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MATTER 8: LIVERPOOL CITY REGION 

Written Submission
1. Peel context

The Peel Group has a considerable interest in the success of the Merseyside economy.  It is owner and operator of the:

· Port of Liverpool, upon which it intends to develop a world class maritime cluster; and 
· Liverpool John Lennon Airport, for which it has recently published an Airport Master Plan proposing substantial investment (including proposals to extend the runway to provide long haul capability), to cater for projected passenger and freight traffic increases.  
Peel is looking at developing the concept of a Superport to build international trading routes, using the synergies and opportunities created by its unique position in the UK of owning a major port and airport in one city.

It is also a major developer with many significant schemes both underway and at planning and pre-planning stage including:

· Wirral Waters – a major redevelopment within the  500 acres dock estate  at Birkenhead/Bidston;

· Liverpool International Business Park –over 3 million sq ft of business accommodation in the Speke/Garston Regeneration Area. 
· Princes and Central Docks, Liverpool – ongoing scheme and proposals for  major mixed use partially within the World Heritage waterfront site;
· Liverpool Cruise Liner Facility– for the berthing of international cruise ships.

· Ince Resource Recovery Park – a regional waste reprocessing and renewable energy proposal adjacent to Manchester Ship Canal; 
· Pioneer Business Park – a 53 acre employment development in Ellesmere Port; 
· Ellesmere Port – residential development proposed on 100 acres of land. 
Peel is also exploring the feasibility, in a joint study with NWDA and the Mersey Basin Campaign, of a utilising tidal power within the Mersey Estuary to create electricity for the sub-region.  

Given these interests development opportunities Peel needs confidence that its key investments in infrastructure and regeneration schemes within the Liverpool City Region will have long term RSS support. 

Matter 8A: Sub-Regional Strategy:

Question (i)
Does the strategy communicate a clear, sustainable and appropriate vision for the sub-region?  If not, how should the strategy be modified?

(i) Peel welcomes the objectives of Policy LCR1 and the general spatial framework which underpins these. Peel is satisfied that the sub-regional strategy communicates in general terms a clear, sustainable and appropriate vision, subject to the specific comments raised below.  
LCR2: Liverpool City Centre and Surrounding Inner Area:
· The sub-regional diagram should be more accurate in what it is depicting for the Wirral.  In particular:

· Birkenhead and Bootle should be listed as a new bullet point in Policy LCR2 as a focus for economic, social and environmental revival and reference should be made to the Atlantic Gateway in a similar vein.

· The sub-regional diagram for the LCR2 area severs the Wirral inland dock system, by excluding Bidston Dock.  The LCR2 area should include Bidston Dock and footnote 213 should be expanded to include “the entirety of the Birkenhead and Bidston Inland Docks system”.  It is appropriate for the boundary of LCR2 to include the entirety of the Birkenhead/Bidston Docks, as the wording of LCR2 specifically includes the Mersey Ports and Wirral Waterfront SIA, not solely the HMRI area.

· The Regional Towns and Cities “spot” for Birkenhead is located too far west and should be within the LCR2 area, approximately where the “IM” location for Birkenhead Twelve Quays is presently shown.

· The “IM” location for Birkenhead Twelve Quays should be moved slightly north.
(A plan showing our suggested amendments is enclosed at Appendix 1.)

LCR3: Transport Policy:
· Peel representations of June 2006 requested more recognition within the explanatory text to the following issues:

· the importance to the Region of having access to global markets in order to compete with international rivals;

· the clustering effect of airports; 
· the potential to develop synergies between LJLA and the Port of Liverpool in terms of logistics development; ie Super port.

These points could be covered in paragraph 13.9, which would state (additional text in bold):
The River Mersey ….and the wider economic opportunities provided by the City Region’s coastline.  In order that the City Region can compete with international rivals through access to global markets, it will be important for Liverpool John Lennon Airport to develop a cluster of complementary commercial and industrial activity, and for local authorities to explore the potential for the Superport concepts, to create logistics synergies between the Airport and the Port of Liverpool. …
This proposed change is important because the background work undertaken for the White Paper (Doc. TRA1) observed that “airports are an important focus for the development of local and regional economies.  They attract business and open up wider markets.  They can provide an important impetus to regeneration and a focus for new commercial and industrial development.  And they are increasingly important transport hubs, especially for the logistics industry (The Contribution of the Aviation Industry to the UK Economy, OEF 1999). 

LCR3: Broad Locations for Inter Modal Freight Terminals:
 (See Peel’s detailed submission in respect of Matter 3.)
LCR4: Recognising the West Cheshire petrochemicals/ chemicals cluster:
The Regional Spatial Strategy must recognise more explicitly the potential of the petrochemical/chemical cluster in West Cheshire, (already one of the largest in the UK), in order to provide the necessary investor confidence.  
Peel suggests the second bullet point to Policy LCR4 be amended to read “with emphasis on developing its reputation in new “high tech” sectors, including environmental technologies, manufacturing industries and further developing the existing petrochemical / chemical cluster.
(ii)
Does LCR4 adequately reflect the policies and strategy emerging from the West Cheshire / North East Wales Sub-Regional Strategy?
The Sub Regional Strategy’s (SRS) encompasses the whole of the Ellesmere Port and Neston Borough but the area covered by Policy LCR4 on the Liverpool City Sub-Regional Diagram appears to divide Ellesmere Port and Neston Borough into two and does not cover Ellesmere Port town which instead, is indicated as being covered under Policy LCR3.  It is also noted that the housing allocation for Ellesmere Port and Neston (in Policy L4) is under the heading of West Cheshire.

