545 sqm of Class Bla or A2 office space, S3
sqm of community meeting space 185 gallery space (Class D2), and 41 basement car
parking spaces. To the east of the building {up to St. James Street) an attractwe area
of open space will be created to repiace what is currently a somewhat bland and

)
uninspiring plot of underuseti green space. 1

E
Phase 3 (also the subject of!‘tthis application) will abut the Phase 1 developmént to
the immediate west. This 9 gtorey building (ground plus 8 storeys) will comprise 72
student studios, two small ct)mmercial units {172 sqm and 225 sqm respectively) in
any combination of Class A1} A2, A3, A4, AS or D1 {créche / day nursery}, external
eating / drinking space, 185 :;!qm of gallery space (Class D2), and 112.5 sgm of Class

A2 and / or Bla office space. ! i

|

The proposal has been discussed at pre-application stage with the LPA, and the
B |

advice received has been positive, and described as ‘exciting’. All of the issues raised

i N . ‘o
have been addressed and arelrecorded elsewhere in this Planning Statement and in
1

the remainder of the supporting information, !

. , i ,
This Planning Statement acts!as an ‘umbrella’ document to support the planning

application. It is intended to"?bring all key planning-related issues together in t.me
place, and, to assess the proposal against relevant planning policies. However, it is
important that this Planning Statement is not read in isolation. It forms only one
part of a comprehensive package of documents and drawings which — conside[ed

together — support the planning application. |

The application is based on thellfollowing :

!
* Application forms and certificates;

ROMAN SUMMER Associates Ltd ; Page |
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* Application fee of £43,654. This is based on the creation of 197 residential units

and 1,424.5 sqm of mixed commercial floorspace;

* This Planning Statement (Roman Summer Associates Ltd);

¢ Design and Access Statement {(BLOK Architects);

e Transport Statement (including MASA) {DTPC);

*  Travel Plan Framework (DTPC);

¢ Tree Survey (Woadland Solutions); and

* Drawings as per the submitted drawing schedule (BLOK Architects).

1.8 It should be noted that, at an early stage in the application

process, detailed

landscaping plans will be submitted, particularly in relation to the reworked area of

open space that marks the eastern end of the site (adjacent to St. James Street).

19 The remainder of this Planning Statement is structured as follows:

*  Section 2.0 describes the site, surroundings, background and proposed

development;

* Section 3.0 summarises national and local planning policies relevant to the

application;

+ Section 4.0 assesses the proposed development against planning policy and

addresses other material considerations;

*  Section 5.0 sets out our conclusions.

ROMAN SUMMER Associates Ltd
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2.0 Description of the Site, Surroundings & Proposal

The Site

23 The application site is 0.31324 hectares in total (Phase 2 = 0.15216 ha / Phase 3 =
0.08168 ha + 0.0794 ha open space flanking St. James Street) and lies around 0.5km
to the south of Liverpool City Centre, within the ‘Baltic Triangle’. It is also located

within the ‘buffer zone’ of the Liverpool World Heritage Site.

22 The site sits in a mixed zone of partly vacant, derelict industrial / commercial land
and premises, albeit recent and current residential-focused development has kick-

started regeneration within the Baltic area.

2.3 The application site covers three distinct parcels of land. Aside from the fine
historic building on the ‘City Sheds’ site (43 Jamaica Street), both parcels of land are

in unkempt condition and undoubted eyesores flanking two busy roads (Jamaica

ROMAN SUMMER Associates Ltd Page |4
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Street and St. James Street). There are no buildings of architectural merit on the

site. They offer a poor appearance and are in urgent need of regeneration.

2.4 The Baltic area was historically a zone for industrial uses. In recent years, this
character has begun to change, and now includes several large residential schemes

along with hotels and food, drink and entertainment uses.

2.5 The site sits in the mid eastern section of the Baltic Triangle. This part of the city is
in the process of regeneration and is identified by the City Council as an eclectic
and vibrant mix of residential and business activities, with the need to improve

linkages and connections within the area and to / from adjacent parts of the city.

2.6 There is an increasing amount of modern development coming forward nearby (see
photographs on following page). Most of these new developments are residential

focused, reflecting the sentiment of the ‘Baltic Manifesto’ :

‘The strateqy is simple. Fill the area with people and the rest will follow.’

ROMAN SUMMER Associates Ltd Page |5
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2 \iew ol nearby warehousas 3 View of Women's Organisaton and nearby student scosmmodation

4 View of nearty cafe on Jamaica Strest 5 View of neighbouring industrial units

The site is not located in a Conservation Area and there are no immediately

proximate listed buildings.

PROPOSAL

The application seeks full planning permission for two parcels of land between
Norfolk Street and Brick Street, Liverpool that seeks permission for the demolition
and clearance of existing structures and the erection of two buildings (referred to
as Phases 2 and 3) comprising a mix of apartments, student accommodation, Class
Bl(a) office uses, gallery space (Class D2), and small scale Class Al, A2, A3, A4
and/or D1 uses, with associated car and cycle parking, plant / storage / reception

areas, pavement café / terrace and hard and soft landscaping.

The application site is split on either side (west and east) of Phase 1 of our client’s
comprehensive development planned along this stretch of Norfolk Street. The
Phase 1 application (see image below) was approved on 13 February 2015, and

work will be starting on site imminently.

ROMAN SUMMER Associates Ltd Page |6
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2.10 That application (ref: 14F/0829) promoted the development of eyesore land
midway along Norfolk and Brick Streets for a part 11 / part 9 storey building
comprising 123 student apartments and studios (sui generis use) (94 x 3 bed
apartments and 29 studios) with associated communal hub, plant room, cycle
store, bin store and courtyard plus 12,835 sqg.ft of Class B1 creative workshop
space at ground and first floor levels.

ROMAN SUMMER Associates Ltd Page |7
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2.11 Phase 2 (the subject of this application) will abut the Phase 1 development to the
immediate east. This is located on land known as the ‘Liver Grease’ site. This 9
storey building (ground plus 8 floors) will comprise 125 apartments (1 bedroom
and studios), 545 sqm of Class Bla or A2 office space, 53 sqm of community
meeting space, 185 gallery space (Class D2), and 41 basement car parking spaces.
To the east of the building (up to St. James Street) an attractive area of open space
will be created to replace what is currently a somewhat bland and uninspiring plot
of underused green space.
2.12 Phase 2 also includes 16 cycle spaces at ground floor level and 100 cycle spaces
and 4 pool cycle spaces in the basement.
[ oS ok e v e |
Basement 4 0 [ 0 0 0
| Ground floor | 0 395 53 185 ] 0
First fioor 150 4 8
Second floor 0 4 16
Third floor 0 4 16
Fourth floor ] 0 0 0 4 16
Fifth floor ] 0 0 0 4 16
‘Sudh fioor [ 0 0 2 1
Sevenin floor 0 0 0 1 10
Eighth floor 0 0 0 1 5

Phase 2 Accommodation Schedule (by floor)

213

2.14

2.15

Phase 3 (also the subject of this application) will abut the Phase 1 development to
the immediate west. This 9 storey building (ground plus 8 storeys) will comprise 72
student studios, two small commercial units (172 sqm and 225 sgm respectively) in
any combination of Class A1, A2, A3, A4, AS or D1 (créche / day nursery), external
eating / drinking space, 185 sqm of gallery space (Class D2), and 112.5 sqm of Class
A2 and / or Bla office space.

Phase 3 includes the incorporation of 26 secure cycle spaces (more than 18 based

on previous agreed 1:6 ratio) at ground floor level, and 8 visitors cycle spaces.

The application also proposes (as part of Phase 3) the change of use of the 3 storey
brick building (43 Jamaica Street) to form self contained Class Bla and / or A2

offices, reverting from its current use as staff quarters / storage associated with

ROMAN SUMMER Associates Ltd Page |8
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the wider City Sheds business, and minor external alterations to include new doors
and windows. This characterful building can be seen in the foreground on the CGI
image below, which also includes the approved Phase 1 development in the
background, and the image beneath that shows the building in the context of the

Phase 3 proposal (far right).

43 Jomaica Street in foreground, with the approved Phase 1 scheme behind

43 Jomaica Street to the far right, shown in context with the proposal Phase 3

ROMAN SUMMER Associates Ltd Page |9
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Caté Retail Studios Commercial
No.

0
o
12
12
12
10
8

BlBS
Doaoaaobqb

Phase 2 Accommodation Schedule (by floor)

2.16 The apartments forming Phase 2 will comprise 24 x 1 bedroom apartments and
101 x single bedroom studio apartments for unrestricted Class C3 use [125

apartments total].

2.17 5% (6 no) will be wheelchair accessible (apartment numbers ;: 112, 201, 218, 301,
401 and 501) (refer to Design & Access Statement for details),

2.18 The accommodation within Phase 3 is focused on students, as complementary to
that approved under Phase 1. 72 studio rooms are proposed in total (and no

‘clusters’).

2.19 41 basement car parking spaces will be provided within the Phase 2 scheme,
equating to 33% parking provision (considerably more than other schemes
approved elsewhere in the Baltic, certain of which are providing no parking

whatsoever).

2.20 In total, the scheme (Phases 2 and 3 combined) will provide 154 cycle parking

spaces.

221 The above parking commitment and other sustainable travel measures are
explained in the Framework Travel Plan (DTPC), which we anticipate will be

conditioned as an approved document to ensure ongoing monitoring.

ROMAN SUMMER Associates Ltd Page |10
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2.22 As noted earlier, a high quality hard and soft landscape scheme is proposed, and it
is worth noting the extent of attention paid to the open area of land that sits to the
immediate east of the Phase 2 development (flanking St. James Street) [see photo

above].

2.23 The LPA has encouraged the inclusion of that parcel of land as part of a
comprehensive package of works to cover the entire block between St. James

Street (east) and Jamaica Street (west).

PRE-APPLICATION DIALOGUE

2.24 The proposal has been discussed at pre-application stage at three meetings
involving the Local Planning Authority and the Council’s Urban Design Officer and
Highways.

2.25 The response was positive, and the scheme described as ‘guite exciting’. The

comments received are reproduced below in the interests of comprehensiveness :

The applicant outfined his business model and gave some background on the type of development
he is interested in promoting in Liverpool. This combines high quality building design, a mix of
uses and accommodation which offers hotel style facilities and management arrangements. It was
acknowledged that the recently approved Pall Mall scheme has considerable merit in design terms.
The first scheme in Liverpool was Falkland House which was not a great success in design terms
but ‘lessons have been learned'.