Securing regeneration and sustainable economic growth in the area is a key opportunity within the sub-region and it is Ellesmere Port that has the greater resource for new sustainable urban housing and employment development (rather than Neston).  

In respect of the SRS itself, Peel considers the Strategy should give greater recognition to the current and future role of Ellesmere Port (town) in the sub-region.

Peel welcomes the focus on securing sustainable economic growth within Ellesmere Port in Policy LCR4 and considers that, when coupled with policies such as LCR3, L4 (which allows for an increase in housing provision) and RDF1 (which defines Ellesmere Port’s role in the settlement hierarchy), this provides a useful context for significant and beneficial economic growth and regeneration within Ellesmere Port.

The policies could, however, highlight more explicitly that Ellesmere Port is a priority for regeneration and refer to the need to diversify its employment base including the potential to develop environmental technologies alongside its existing petrochemical and chemical clusters.
Matter 8B: Housing Issues:

Question (i)

Is the sub-regional housing provision and distribution appropriate and achievable?  Are the PDL targets in Table 9.1 realistic, deliverable and based on robust evidence?

Peel supports the level of housing provision proposed for Liverpool City but has a number of objections to the provision and distribution of housing in the Liverpool City Region.  In particular there is a lack of co-ordination between housing numbers and housing markets, together with an inaccurately low picture of brownfield capacity within Inner Area Wirral.

In particular, the emerging proposals for circa 500 acres of land at Birkenhead/ Bidston Docks, called Wirral Waters, are of sub-regional importance.  The initial visioning exercise envisages a residential and commercial led high density scheme with a variety of ancillary leisure/tourism uses at East Float.  These elements would be developed on land which is no longer required or suitable for port operations, but would be accompanied by ongoing investment in port facilities in adjacent areas of the docks.   

The site forms part of the Inner Area of the Liverpool City Region (within the New Heartlands Housing Market Renewal Area). It provides an unprecedented opportunity to utilise a substantial new area of previously unidentified brownfield land for development over the medium to long term.

The overall project, could lead to the creation of new employment of a scale of over 25,000 FTEs, whilst bringing over 20,000 residents into the heart of Wirral’s HMRI area.

The current UDP (prepared in the 1990s) assumed that use for port operations over the long term would continue.  The scale and likelihood of future strategic development potential was simply not recognised at that time.

The emerging proposals have only very recently become public and has been received positively by Wirral Council.  

The proposals will need to be dealt with in further policy detail through the Wirral LDF.  However to facilitate this, there is a clear need for an appropriate and positive policy framework to be provided within RSS if the potential of this major development opportunity to make a major contribution to the regeneration of Birkenhead and to the enhanced economic performance of the Liverpool City Region is to be realised.

Most of the points of concern with regard to housing issues are covered separately under Peel’s Written Submission to Matter 4A.  The key points in respect of the Liverpool City Region are set out below.

Sub-Regional Housing Markets

There is inconsistency between the spatial strategy (Policy LCR2 - with its emphasis on revitalising housing in the Pathfinder area of Liverpool, Sefton and Wirral) and the treatment in draft RSS of Wirral Borough for housing provision purposes as one homogenous area of restraint.  To resolve this discrepancy, Peel suggests that Wirral should be divided for housing purposes into Inner Area Wirral (Pathfinder area – relatively high figure) and Rest of Wirral, particularly west Wirral (area of restraint – low figure).  The approach is similar to that being followed in some other regions.

Sufficient Levels of Housing in Sustainable Locations

It is of vital importance that sufficient housing and employment is provided in sustainable locations, which are well located in relation to the Mersey ports and Liverpool John Lennon Airport to support the growth plans described in section 2 above.

Sufficient new housing must also be provided in Ellesmere Port and Neston to support regeneration strategies.  Peel’s landholdings these provide significant potential for new housing development in sustainable locations. 
Housing Potential of Inner Area Wirral

The housing potential of Inner Area Wirral, particularly the surplus port land at Birkenhead, is significantly in excess of that identified in the evidence previously made available to the NWRA.   This capacity is in Inner Area Wirral and will not cause additional pressures in areas of restraint, such as West Wirral.

Warrington

In respect of the strategic framework for Warrington, Peel has serious concerns about the intended policies of restraint in respect of new residential development, the embargoing of a review of the green belt boundaries until after 2021 and the lack of clear objectives seeking wider sustainable economic development within the Borough.

This approach will artificially and unnecessarily stifle development opportunity and potential – an approach which is considered inconsistent with the NWGS and that would not be in the regions interest.  Rather, it is considered that Warrington is strategically well placed to accommodate further growth and should have a policy framework that supports this.
Peel’s objections to Policy MCR5 seek to create a policy framework that enables Warrington to maintain an important role in the future of the North West and to complement wider regional objectives.
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