The funding model works best with a fast turn-around on planning permission and, generally, an
immediate start on site following approval. It was agreed that a full pre-application process assists

ROMAN SUMMER Associates Ltd Page |11



PLANNING STATEMENT

LAND BETWEEN NORFOLK STREET AND BRICK STREET
May 2015

in ensuring alf major issues are resolved prior to submission and avoids delays in determination. It
was also emphasised that many standard planning conditions require submission and agreement
of detaifs prior to a start on site, so it is advisable that details come in with the application if there
is an intention to commence on site straight after pfanning permission is issued. ft was noted that
there have been delays in discharging contaminated land conditions.

The design approach was presented. Sam Campbell from Urban Design was unwell and therefore
not present at the meeting. It was emphasised thal the revised design would need fo be
considered and discussed with her prior to issuing comments on design. 5am is on leave this week
and will be back in the office on 14% April. |8 expressed some reservations about the design of
Phase 2 but it was agreed that the scheme as a whole would be discussed with Urban Design prior
to comment.

Pl indicated that the accommodation is designed with the Chinese market in mind in terms of initial
sales and occupation. The property’s proximity to Chinatown is seen as positive and he is
interested in strengthening links from Chinatown through into the Baltic Triangle.

The proposed Phase 2 accommodation comprises studios (between 28 and 30sgm) and 1
bedroom flats as standard residential and Phase 3 (facing Jamaica Street) would be 3 bed student
units. The first foor living spaces lo St James Street show kitchen and bathroom furniture against
the glazing — detail on how this is to be workable is needed. Amently space is provided in the form
of roof terraces within Phase 3 and a courlyard within Phase 2.

RG was passed a copy of the D(LG statutory guidance issued on 27 March, ‘Technical housing
standards — nationally described space standard. Link to the document:
https./fwww.gov.uk/government/publications/technical-housing-standards-nationally-described-
space-standard This is clearly a very new piece of national guidance. | have asked RG to let me
have his comments on this.

Public Art was discussed and it was suggested that work by a well known US artist may be
incorporated into the scheme afong with suggestion that projections onto faces of the building fo
Jamaica Street.

The current Mayoral review of student housing was briefly discussed. This will take place in Aprif
and the likely outcome is at present unclear, There has been a degree of concern about the Baltic
area as a location for student accommodation because the area is achieving some considerable
success as an area for digital and creative business and a large amount of student accommodation
could have a negative impact upon this. However, it was acknowledged that the developer has
worked closely fo local creative businesses and the scheme offers workspace and gallery space,
along with the residential accommodation. RG emphasised that the viability of the scheme
depended on the student accommodation.

Car parking was discussed, AD reported his observations having surveyed the area and made a
number of suggestion about traffic management generally and a possible approach to the 70%
guide for car parking (as set out in the transport SP0). The scheme includes a 39 space car park
and the option of funding a study of parking requirements was proposed. SW fo consider and
respond.

The design of the St James Street section of development is refiant upon the space fo 5t James
Street remaining as open space. This space adds considerable value to the attractiveness of the
scheme and given that it is efevated to face an open space it is important that this is within the
application. Pf advised that this area should be included within the red line for the application. It
was noted that a part of this land s dly council owned and part privately owned. RG has

ROMAN SUMMER Associates Ltd Page |12
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subsequently contacted PJ to discuss leaving this area out of the planning application and then
adding it in after 21 days (the time required for owner notification). The ownership issues in
respect of this land will need to be resolved as part of the application process. There are some
large trees on the site which soften this edge.

This section of green space element could potentially be a reason to reduce s106 contributions.

Overall the scheme offers an exciting mix of workspace, gallery and leisure uses with residential
giving it potential to add significant economic value fo the area.

Timescales for submission were discussed. We recommend that submission is held untif final pre-
app comments are issued; this would be at the end of next week. It is understood that Pl is keen to
submit as soon as possible so the application may come in before this. We are willing to work with
you whichever route is adopted although the former is our preference, particularly as Urban Design
and Highway comments have yet to be issued.

All comments received have been given due consideration and the proposal has

been shaped accordingly.

APPLICATION FORM - FLOOR SPACES

The Portal’s application form does not aillow for flexibility when inserting the mix
proposed uses / floorspaces. As such, rather than rely on the floorspaces on the
application form, we encourage the LPA and others to rely on the descriptions and

extent / mix of floorspaces set out in this Planning Statement.

ROMAN SUMMER Associates Ltd Page |13
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31

3.2

3.3

34

3.5

3.6

T —
This section summarfées the planning policy context against which the application

i i .
falls to be considered. These policy strands will then be considered further in
1 ;

Section 4.0 of this Statement. ' o

[
il
|

NATIONAL PLANNING POLICY FRAMEWORK (NPPF) P
i R
The NPPF was published on 27 March 2012.

; I
| B
Fs ¥

Paragraph 12 makes |t clear that the NPPF does not change the statutory status of
the development plan as the starting point for decision maklng Proposed

development that accords with an up-to-date Local Plan should be approved, whilst
|
] :
development that conflicts should be refused, unless other material considérations
4. o
indicate otherwise. Paragraph 2 confirms that the NPPF is a material consideration

d ' |
in planning decisions. i .
1
Paragraph 187 states that : |

. P 1
‘Local planning authorities should look for solutions rather than problems, and

decision-takers at every level should seek to approve applications }or sustainable

i

development where possible. Local planning authorities should work pfoattiveiy

with applicants to secure developments that improve the economic, social and

4 !
environmental conditions of the area.’

! . |
!

From the outset, the NEPF asserts that development that is sustainable should go

q.

ahead “without d.?h'.'yr and that a presumption in favour of sustamable
!

development should be the basis for every planning decision. '

|
I '
Paragraph 6 states that the purpose of the planning system is to contrlbute to the
i
achievement of sustainable development. This is elaborated in paragraph 7, which
i b
suggests that there are three dimensions to sustainable development: economic,

social and enwronmental ‘These dimensions give rise to the need for the planmng
system to perform a number of roles: ;
: : |
! .
i 1 |
1 !

v

ROMAN SUMMER Associaté!s Ltd
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an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the
right places and at the right time to support growth and innovation;

a social role — supporting strong, vibrant and healthy communities, by providing
the supply of housing required to meet the needs of present and future
generations; and by creating a high quality built environment, with accessible
local services that reflect the community’s needs and support its health, social
and cultural well-being; and

an environmentql role — contributing to protecting and enhancing our natural,
built and historic environment; and, as part of this, helping to improve
biodiversity, use natural resources prudently, minimise waste and pollution, and
mitigate and adapt to climate change including moving to a low carbon

economy.

Paragraph 14 reinforces the message about ‘sustainable development’. It states that
the presumption in favour of sustainable development lies at the heart of the NPPF,
and describes this as “o golden thread running through both plan-making and

decision-taking”. For decision-taking this means:

approving development proposals that accord with the development plan

without delay; and

where the development plan is absent, silent or relevant policies are
out-of-date, granting permission unless 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.

Paragraph 17 states that, within the overarching roles that the planning system
ought to play, 12 core land-use planning principles should underpin both plan-

making and decision-taking. These include (with our emphasis} :

Planning should not simply be about scrutiny, but instead be a creative exercise
in finding ways to enhance and improve the places in which people live their

lives

ROMAN SUMMER Associates Ltd Page |15
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*  Planning shouldl proactively drive and support sustainable economic

development to dehver the homes business and industrial-units, mfrastructure
i ;
and thriving local places that the country needs. ‘i
| !
Planning should al'ways seek to secure high quality design and a good standard

of amenity

l
'1
il

: .i !
Planning should support the transition to a low carbon future in a changing

climate, taking fulliaccount of flood risk and coastal change, and encourage the

i
reuse of existing i\resources, including conversion of existing buildings, and

encourage the use of renewable resources '

Planning should en'courage the effective use of land by reusinb land that has
been previously de;fzéloped (brownfield iand) !
* Planning should prcl>mote mixed use developments |
Planning should agtwely manage patterns of growth to make tlhe fuﬂest
possible use of pub_?_tc transport, walking and cycling |

Paragraph 19 confirms:: that the Government is committed to ensuring that the
planning system does iefyerything it can to support sustainable economic growth.
Planning should openlate to encourage and not act as an iimpedim;ent to
sustainable growth. Thllérefore 5ignifi¢ant weight should be placed on thle nLeed to

support economic growth through the planning system. ,
i |
i

Paragraph 22 suggests that planning policies should avoid the long term protection

of sites allocated for er:hployment use where there is no reasonable prospect of a
|

site being used for that purpose. Land allocations should be regularly reviewed.

Where there is no reasonable prospect of a site being used for the' allocated

employment use, applit:}at.'ans for alternative uses of land or buildings should be

treated on their merits havmg regard to market signals and the re:'atwe need for

¢ 1

different land uses to support sustainable local communities. |
i!l |

Paragraph 49 suggests] hthat housing applications should be considered in the

context of the presump tion in favour of sustainable development. |
i ] ;
Paragraph 50 makes it clear that councils should look to deliver @ wide choice of

[ 1
high quality homes, |Lfiden opportunities for home ownership and create
- , ) 1

sustainable, inclusive and mixed communities. l
Il !

s ;
ROMAN SUMMER Associates Ltd Page |16
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Paragraph 56 carries forward the sentiment of previous policy statements that the
Government attaches great importance to the design of the built environment.
Good design is a key aspect of sustainable development, is indivisible from good
planning, and should contribute positively to making places better for people.

Planning policies and decisions should aim to ensure that developments:

¢ will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;

* establish a strong sense of place, using streetscapes and buildings to create
attractive and comfortable places to live, work and visit;

* optimise the potential of the site to accommodate development, create and
sustain an appropriate mix of uses (including incorporation of green and other
public space as part of developments) and support local facilities and transport
networks;

* respond to local character and history, and refiect the identity of local
surroundings and materials, while not preventing or discouraging appropriate
innovation;

* create safe and accessible environments where crime and disorder, and the fear
of crime, do not undermine quality of life or community cohesion; and

* are visually attractive as a result of good architecture and appropriate

landscaping.

Paragraph 60 confirms that planning policies and decisions should not attempt to
impose architectural styles or particular tastes and they should not stifle innovation,
originality or initiative through unsubstantiated requirements to conform to certain
development forms or styles. It is, however, proper to seek to promote or reinforce

local distinctiveness.

Paragraph 111 states that planning policies and decisions should encourage the
effective use of land by re-using land that has been previously developed

(brownfield land), provided that it is not of high environmental value.

ROMAN SUMMER Associates Ltd Page |17
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National Planning PT_actice Guidance (NPPG)

3 .
| . 1
E

3.16  On 6 March 2014 the pepartment for Communities and Local Government Iaunched
its new Planning Practllce Guidance web-based resource. This was accompanred by a
Written Ministerial Sta_tement, which included a list of the previous planning practice
guidance documents c’.%’:;ricelled when this site was launched. . !

|
3.17

bt \ . . 3]_
The PPG echoes the NPPF in stating that good quality design is an integral part of
sustainable developme'nt and is about creating places, buildings, or spaces that work

well for everyone, Iook good, last well, and will adapt to the needs of future
|‘|

generations. In particular, the Guidance states that the following key issues: should
be considered in develqp'ment: ‘ ¢
' |
local character (including tandscape setting)
1
safe, conn({?;ted and efficient streets

a network :;'Qf greenspaces (including parks) and public places 5
i ‘ ‘*
crime prevention

security measures
[
access and inclusion

efficient use of natural resources :

vV V ¥V WV ¥V ¥ VYV VY

|
cohesive & vibrant neighbourhoods

il
LiverprooL UDP ! ‘

3.18 The UDP was published in November 2002, with many of its policies ‘saved’ in 2007
‘ A '

in preparation of the pu'blication of the Council’s LDF (now referred to as -the' Local

Pian). Limited progress._ has been made towards the Local Plan, but there is some

way to go, and as such the UDP remains in force. However, it must be said that the
I

UDP is now well over 12 years old and much has changed (both Ioca!ly and

nationally} during that tlme (crucially the industrial policy designation that relates to

this site and the rest ofthe Baltic Triangle).

3.19 That in turn raises questicins about how relevant / up to date certain poiicies are,

and the extent to which the UDP comphes with the NPPF and its drive Itowards

[ i
sustainable economic gI'O\!Nth / development

! o
0 ‘ o

i
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Paragraphs 214 and 215 of the NPPF explain that, for 12 months from the day of
publication of the NPPF (March 2012), decision-takers could continue to give full
weight to relevant policies adopted since 2004, even if there was a limited degree of
conflict with the Framework. That 12 month period expired over 2 years ago, and
NPPF paragraph 215 explains that - following that 12 month period — “due weight”
should be given to relevant policies in existing plans “according to their degree of
consistency with this Framework”. In other words, the closer the policies in the plan
to the policies in the Framework, the greater the weight that may be given. We note
that the UDP has not been formally assessed against the provisions of the NPPF to
establish its degree of consistency, but it is self evident that, since its adoption well
over 12 years ago, a good deal has changed in Liverpool and nationally, which again
raises questions about the weight that can now be attached to many of the UDP’s

policies. Notwithstanding that, we consider the relevant UDP policies below.

The application site is designated as part of a ‘Primarily Industrial Area” under Policy
E1. This states that planning permission will only be granted for industrial / business
uses and small scale ancillary uses, unless the proposal would clearly act as a catalyst
to the comprehensive redevelopment of the site or area primarily for industrial /
business use, and would not prejudice the long term development of the area
primarily for these uses. We assert at Section 4.0 that this policy is so outdated that

it now has no relevance or merit in respect of this site.

Policy H3 (City Centre Living)

Policy H3 states that the City Council will encourage and support proposals which
improve the City Centre housing stock, through the inclusion of housing within
mixed use development schemes. The Strategic Investment Framework {SIF)
confirms that the site is within the defined City Centre, and as such the principles
and objectives contained in Policy C3 should carry weight in the assessment of this

proposal.

Paragraph 9.60 of the UDP states that some forms of City Centre residential
accommodation will prave more suitable for some groups of people than for others.

It suggests that the lack of amenity and play space combined with the impact of

ROMAN SUMMER Associates Ltd : Page | 19



3.24

3.25

3.26

3.27

PLANNING STATEMENT
i LAND BETWEEN NORFOLK STREET AND BRICK STREET
t

May 2015

]
living close to pubs, cafes, night clubs and other sources of noise:and disruption,
would not tend to attract families. |
si'l . | !
Policy H5 (New Residential Development) i
| |
Policy H5 outlines thafé- the City Council will grant permission for hew residential
; o
developments in cases where the folloyving criteria have been met: )
,L' i+ ‘
the density, design and layout respects the character of the surrounding
[

area, and maintains levels of.privacy and amenity for existing and future

residents; and ‘ i
;EI | I

the highway ar]d parking provision ensures a safe, attractive, convenient
i

and nuisance-free highway environment for pedestrians, cyclists and

drivers. I " : '
) ‘
It states that new developments will need to accord with Policy HD18 (General
»1|u
Design Guidance) and OE14 (Provision of New Open Space}. Along51de thlS the

policy suggests that the Council will welcome residential schemes include an

i C
element of local community facilities. *
i ‘
t{
i
Policy GEN1 (Economic Regeneration)

Policy GEN1 states that the UDP aims to reverse the decline in economic activity,
investment and employment which Liverpool had experienced in the' years Ieadlng
up to its adoption in 2002, through the provision and servicing of sites, for e‘con_omic
development and investri“mlent, strengthening the commercial role of the City Centre
and promoting the princi;g)le of mixed use development in appropriate I'ocations.;

| |
|’|. !

Policy GEN3 {Heritage and Design in the Built Environment)

Policy GEN3 states that tﬁe UDP aims to protect and enhance the built'enviqonment
of the City by encour%{ging a high :standard of design and landscaping in

kS |
developments and creating an attractive environment which is safe and secure both

day and night.

ROMAN SUMMER Associates Ltd
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UDP Policy HD18 (General Design Requirements)

3.28 Policy HD18 identifies several design-related criteria, with which all applications will

be required to comply :

a. The scale, density and massing of the proposed development relate well to its
locality

b. The development includes characteristics of local distinctiveness in terms of
design, layout and materials.

¢. The building lines and layout of the development relate to those of the locality

d. External boundary and surface treatment is included as part of the development
and is of a design and material which relates to its surroundings

e. All plant machinery and equipment are provided within the building envelope or
at roof level, as an integral part of the design

f. The development pays special attention to views into and out of any adjoining
greenspace

g. The dévelopment has regard to and does not detract from the citys skyline,
roofscape and local views within the city

h. The satisfactory development or redevelopment of adjoining land is not
prejudiced

i. There.is no severe loss of amenity or privacy to adjacent residents

i- Adequate arrangements are made for the storage and collection or refuse within
the cdrtilage of the site, and provision of litter bins where appropriate

k. The exterior of the development incorporates materials to discourage graffiti

. Adequate arrangements are made for pedestrian and vehicular access and for

parkibg.

Policy HD19 [Access for All)

3.29  Policy HD19 states that the City Council will ensure that consideration is given to the
need to ensure ease of access and movement for disabled people between and
within public areas by the careful provision, siting and design of parking areas, paths,
dropped kerbs, pedestrian crossings, street furniture and open space. Its states that »

access to and from buildings and their surroundings will be improved.

ROMAN SUMMER Associates Ltd Page | 21
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Policy T12 (Car Parking Provision in New’ Developments) ' o
A

¢

Policy T12 outlines that any new development which generates a demand for car
B
parking will be required' \,to make provision for car parking on site, to meet_ the

minimum operational needs of the development. o
;

r ' \
i !
The Emerging Local Plan | '
‘| !
The Submission Draft Core Strategy is the most recent version of the Liverpool Core
Strategy, and was subjected to consultation from 22 March 2012 to lb Ma&l 2012
The Council has since declared that the Core Strategy will not be submltted as a

i
separate DPD, but will instead form the framework for the new Local Plan for
L]

Liverpoo! (not yet publlsheé)

i . o
Notwithstanding the fact> that it currently possesses no weight, it is worth
i
considering the content of the Submission Draft Core Strategy (SDCS),,as (whlle it
i

has not been adopted and is the subject of unresolved objection) this is a fairly
g
! , !
recent corporate statement of intent.
i ! i
: | -

The SDCS contains eight strateglc objectives’ which aim to ensure that, byI 2028,
Liverpool will have :

L
!
* Astrong economy E

Residential neighbourhoiods that meet housing needs .
f
Vital and viable shoppirié centres !

An attractive and safe aty with z strong local identity .

* High quality green mfrastructure

+ Efficiently used resourcés‘ ‘ ) .
*  More sustainable access{ilbility
Improved social inclusio;'l and equal opportunities ' i
tl : |
The central approach of the SDCS is to capitalise on Liverpool’s assets and resources
i

to achieve urban and economic growth, prioritising those areas of the City with the

greatest development poten‘tial. It aims to stimulate, support and deIiver‘econ'_om"ic

E.
growth and address regeneration needs. |
1 ' '

i
‘ Lo
?' o
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The SDCS states that the City Centre will continue to be a primary focus for
economic activity and job creation. The approach aims for a balance in new hausing
growth between the City Centre / Urban Core {70%) and the outer Suburban Areas
{30%)} across the whole 15 year plan period.

Paragraph 3.32 states that, like many other major city centres in the UK, there has
been significant investment and interest in recent years in new housing, resulting in
an increase in its population from 2,300 in 1991 to an estimated 19,500 in 2008.
Such has been the growth in development interest over that period that the "city

centre living" effect has spread to areas around the City Centre fringe.

Paragraph 3.33 highlights that there Is potential capacity for further significant
expansion of the City Centre housing stock to take place. However, due to the
current economic crisis, the development market is subdued and not expected to

recover for a number of years.

The Strategy builds on the Core Strategy ‘vision’, and takes account of the key issues

within Liverpool. A number of strategic objectives have been identified for the City.

Strategic Objective 2 {Create residential neighbourhoods that meet housing needs)
states that, within and around the City Centre, the focus will be on the provision of
higher density residential development and preserving areas of existing family

housing.

Strategic Objective Four {Attractive and Safe City with a Strong Local Identity)
notes that the Core Strategy seeks to protect and enhance the City’s unique historic
and architectural environment, including the World Heritage Site, Conservation
Areas Vand Listed Buildings. The Core Strategy should also ensure that all new
development achieves high quality and inclusive design to ensure an attractive,
distinctive, healthy and sustainable City for those who live in, work in and visit

Liverpool.

Strategic Policy 1 (Sustainable Development Principles) states that, to ensure the
sustainable growth of the City new development, should be located and designed so

that resources are used prudently. New development should :-

ROMAN SUMMER Associates Ltd Page | 23
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T T T JPr

%

of greenfield sites E

4 ' .
* Improve accessibility, reduce the need to travel by motorised transp!art and

i
|
1
!

f 1 .
*  As a first priority, be located on previously-developed land and building.g. ahead |
|
!
i . _ _ |
where trave! is necessary,|enable convenient and safe access by sustainable !

P
transport modes E
-

= Deliver high quality design j,
i .
*  Protect and enhance envircfnmental and heritage assets

i -
* Be adequately supported h;y infrastructure and, where necessary, be phased to

k .
enable essential infrastruct_&re to be brought forward

F H

Paragraph 6.137 states that, re.ﬁ.ulting from the ‘credit crunch’ there haslbeen a
k v

Evidence suggests that, apart from the most robust schemes in the most févoured

parts of the City Centre and néw' student schemes underpinned by the Univ:ersities :

|

i

| , T

prolonged contraction in bank lending for City Centre apartment-led schemes. |
i i |

|

1

expansion plans, new developrrgent may be constrained for a number of years. * ,
H . I
| ) o
i : i )
Other Policy Considerations
I8 .
‘ENSURING A CHOICE OF TRAVEL’ (SUPPLEMENTARY PLANNING DOCUMENT)

- ,

Published in March 2010, the E'nsuring a Choit;e of Travel SPD was introduceg by the

LPA and Merseytravel to provi"de consistent guidance to developers on acc;ess and

k E ; .
transport requirements for new development across the wider Merseyside arlea. ;
{ i :
i i
The objectives of the SPD are to ensure that there is reasonable access;to new
[ [
developments, via a reasonable choice of transport methods; to redyce thE|
[ ! ° |

environmental impact by our, travel choices; to improve road safety; ;::;romotei
E it

healthier lifestyles and redl:jce the Ieveié' of traffic growth and conggesti_on,i
encouraging opportunities to improve the quality of new development prop;osals_ byg

better use of space through less car parking sbaces where appropriate.

i 1
| |
i !
H i |
Issues regarding transport are|covered in more detail in the Transport Statement;
[ : i
i
i
I

accompanying this planning apblication.
Bl

b
|
;
r_
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‘WORLD HERITAGE SITE" (SUPPLEMENTARY PLANNING DOCUMENT)

Published in October 2009, the overarching aim of this SPD is to provide guidance for
protecting and enhancing the outstanding universal value of Liverpool Maritime
Mercantile City World Heritage Site, whilst encouraging investment and
development which secures a healthy economy and supports regeneration. Its
intention is to ensure that the significant historic buildings are properly conserved
and that the much-needed new developments integrate harmoniously with them.
The plan extract below confirms that the application site falls outside the WHS, but

within its ‘Buffer Zone’'.

World Heritage Site & Buffer Zone
Buffer Zone

WHE Character Area

Arga 1: Pler Hoad

Arga 2: The Albert Dock Consarvation Area

Area 3: The Stanley Dock Conservation Area

Area 4; Castie SyDale 81/0id Hall 81 Commercial Distict
Area 5: Williarm Brown Streat

Area B: Lower Duke Stresl

ROMAN SUMMER Associates Ltd Page | 25
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Supplementary Planning Guidance Note 10 - New Residential Development

i )
This SPG was adopted at thié same time as the UDP. It is therefore dated an’FI was
p 1
produced averwhelmingly t'cr> regulate traditional forms of housing, rather than City

Centre apartment schemes {of which there were very few in Liverpool at that time).
1 . !

i oo
The SPG states that all new residential developments are expected to have
reasonable levels of privacy and amenity, and that each development will be

assessed on its merits. i | :
IR o
The SPG recognises that the'use of standards as ‘blueprints’ for design is unlikely to

} U

produce interesting or innovative layouts. It therefore encourages designers to
Zl ) i

respond with a variety of design solutions, and indicates that the Council will be

prepared to be fiexible where carefully designed and imaginative layouts are

The SPG continues by confifming that the Council does not operate a strict dénsity

proposed.

policy, and that the appré:priate density, of a particular scheme will. rather t;Je
dictated by, inter alia, the détnsity and character of the surrounding area, particularly

regarding the space about buildings.

[
|

i B
Design for Access for All (Supplementary Planning Document) !
| :

This SPD was adopted in 201:1. It seeks to ensure that inclusive design principles aie
integrated into developmer;t proposals, promoting a high quality and inclusive

environment for zll, irrespecﬁve of age, gender, mobility or impairment.
]
Somewhat confusingly, the SPD cross refers to the LDF, which - as explained ab_ové -

does not in fact exist. |
i

‘ |
) . . . |
It suggests that all new hou%ing should enable the needs of a household to be met

over its lifetime. Additional',[y, it indicates that 10% of all new dwellings must be

i .
wheelchair accessible, §| ! |I !
i ‘ o

The LPA have indicated that the accessible units must be built to Lifetime Hé)mes

b h

standard. This includes 16 criteria, which cover parking; the approach to dwelling!s
5 . |

from parking areas; the approach to entrances, communal stairs and lifts; internal

5‘ B : T@ i

. :
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doors aﬁd hallways; circulation space; entrance level living space; potential for
entrancé? level bed-space; entrance level WC and shower drainage; WC and
bathroorﬁn walls; stairs and potential through-floor lifts; potential for fitting hoists in
bedroorr;js and bathrooms; bathrooms, glazing and window handles; and location of
service cémtrols.

New Hoiiusing Development (Supplementary Planning Document})

I
The New Housing SPD was adopted in July 2005 to guide new residential
development in Liverpool. It was framed largely around the HMRI Programme that
was in plﬂace at that time.

A

Paragrap_'h 1.10 states that the City Centre and surrounding inner areas of Liverpool
uryentlyi: require urban renaissance and pledges to adopt a concerted and
compreh"ensive approach to influencing housing supply across all tenures and values

in the intl;erests of improving the quality of housing stock.

il

i
STRATEGIC INVESTMENT FRAMEWORK 2012 {SIF)

|

|
Liverpoo'il’s City Centre’s Strategic Investment Framework 2012 (SIF) creates a 15
year visitf:jn for the City Centre, outlining key developments and improvements to the

principal business and residential districts.

]
Notably,i:the SIF extends the boundary of the defined City Centre, the Baltic Triangle
and the (zireative Quarter southwards to include the application site.

j
One of tfze SIF’'s ‘Strategic Actions’ is to expand the residential population and create
distincti\.f;e neighbourhoods. It suggests that implementation of the SIF will expand
the City g;entre population from 32,000 to over 42,000 - the largest of any UK city
core. It ffmakes it clear that the Baltic Triongle will play an important role in this,

l
describing it in the following terms :
i

... an exciting new place to live, work and visit.
I8

... at the beginning of a new and exciting journey, which will see the area grow into’
Ij:

a thriving creative City Centre neighbourhood ...

|

AL
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... a quirky, alternative destination, where rTew communities are foerming '
E E i :
. ! :

.. emerging ‘BoHo’ character ... . )
i i |
,_ i | '

The Baltic Triangle is ready to take off. i !

I !

i . .

.. the most potential to transform itself over the next 15 years and to grow rts rol

)

within the City Centre economy .

| ] Lo

The area needs a revolutionary plan ...
.

BALTIC TRIANGLE PLANNING FRAMEWORK d

. 1l
| i |
The Baltic Triangle Planning Framework was pubhshed jointly by Liverpooi \ V|5|on and
Liverpool City Councif in January 2008. Et is intended to provide a framework tlo
guide future development and mvestment into the Baltic Triangle area and to

ensure that regeneration is truly sustainable. |
: . |

| |

Chapter 2 of the Framework states that the Baltic Triangle’'s current d;esignatiqn

within the adopted Unitary [5evelopment Plan for Primarily Industrial Usesg‘no ldngér

f : - .

reflects the spatial distribution of different activities throughout the area.” ! il |
E] l ) |

i |
It states that new uses, such as residential uses, will be positively er":r:ouroge:d
through the Planning Frameivork The vision for the Baltic Triangle is ofla wbran't
mixed use area. This is underpmned by the introduction of new resudentlal
development, which will buud on the market demand for apartment leng in the city
centre. i , i
il : |
i . !
i |
The Framework identifies a viFion for the Baltic Triangle, stating that : {

‘The Baltic area of Liverpool becomes known as an exciting, stimulating and fun 'bfoco

to work, live and visit, ft w:h‘ be a viable and diverse mixed use area, based upon
entrepreneuriol business actrwty and creanve industries, complemented . by a h:gh
qguality and diverse resrdent:a! enwronment The area will comp!ement t!ie
investment in the surroundmg areas of Paradise Street, Kings Waterfron; and
RopeWalks. The Baltic will be an integral port of the redevelopment of south of trlre
City Centre, facilitating searré!ess movement throughout the area. Development wl:H
4 S

=
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be of the highest quality and innovation will be as standard. Development must
respect the scale of the individual and conform to the area’s historical context’

EXTEND OF AREA FOR WHICH BALTIC TRIANGLE PLANNING
FRAMEWRARK APFLIES

BALTIC MANIFESTO

3.64 The Baltic Manifesto is not an adopted land use planning document and as such
carries no weight — ie it does not form part of the development plan. It is a series of
photographs combined with aspirational statements. For example :

‘A bonfire of old school regeneration mantras; a celebration of everything marginal,
curious and inspired; a private sector led, bottom-up, grassroots networking,
matchmaking and freewheelin” revolutionary manifesto for change. With a creative,
industrious, pioneering agenda and a bohemian, alternative, radical leaning. Our

mummy = in- genuity. Our doddy = fru- gality.”
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15 |
there is oth- |
er stuff. But we |

just don’t know
what it is yet.

The strategy is simple, fill |
the area with people and the |
rest will follow - fill the
area with creative, industrious
and pioneering people and the

rest will follow sooner; We be- |

i
|
|
n

lieve in SME incubation, inno-
vative uses, creative capitol,
gainful employment, cultural |
tourism, international press,
optimisim and goodtimes.

Other statements in the Manisfesto (such as that reproduced above) are easier to
comprehend, and we suggest that — by helping to fill the Baltic with people - the

proposal is very much in line with these :

‘Support urbanism, urban leisure, urban community. Encourage independent retail;
night- time thrill seekers .. Underwrite Liverpool’s reputation as a modern

progressive European city ... Fill the area with people and the rest will follow.”
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Planning Assessment

41

4.2

43

44

4.5

The key planning policy issues arising in this case are summarised in Section 3.0. The
purpose of this section is to consider these further and to present the benefits likely
to accrue from the development. Each of the key issues will be addressed in turn,

namely :-

. Compljiance with the NPPF;

*  Compliance with UDP;

. Princiﬁle of Housing;

*+ Town (iientre Uses;

*  Contribution to Renaissance and Regeneration;

* Design'f_QuaIity and Townscape Considerations;

s Sustainable Economic Growth;

*  Synergy with the SIF and the Baltic Triangle Planning Framework
*  Section 106 Issues;

*  Transportation & Parking Issues.

COMPLIANCE WITH THE NPPF

We suggest that the application is consistent with the NPPF, and that there are no

considerations that should prevent approval.

The proposai is to create quality mixed / residential accommodation on a highly

accessible, sttainabIe brownfield ‘eyesore’ site.

The proposal refiects policies designed to ‘build communities’, delivering a
complement'ﬁry and balanced mix of new homes across the Baltic area. This will
have positive implications for the social, cultural énd economic well-being of the
area. '

The proposed development will help to deliver the housing objectives set out in the
NPPF, which confirms that a key housing goal of the Government is to ensure that
everybody ha§ the opportunity of living in a decent home, which they can afford, in

a community where they want to live.
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i
E
i o
The NPPF also promotes good design, and suggests this is fundamental to the

creation of sustainable, mlxed communities. It encourages deve!opers to'lmake

effective use of land and pexisting infrastructure, with priority bemg prevrouslv

developed land (in partlcular vacant and derelict sites and buildings).
3 |

'

This application addresses ﬂ of these key policy aims and objectives: good quality,
- ! 1 |

sensitive but bold design; n‘*’:aking efficient use of existing infrastructure; and building
|

the community in a sustaif"able, balanced fashion. We therefore contend that this

fl
proposal complies with the'policy framework set out in the NPPF,

A viable and high quality deveiopment scheme is heing promoted. It will create

vibrant and viable res1dent al accommodation on an accessible brownfield site.
. il

the proposal constitutes sustainable economic

In all of the above terms,
development. The NPPF tells local authorities that development that is sustainable

should go ahead “without delay”; that a presumption in favour of sustainable
T 1

development should be tl'rie basis for every planning decision; and that the purpose
i .

of the planning system: is to contribute to the achievement of sustainable

development, Paragraph314 states that, for decision-taking this means:
a1
i ‘ |

f .
* approving development proposals that accord with the development plan
OF ent

without delay; and
[ ‘

* where the development planis absent, silent or relevant policies are
out-of-date, grantlng permlssuon unless any adverse lmpacts of domg SO
would sngmﬂcantly and demonstrably outweigh the benefits, when assessed

against the policies in this Framework taken as a whole,
i 1

As such, the scheme corrf:p!ies with the NPPF and should be approved accordingly.

COMPLIANCE WITH UDP .

The starting point in co;nsidering the UDP is that the application is contrary to the

i e
provisions of UDP Policy E1, which designates the site as part of a larger!"Primarily

§

i .
Industrial Area’. Accordingly, legislation suggests that the application is,ho‘uId be

refused, unless other m‘;terial considerations dictate otherwise.
i

|

i
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We cont!énd that material considerations far outweigh the provisions of the
industrial designation under policy E1. The UDP designation is clearly outdated and
inappropriate, formulated well over a decade ago when UDP production was in its

infancy.

The Council has approved a surfeit of residential and other applications that do not
accord with this policy — including a student accommodation scheme on the

neighbouring site.

We note that the Baltic Triangle Planning Framework states that the Baltic Triangle’s
current designation for Primarily Industrial Uses ‘no fonger reflects the spatiol

distribution of different activities throughout the area.’

The NPPF addresses the issue of outmoded policies in its statement at paragraph 22,
!

in stating that planning policies should avoid the long term protection of sites

allocated for employment use where there is no reasonable prospect of a site being

used for that purpose:

‘Where there is no reasonable prospect of a site being used for the allocated
employment use, applications for alternative uses of land or buildings should be
treated on their merits having regard to market signals and the relative need for

different land uses to support sustainable local communities.’

We are therefore confident that technical non-compliance with UDP policy E1 should

have no material bearing on the consideration of this planning application.
THE PRINCIPLE OF HOUSING

The proposed development will help to deliver the housing objectives of the NPPF,
which co?nfirms that a key goal of the Government is to ensure that everybody has
the opportunity of living in o decent home, which they can afford, in a community

where they want to live.

The NPPF promotes good housing design, and suggests that this is fundamental to
the creation of sustainable, mixed communities. it encourages developers to make
effectivé' use of land and existing infrastructure, with priority being previously

developed fand (in particular vacant and derelict sites and buildings).

L
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In Section 3.0, while questioning the status / currency of the UDP, we set out é
number of relevant UDP pi'c}licies and also drew attention to the emerging‘! Cdre
Strategy policies. Both sets :qﬁf policies seek economic growth and regenerationi, with
particular focus on opporturiiities within the City Centre. For example, UDP Policy H3

{City Centre Living). E

This application addresses aél! of these key policy aims and objectives: gopd QL!.la”ty,
sensitive design; making efficient use of existing infrastructure; and bui1dir1lg the
community in a sustainablé,- balanced fashion. In that regard, our client has
identified a largely untappchi demand for small affordable apartments close to the
City Centre, for key worker.{ and others with limited budgets who cannot affgrd to
buy flats of ‘standard’ size. it'Even ’standard’ one bedroom flats hold a premium, as
their value is clearly based (é;jt least in large part) on the extent of floorspace.

The current scenario means ;that many people who wish to purchase a home in the
City Centre cannot afford to do so. That is not a fair or eguitable scenarlo | This

proposal seeks to cater for. those needs and aspirations, in the same way that

comparable schemes in other UK cities have successfully done so.
N 1

By catering for those who cannot currently afford to purchase a standard apartment
) :

in the City Centre, that will introduce a new population who will contribute to the
| . |

vitality, vibrancy and overall ibalance of the evolving community.

| |
In terms of housing land su;iply, while the Council asserts it has in place a robust 5
year supply {as required as aﬁ absolute minimum by NPPF), the reality is that it does
not, and we (and others) suégest that the claim is open to serious challenge. Téhis is

a very important contextual ﬁoint.
|
The City Centre is lauded in the SIF as a key delivery component of the housing

strategy. Notably, the City Céntre boundary has been extended to include this site.

i |
n‘

The NPPF tells us all that the City Council should be “significantly boosting’ housmg

supply to kickstart the econqmy and to provide the homes that people need and
|

aspire to. The priority is to redevelop accessible vacant brownfield sites and to

deliver mixed use, balanced:and sustainable schemes - just like this one. And of
i

i i
course the SIF tells us that the aspiration is to grow Liverpool City Centre!s
[- *a
! "

i
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residential community by more (pro rota) than any other UK city. This scheme will

contribute to that very ambitious aspiration.

In terms bf Liverpool's Strategic Housing Market Assessment (SHMA)}, that is now
well over 3 years old. It was produced in a different economic climate and is not
entirely consistent with the NPPF (as it was produced before the NPPF was
published). It tells us that, in terms of the quality of the City's housing stock, in
2008, 5.7% of the city's housing stock was classified as unfit (compared to the
national average of 4.2%) and 40% failed to meet the Decent Homes Standard.
Stock quality problems are prevalent across all tenures, but are particularly acute
within the private rented sector, where 15.6% of stock is unfit (compared to 10.9%
nationally) and 52% of dwellings fail to meet the decent homes standard. This
proposallwill help to address this deficiency by providing a mix of good quality

accommodation.

The SHMA tells us that Liverpoo! continues to play an important economic role
within the wider Liverpool City Region, representing a hub of employment

opportunities. Analysis of journey to work statistics reveals that 74% of Liverpool’s

residents work within the city, and suggests that the housing market is relatively well
contained on this measure. However, looking at the labour market from the
perspective of employment within Liverpool, the 115,559 residents who also worked

within Liverpool comprised only 56% of all employment in the city. This suggests

that 44% of the jobs within Liverpool are taken by persons residing outside the
city, with the surrounding authorities in the City Region providing the majority of
this labclaur force. This relationship is an important one as it indicates that a
substantial part of the city’s workforce choose to live outside the city. Providing
good quality accommodation in & high quality mixed use scheme on an accessible
City Centre site such as that proposed will play a part in reducing the level of out

commuting, with benefits for sustainable economic growth in Liverpool.

The SHMA tells us that, despite the relatively ‘affordable’ pricing of properties in all
tenures, there are issues facing households across Liverpool in terms of mobility

within the housing market. The benchmarking of access to different tenures has
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i !

highlighted that a 5|gn|f|cant proportion of households are unable to exercise

genuine choice in the market as a result of their financial capacity.

Low incomes are clearly af._driving factor for many households across Live'}rpobl,
although, as a result of tigiitening mortgage lending regulations, new hoﬁsgholds
whose incomes are relativeiy healthy, but who have limited savings, are also being
excluded from the owner o%'cppier market. This proposal comprises small flats as,
which will be affordable to irlnany of those wishing to get one foot on the housing

ladder and live close to the| City Centre, but who may not be able to afford more

central schemes with a highé‘r premium. ;
1. : |

The SHMA tells us that the Clity Centre and Waterfront have played a signific‘an‘t role
in the changing nature of Eiverpool’s housing market over recent years. The two
areas collectively have contrﬁlbuted a significant proportion of new development and
have become home to a sizé_éble new community. It tells us that this role is Qet to
continue in the Icmger-t:a-rmil with a substantial proportion of future capacity still
remaining in these areas se'_ﬁia|ongside the projections of a growth in single person
households, in particular ththe aged 15 - 34. Discussions held within the S'LHMA
focus group, coupled with?‘{ specific City Centre research conducted in 2008,
highlighted the importance o‘!f managing this growth and the balance of tenures and
types of property within t_h_e market. In particular, increasing the choiée of
properties available and the ieaseholds will help to continue to develop communities

T

rather than transient populations.

% |
We suggest that this proposal sits neatly against the SHMA framework for the
reasons noted above. |

|
L

Returning to national pollcy, a presumption in favour of sustainable development is
seen as a golden thread runnmg, and it is advised that, in determining appllcatlons
where the development plan is out of date (which the UDP marguably is), permnssnon

should be granted unless any adverse |mpact of doing so would sugnlflcantly‘ and
i .

demonstrably outweigh the benefits.

The NPPF addresses the role of ‘business in the economy’, and paragraphé 21 8 22

state that planning should act to encourage, not impede economic growth, andthat

i 4
planning policies should avoid the long-term protection of sites allocated for

]
'
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employment use where there is no reasonable prospect of a site being used for that

purpose.

The NPPF tells us that alternative use of land and buildings should be considered on
their merits, having regard to market signais, and in terms of supporting expanding

businesses and sustainable local communities.

The Council’s Core Strategy appears to have faltered, with little obvious signs of
moving forward. No real weight can therefore be put on its policies, although it is

worth noting certain of those by way of context,

For example, Strategic Policy 9 sets out the level of housing delivery for the Plan
periad (2011-2028) as totalling 40,950 dwellings (net). Through this policy, as well
as Strategic Policy 11 of the Core Strategy, the provision of new housing will be
managed to deliver housing market renewal in Liverpool’s Urban Core and to
bhroaden housing choice and improve the sustainability of existing residential

neighbourhoods. The application site is located within such an area.

Returning to paragraph 49 of the NPPF, that tells us that ‘housing applications
should be considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not be considered
up-to-date if the local planning authority cannot demonstrate a five-year supply of

deliverable housing sites’”.

Again, we contend that Liverpool cannot demonstrate a robust and deliverable
supply of land with appropriate buffer. First, there is no up-to-date assessment of
Full Objectively Assessed Needs (FOAN) for housing in Liverpool in accordance with
the Framework and PPG. Immediately, therefore, there can be no legitimate claim

to have a demonstrable 5 year supply, as the FOAN is the starting point to assessing

supply.

In the absence of a FOAN, the council continues to use the target figures set out in
Regional Strategy (RS) (now revoked) for the purposes of calculating the housing
requirement and five year supply. That requires an average of 1,950 dwellings per

annum with a base date of March 2003.
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1
4.40 Alternatively, the emerging local plan (which carries practically no weight} applies

4.41

4.42

4.43

4.44

the same annual requiremeﬁt of 1,950 (re-based to 2011), plus an additional '7'-3,510

dwellings to 2018 reflecting the city’s Growth Point status. ]
On either measure Liverpool is unable to demonstrate a deliverable S-year, land

supply. oo

) '

Of particular note, within eiéht of the ten years since the base date of RS, thel City
has failed to achieve its anrQUa1 target figure, and in many cases net co_mpIeltiohs
have fallen significantly beid:‘:i_w this figure, This has resulted in a net shortfall in
excess of 6,000 dwellings sincjf'e the RS base date (see table below).

. i
i . k

RSS Requirement Net Completions Shortfall! Surplus
200304 1950 | 1548 42
2004/05 1,950 [ 1225 725 :
2005/06 1950 | 1517 -433
2006/07 1.950 i 2104 +154
2007/08 1,950 | 1486 - 464 .
2008/09 1,950 1 2278 +328
200910 1,950 i 924 -1,026
2010/11 1950 I 228 172
2011112 1,950 | 942 -1,008
2012/13 1,850 ] 896 -1,054
Total 19500 | 13,148 -6,352

The above table clearly demon:r_,trates that the City has consistently and substantiﬁlly
failed to achieve its housing cli'elivery target. If this scheme is approved, work will
commence in late 2015, and t!'é_@e-new homes will start to come on stream some tizme‘
in late 2016. This is a real, fir;{-.mced, deliverable project, which will play its part in
remedying the poor delivery p%rformance in the City, helping to address the shortfall

in supply. Itshould be considéfed in that context. '
i

The Strategic Housing Market A%Sessment 2011 (SHMA) identifies that the gr‘owtﬁ in |
single person households will, in the longer-term, result in a high level of demand for

smaller properties. It also identifies the northern part of the city has an oversupply
i .

i -

ROMAN SUMMER Associates Ltf:!

Page | 38
I
i
EI ' L




(1]

4.45

4.46

4.47

4.48

4.49

4.50

4.51

PLANNING STATEMENT
LAND BETWEEN NORFOLK STREET AND BRICK STREET
May 2015

of terraced and socially rented properties. The statement goes on to reference the
City’s Strategic Housing Land Availability Assessment (SHLAA), and the requirement

to meet an annual net housing delivery target of 2,340 dwellings.

This proposal will assist in meeting an identified demand for smaller households,
which could accommodate young professionals, workers, nurses and other key

workers requiring shorter-term let accommodation.

As a whole, the development will boost the City’s housing land supply deficit and
help to rectify the inarguable poor delivery performance. The site is located in a
highly accessible area in the recently extended City Centre boundary. The high
density of development proposed is therefore entirely appropriate. The residential
accommodation is laid out in such a manner that units could be amalgamated to
create larger, single occupation households should future demand dictate, thereby

constituting a flexible and sustainable form of development.

We therefore contend that this proposal complies with the housing policy

framework set out in the NPPF.

MaAIN TDWN CENTRE LISES

The proposal includes 1,424.5 sqm of new mixed commercial floorspace (Classes
Bla, Al, A2, A3, A4, D2 and / or D1), with pavement cafes / terraces, broken down

as below.

Phase 2 will comprise 545 sqm of Class Bla or A2 office space, 53 sgm of community

meeting space, and 185 gallery space (Class D2).

Phase 3 will comprise two small commercial units {172 sqm and 225 sgm
respectively) in any combination of Class Al, A2, A3, A4, AS or Di (créche / day
nursery), external eating / drinking space, 185 sqm of gallery space (Class D2}, and

112.5 sgm of Class A2 and / or Bla office space.

The NPPF retains the ‘town centre first’ objective, and in turn the overarching
aspiration to protect and enhance our towns and cities through appropriate

investment.
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|
The NPPF sets out the urcumstances in which certain ‘tests’ that ought to be

i
undertaken. Ll ‘
L ii
| .

We contend that the proposél does not warrant a detailed assessment of all in and
edge of centre sites in respect of the Main Retail Area or indeed any other

!
designated District or Local Shopplng Centre (the closest of which is some dlstance

away in Park Lane). |

;.
It is evident — without detalled investigation and assessment — that there are

undoubtedly vacant premlses in or on the edge of the MRA that could theoretucally
accommodate some or all .’of the 1,4245 sqm floorspace promoted by this
application (albeit we note thi!at around half will be offices, which is squarely'in!fline
with the site’s UDP designatign}. That is something of a given, and in those térms

alone the application would inevitably fail this national and local poticy test. !

However, planning applications must be assessed and determined on the basis of
prevailing policies (at natione} and local levels} and also having regard to other

material considerations. . ‘

o
In this case, key consideratioﬁls include the location of the site within the defined
City Centre (as confirmed by the SIF); the fact that numerous other developments
offering similar (and in some cases more) retail/commercial space have been
recently been approved else_»l:yhere in the Baltic Triangle (which have not been

subjected to these policy tes'ts); the inarguable fact that the modicum of space

proposed would clearly have no material impact on existing centres (in this case ,Fhe,
main City Centre); and havingregard to the fact that the commercial units are of

such a size and location that they can only possibly cater for localised needs and

|
convenience, including those of the new residents of this scheme.

Prevalent policies (at ali Eeve_ls) promote sustainable economic investment and-
mixed use schemes that will h:lp to build the community, particularly where those
will play a role in the furtherance of urban regeneration and renaissance. The-
proposed commercial elements will add to the variety and vitality of the scheme

during the day and evemng,_. and we therefore anticipate that these will ‘be.
i '
welcomed by the LPA and the Iglc’al community.

]
L

It is clear that the commercial Tlements of this proposal will respond to the day;to
il '

i
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day needs of the residents of the scheme and the surrounding / evolving Baltic and

city fringe areas, and will help to activate areas of public realm.

The need for such ground floor uses is an essential component of all contemporary
regeneration projects, and commercial elements comparable to those on offer here
(in terms of type and size) have been accepted and welcomed by the LPA in cases

elsewhere.

One such example is the recently approved Neptune Baltic scheme on Hurst Street,
which included over 600 sqm of Class A uses. Mare recently, ‘town centre uses’
have been approved on the former ‘Greenberg’ site (Park Lane) and on the Heaps
Mill site. At no stage during those applications (at either pre-application stage or
during the application process itself) was the type and scale of those ‘main town
centre uses’ questioned as being inappropriate, or the ‘need’ for it raised. Certainly

no request for sequential assessment was made in those cases.

So, while we readily acknowiedge that there is a technical requirement for
sequential assessment to be undertaken by virtue of the site lying outside the main
retail area, the completion of a sequential assessment is considered to be
inappropriate and unnecessary in this case. In many respects, it would be a
pointless exercise simply to tick a policy box without full and proper consideration of

the regeneration context and aspirations.

Although not in the main retail area, the site is nonetheless in the defined City
Centre, and the modest level of commercial accommodation will assist in activating
site frontages and areas of public realm, adding vitality and vibrancy to the area and
meeting the day to day needs of the development’s future residential community
and that of the immediate neighbourhood. It will self-evidently not compete with
the retail / leisure in the main retail area or in District / Local Centres, and is entirely
in tune with the aims and aspirations of the Baltic Triangle Planning Framework and
‘Manifesto’. Indeed, we are involved in a separate application within only 100
metres or so from this site, where the applicant’s decision in that case to omit active

ground floor uses has been questioned by the LPA.

Furthermore, to seek to accommodate these uses elsewhere would singularly fail to
deliver the mixed and sustainable regeneration that lies at the heart of this proposal.

in this regard, we again point to the recent Neptune Baltic scheme and the way that
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was presented in the Committee Report that ultimately led to approval of the

application. At paragraph 2.4, the Report states :

‘In the event of the units being used for retail purposes, it is considered that given

their location they are likely to b¢ small scale shops providing convenience shopping
Jor local residents and workers El,,vhit:h would be acceptable. However, the Divisional
Manager Planning would not wiish to see any destination or larger non- food reta'il
units (e.g. clothing or foorwear) that could potentially impact on the main retail area
or other district centres or create a unit that would result in servicing demands that
may adversely impact on the "-ioca[ highway network. For these reasons, z.t :!S
recommended that a condition bte artached to control the size of any non-food retail
unit. E
i \.
The Divisional Manager Planning is satisfied that these residential and commercial
uses are appropriate and will co:‘*tmbute to the increasingly mixed use nature of the
area. They will promote an Ljfﬁczent use of land which relates well to its
surroundings. The apartments’ i Swill contribute towards the mix of res;der_mql
accommodation within a high:ly sustainable City Centre location while the
commercial units will coutributetltowards emplb:yment opportunities within the area.
Furthermore, by introducing grouna' floor level activity, the scheme will add

welcome animation to the area\and will improve the vitality and viability of the

locality. i E

A similar message was relayed |n the Committee Report in recommending approval
for the Heaps Mill development'(apphcatlon ref: 14F/13130), where active ground

floor ‘main town centre uses’ were clearly seen as a welcome element:
\
\

i

‘The development also prov:des 1574 sgm of commercial floor space split over thiz
three new blocks. It is proposed they will be used for retail, food & drink uses andlor
a gymnasium (Al, A3, A4, A5 ancE’ D2). There is scope for any food and drink uses to
spifl out to the newly created pubhc external areas. With respect to the A4 (Drrnk:ng
Establishment) and A5 (Hot Foq!d Take-Away) proposals, while it is accepted that
such uses could contribute towégv'ds the vitality of the scheme, it is not considered
appropriate for large areas of !he development to be used for those purposes due 6
the potential impact they could have on residential amenity. It is therefore
recommended that a condition be, imposed restricting the maximum floorspace to be

used for A4 and A5 uses. i
@
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and will send out the recurring message that this part of the city - the Baltic Triangle

- is very much ‘open for business.’

DESIGN QUALITY & TOWNSCAPE CONSIDERATIONS

in the formulation of the scheme design and layout, regard has been paid to UDP
Policy HD18 (General Design Requirements), with its emphasis on the need to

deliver high quality urban design and architecture.

Such’issues, together with a detailed explanation of the background and ratianale to

the design is contained in the separate Design & Access Statement.

The site is not located within a Conservation Area and contains no listed structures.
As noted in Section 3.0, it is located outside the World Heritage Site, but inside its

‘Buffer Zone’.

The, building will contribute towards local character utilising a contemporary, yet
contextual design solution. It will add visual interest and distinctiveness, and provide
animation to adjacent streets. We therefore suggest that it accords with the design
and heritage principles of UDP policies HD5, HD8, HD12, HD18 & H5 and Liverpool’s

Ma‘ritime Mercantile World Heritage Site SPD.

It is therefore considered that the proposal satisfactory reflects and responds to the
townscape context and presents an appropriate and respectful design solution, in
terms of height, siting, massing, materials and its relationship with existing buildings

and spaces.

SUSTAINABLE ECONOMIC GROWTH

in simple terms, a viable, deliverable, high quality development scheme is being
promoted in ongoing difficult economic times. Not only will the proposal bring back
into use a prominent, vacant, brownfield ‘eyesore’, but it will also create a vibrant
al__:nd viable residential development that will sit alongside the wider regeneration
ti’lat is coming forward in the Baltic Triangle. We contend that this scheme
r:epresents high quality, socially responsible urban regeneration and renaissance,

providing good guality homes.
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4,80 The likely physical impacts of the proposal are self-evident. The site is currently'in
1] | '

4.81

457

4,58

an unsightly state. Its current state and lack of use is not tenable or desirable iﬁ the
| .

. i : e . . . |
long term. The proposal will transform the site into a high quality mixed use scheme
. 1 i |
along three important road frontages. 1
| P
In the above terms, this project reprt'lesents sustainable economic developm“en't,

i |
particularly bearing in mind the econ!cvmic climate that continues to affect'the

. b
; |
construction industry. It is worth drawing attention to the following statements in
i ! .
the NPPF : '
!
|

; | :
‘Development that is sustainable should go ahead without delay’

|
!
b

i |
‘A presumption in favour of sustdainable r!eve!opment should be the basis for e

B

very

. - ; . 1

planning decision’ i : L
| f

1

‘For decisfon-taking, this means,'itwhere '}the development plan is absent, silent or,
i ! [

relevant policies are out-of-date,'igranting permission unless any adverse impacts

of doing so would significantly ?:Jnd deﬁnonstrably outweigh the benefits, wh*len‘!

assessed against the policies in this Fram'!ewark taken as a whole.” L

[-' ! ' 1
‘Planning should not simply be about scn.'lltiny, but instead be a creative exercise in ,

finding ways to enhance and imprbve the

I;places in which people live their lives.” | -

k | [
i i
‘Planning should proactively drive'l,and subport sustainable economic development |

1 | }

to deliver the homes, business and industrial units, infrastructure and thriving local |
! i

places that the country needs.’ [ I

t i3
: .
P L
We therefore anticipate that this applicat‘ion will be weicomed by the Council i
i |
respect of its deliverance of sustainaple economic growth and associated

. ! !
regeneration. i

n .,
t

! b
¥ | “ 3
[

! +
#H I l
SYNERGY WITH THE STRATEGIC INVESTMENT' FRAMEWORK AND THE BALTIC 'I'RlAl\thl.Ei
: \ ‘
j .
PLANNING FRAMEWORK AND THE BAI.TlC MANIﬁESTO (-
g |

i | P
in Section 3.0, we noted that one of the SIF's ‘Strategic Actions’ is to expand the;
i !

distincti'lve neighbourhoods. It suggests that}
i ! i

residential population and create

P
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implementation of the SIF will expand the City Centre population from 32,000 to
over 42,000 — the largest of any UK city core. It makes it clear that the Baltic Triangle

will play an important role in this.

This proposal will clearly play its part in delivering that aspiration, providing 125 new
homes and separate student accommodaticn in this part of the City Centre. This will
introduce a new community, complementing the current and emerging mix, and in
turn helping to realise other aspirations identified in the SIF for the Baitic, such as
creating an exciting new place to live, work and visit and seeing the area grow into a

thriving creative City Centre neighbourhood.

Crucially, the SIF describes the Baltic Triangle as ‘ready to take off’ and having the
most potential to transform itself over the next 15 years and to grow its role within
the City Centre economy. Again, this proposal, which sits within both the City Centre

and Baltic Triangle boundaries, will play a part in realising these objectives.

Similarly, the proposal fits squarely within the Council’'s aspirations set out in its
Baltic Triangle Planning Framework. This confirms what is readily apparent, that the
Baltic Triangle’s current designation in the UDP for Primarily Industrial Uses ‘no

longer reflects the spatial distribution of different activities throughout the area.’

it states that residential uses will be positively encouraged, and that (as reiterated in
the more recent SIF) the vision for the Baltic Triangle is of a vibrant, mixed use ares,
underpinned by the introduction of new residential development, which will build

on the market demand for apartment living in the city centre.

The application proposal respects and reflects all of the above aims, objectives and
aspirations as highlighted in the SIF and Baltic Planning Framework. It will
regenerate a vacant eyesore. It will introduce 2 bold, contemporary building of
excellent design quality and will significantly enhance the street scene. It will create
125 quality apartments and student accommadation {contributing to City Centre

Living) and local employment / community spaces.

As noted in Section 3.0, the 'Baltic Manifesto’ is not an adopted land use planning

document and as such carries practically no weight. It is a series of photographs
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( 1
combined with an assortment of asplratuonal statements.

i
1
i
I
i
I

However, we suggest fhat

f
the proposal is squarely in line wnth these i
i | 1 '
i l [
‘Support urbanism, urban !ersure curban commumty Encourage independent reta:f

night- time thrill seekers ..

Underwnte Liverpool’s reputation as a modem

progressive European city ... Fill the area M!ﬁth people and the rest will follow.’ 1 \
I i
SECTION 106 ISSUES :

/
;

| l
I 1l
|
The City Council’s ‘policy” would ordmarlly anticipate Section 106 contributions as’

|
below:

I
‘ [ i
j i '
! l1 o
* new or enhanced open space/pubhc realm @ £2,000 per dwelling = £394,000 [|e !

|
1397 units of accommodation = ‘_197 X £2,000]
F; |
the provision of 1 tree per 5 d\i\kellingsl

1
' |
I
!
. or 1 tree per 1,000 sgm of floorspace féir 1

non residential elements — or, if that level of tree planting is not realistic
|

i
payment of the cost of prowdlng street trees {including their maintenance) at

£4,000 per tree. This suggests e|1 reqmrement for 42 trees (2 for the commemal i

floorspace and 40 for the resndentlal) equatlng to a 5106 demand of 42 x £4, 000
= £168,000.

fin this regard, we have] explained that we intend to subm!t [

detailed landscaping in the very near ftijture, which we anticipate will include a
considerable number of trees, .:and asisuch we anticipate that this figure will
reduce considerably in due cour%e] | I
|

15% of the value of the planniné applicaa:tion fee to part fund the Council’s costs

I
!
in relation to the implementation of a sﬁtrategy/programme for the provision of'\

Public Art = 15% x £43,654 = éG,SAB.iO [however, we note the stotement in

; i
NPPG that Council’s should not be seeking S106 demands in respect of public art.

; |
As such, the applicant is minded not to offer any public art contribution]

é
‘.
1

| ! !
To fund the post of a Section 106 Momltorrng Officer, an additional charge of |

! 1
15% of the value of the planning appllcatlon fee contributions for the Liverpool l

Construction Initiative = 15% x £43,6541- £6,548.10. In this regard, we have |

: i 1
drawn the LPA’s attention to the recent r!*ase of Oxfordshire County Council and |

the Secretary of State for Comrr;unities I‘and Local Government (High Court of |
i I
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Justice QBD Case No CO/4757/2014}, ond the judgment of Lang J, who ruled
that the administration fees claimed by the Claimant {ie the Council) did not
comply with Regulation 122 of the Community Infrastructure Levy Regulations
2010. We therefore question whether any charge should be levied in this case,
and request the LPA to consider any such request against the above court

Jjudgement and the Regulation 122 legal tests.
* TOTAL ‘STARTING POINT’ §106 DEMAND = £575,096.20

Qur client considers the above level of 5106 demand to be excessive and
unreasonable, particularly in the current economic climate and having regard to the
overriding need to regenerate this site. The above 5106 demands were formulated
prior to the global economic crisis, and we have noted on numerous occasions our
various clients’ surprise and frustration that the City Council has not taken the
opportunity to review these demands in the light of economic circumstances,

particularly having regard to Government pronouncements such as :

‘The Government is concerned about the high number of stalled schemes and the
lost economic benefit they represent. Some planning obligations negotiated in
different economic conditions now make sites economically unfeasible — resulting

in no development, no regeneration or community benefits.

We want to ensure that effective renegotiation of planning obligations can be

achieved to make them more reflective of the current market.”

['hsneeo*rmnou OF SECTION 106 PLANNING OBLIGATIONS' [CONSULTATION) (AUGUST 2012))

Paragraph 173 of the NPPF states that :

‘Pursuing sustainable development requires careful attention to viability and costs in
plan-making ond decision-taking. Plans should be deliverable. Therefore, the sites
and the scale of development identified in the plan should not be subject to such a
scale of obligations and policy burdens that their ability to be developed viably is
threatened. To ensure viability, the costs of any requirements likely to be applied to
development ... should, when taking account of the normal cost of development and
mitigation, provide competitive returns to a willing land owner and wilfling developer

to enable the development to be deliverable’.
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i | ‘ -
NPPF paragraph 205 goes on to a_:'dvise tliat : P
: | ,
: ! '.
‘Where obligations are being sought or revised, local planning authorities should
A :

4.68

take account of changes in markle“t condiltions over time and, wherever appropriate,

be sufficiently flexible to prevent p‘lanned 'development being stalled’. l
" l .

] v
4.69 Added to the above is the advice set out' in the NPPG in respect of 5106 demands.

l"

That makes it clear that local authorrtlels should ensure that the combined total
I

l.

impact of such requests does not threaten the viability of sites. |

| 1

]

NPPG also notes that policies seeklng oblréatlons should be set out in a development

J

|
4.70

| .
plan document to enable fair and open' testing of the policy at examination. In-

Liverpool's case, its 5106 ‘policy’ is| contained in a guidance note that does not form
i

part of an adopted development plan, contlrarv to the clear advice of NPPG L

| U

4.71 NPPG adds that $106 policies shouild not s',et rates or charges which have not beeln |
established through development plan polrcy Again, none of LCC's $106 regime :s L
set out anywhere in 2 development plan pollcy, and is therefore out of kilter wrtr ;
national policy. E; :l l l

! |
472 i i in : ‘

-
NPPG continues by stating that, in all cases'i, including where tariff style charges anle

. i
sought (as in Liverpool's case), the local p'lanning authority must ensure that the

| | Lo
obligation meets the relevant tests for iplanning obligations, in that they are

!
necessary to make the development laccaptable in planmng terms, directly related to
l
the development, and fairly and reasonablylrelated in scale and kind. In this regard

|
we would question whether the LPAlsenously considers that a demand approachmg‘ .
i ! '
£600,000 towards the provision of open 'Ispace and street trees {plus art and
N

monitoring) is strictly necessary to make this development acceptable in planning
1 i

terms. We suggest that it is not. ' ll | I|

| l

473  As noted above, NPPG states that plannlnglobllgatrons should not be sought — for

instance, for public art — which are clearly not necessary to make a development

acceptable in planning terms. Also, obligations should only be sought where they

|-
are necessary to make the development acceptable in planning terms. Where Iocal
planning authorities are requiring tarlff style c|ontr|but|ons ‘they should be flexible in
- I
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their requirements ... their policy should be clear that such obligations will take into

account specific site circumstances.”

Woe suggest that marginal regeneration projects on longstanding brownfield eyesore
sites such as this ought to be given special recognition and that a pragmatic and
flexible approach be taken to $106 demands that were formulated in a very different

economic climate.

Our client is well aware of the Council’s approach to securing S106 contributions,
and we have in turn raised queries on various projects about the regime that is in
place and its compliance with Regulation 122 tests. Regulation 122 states that any
$106 demands must be ‘necessary to make the proposed development acceptable
in planning terms.' As such, it is critical to assess whether or not this proposal is
‘acceptable in planning terms’. This sentiment is echoed in the Council's own report
on 5106 demands. That makes it clear that 5106 requests ‘are intended to make
development proposals acceptable, which might otherwise be unacceptable.'! We
suggest that this proposal is entirely acceptable and cannot therefore be considered

‘unacceptable in planning terms’.

Notwithstanding the above, the Council does recognise that viability is a relevant

consideration when making 5106 financiai demands.

The Council also recognises that benchmark and quality schemes, which contribute
positively to the public realm, can warrant a reduction in 5106 demands. By way of
example, our client’s recently approved scheme at Pall Mall on the northern edge of

the City Centre.

In the case of this application, an important contextual point (when considering any
$106 demands) is our proposal to create a high quality hard and soft landscaping
scheme on the land to the east of the Phase 2 development {flanked by St. James
Street). This will be a scheme of excelient quality, with plentiful tree ptanting and
other greenery. It will considerably enhance what is currently a somewhat dreary
and unused / unusable open space, enhancing the street scene / public realm. We

will be requesting the City Council to consider this alongside any $106 demands.
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TRANSPORTATION & PARKII\.I‘G CONSIDERATIONS

|I\ || !
478

| i
The site is located in a hrghly accesmble location within the built up area of Lwerpool

It is located within the Clty1I Centre (as defined by the 5IF) and is served by frequent
bus services.

Pedestrian Eacrlmes and connections are generally good,’ and are
improving as the Baltic Triangle regenerates

We are also aware of the ¥pollc\,r

aspirations to improve connectwlty through the Baitic Triangle as part of the ongomg
l
regeneration and resurgence of that city zone

}
i

: ‘ .
li

Transport considerations are- reported in more detail in the Transport Statement {by
i

DTPC). This concludes that the scheme accords with local and national pollcy to site

\

development adjacent to good transport linkages and other attractions to mrmmvse
trips and share trip movements

It‘confirms that the site occupies a sustalnable

1Ina
location and that the site Iayo"ut is designed to accord with good practice. It further
l

confirms that there are no operatlonal transport issues that would arise |f the

l
development was to proceed, and that the scheme will have little or no |mpact 'on
the local highway network.

Fundamentally, DTPC conclude!_jthat there are no reasons why the scheme should
i 1 '

not be approved from a transportation point of view, and they correctly refer to the
advice in the NPPF that confirms that :

'
1

i
b

‘Development should only be prevented or refused on transport grounds where the
residuaf cumulative impacts of development are severe.’
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Conclusions

5.1

5.2

53

54

55

5.6

5.7

5.8

The application proposes the regeneration of prominent, vacant, brownfield

‘eyesore’ [and with two quality buildings.

The scheme represents Phases 2 & 3 of our client’s regeneration project in this part
of the Baltic Triangle. It should be considered alongside the approved Phase 1

development.

The proposal will provide quality apartments and student accommodation to
complement that approved as part of Phase 1. It will transform this City Centre site
into an attractive, sustainable, vibrant and efficiently used environment, introducing
new, exciting and lively community and commercial uses to add te the emerging

vibrancy of the Baltic Triangle.

The site is designated for industrial uses in the Liverpool UDP, but it is widely
accepted that that designation is no langer current or appropriate. Approval of our
client’s Phase 1 student accommodation scheme on adjacent land, and innumerable

other non-industrial applications close by is testament to that.

The Strategic Investment Framework {SIF) indicates that the site is within both the
City Centre and the ‘Baltic Triangle’ boundaries. The proposal will play a part in

delivering some of the strategic aspirations of each of these designations.

A surfeit of policy statements support the principle of mixed uses in the Baltic

Triangle, so the proposal accords with those policies.

The application is consistent with the policy aims and objectives of the NPPF. That
promotes the efficient use of land, sustainable economic regeneration, and the

priaritisation of brownfield land. This will be achieved by the propesal.

The scheme presented is of high quality design and layout. It will contribute to local
distinctiveness, and will be a marked improvement over the current candition of the

site. The scheme has been designed to make efficient and effective use of the land
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1 .

it will integrate with the immediate surroundings

T
helping to create attractive and convenient access routes

‘E

i
59 .

L]
J |
1
'
|
b

The proposed development will also deliver the housing objectives of the NPPF,

k

which confirms that a key housmg goal of the Government is to ensure that

everybody has the opportumty of hwng in a decent home, which they can a_ffard in

a community where they want to five. That aspiration goes to the heart iof this

proposal.

This scheme Wlll he!p to build a mixed and balanced commumty,

complementary to the other houspng that is available and coming forward in this
L

part of Liverpool.

5.10

In Liverpool (like all other UK cities); there is a sector of society (such as key workers

5 ; ., . \ A
earning very modest starting salaries) who wish to enjoy the benefits of City Centre

living, but cannot afford to p"urr:haseI their own ‘standard’ apartments. This proposal

looks to cater for some of thiaTt need Lby providing compact but attractive apartments

that can be afforded. This W|ll open up opportunities for many people |ook|ng to get

their first foothoid on the housmg ladder, and as such this scheme shouid he

heralded as helping to build' a mlxed and balanced community, comp1ementary to

the other housing that is avallable and coming forward in this part of Lwerpool

!
;
v

511

1 \ n
We therefore maintain that the {proposal represents sustainable economic

Y
1%
'

| | C
development. Approval of the application will reflect the advice of central

Government in the NPPF that planning should not simply be about scrutiny, but

i

i
. » A » ' -
instead be a creative exercise in finding ways to enhance and improve the places in
i

which people live their lives : |

b |
‘Planning should proactively drive and support sustainable economic development

v b

b

to deliver the homes, business and industnal units, infrastructure and thriving Iocal

places that the country needs.’

5.12
i

For all of the above reasons, we contend that the application proposal is compliant

' n
with relevant policies and will deliver a rfmge of much needed regeneration benefits

This will be sustainable developi_ment. !

i
and urge its positive determination.

We accordingly commend it to the Council
' 1
|

| '
I
[

!
I
i
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