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1.0
Introduction
1.1 
This report supports the masterplanning work 
that has been undertaken by ION Property 
Developments on behalf of the Knowsley Estate 
in relation to the Knowsley Lane Sustainable 
Urban Extension (SUE) (Figure 1 SUE boundary 
and site location).

1.2
The work undertaken to produce this masterplan 
report has resulted in a new brand name for the 
SUE.  This new name is Earlsfield Park.

Purpose of the Masterplan and Vision 
Statement

1.3
The masterplan is a direct requirement of 
Knowsley Core Strategy Local Plan (KCSLP) 
policy SUE2, which states:

“Proposals for development within 
each of these locations will only be 
granted planning permission where 
they are consistent with a single 
detailed masterplan for the whole 
of the Sustainable Urban Extension 
which is approved by the Council.”

1.4
The Council therefore expects that the 
masterplan will be prepared to support the 
comprehensive and coordinated development of 
Earlsfield Park, to ensure the highest standards 
of planning and design, and to ensure that the 
infrastructure needs arising from the development 
are met in a timely and coordinated way.

KCSLP policy SUE2a is specific to Earlsfield 
Park and has been an important consideration in 
preparing the masterplan. 

The preparation of the masterplan has also 
occurred in parallel with Knowsley Council 
preparing and adopting a Supplementary 
Planning Document (SPD) for the Earlsfield Park 
site. 

http://www.knowsley.gov.uk/
knowsleycouncil/media/Documents/
Earlsfield-Park-SUE-SPD-Adopted-final-opt.
pdf

The SPD sets out Knowsley Council’s 
development, design and infrastructure 
requirements for the Sustainable Urban 
Extension (SUE) site to assist landowners and 
developers comply with the Core Strategy’s 
policy requirements in preparing a masterplan 
and subsequent planning applications for the 
site.  The masterplan has therefore had full regard 
to the vision statement, development objectives, 
and guidance contained within the SPD. 

1.5
Knowsley Council officers also provided 
masterplanning guidance in the form of a 
guidance note (April 2016).  This guidance 
note confirms that the Council expects that the 
masterplan will include the following information:
• Demonstrate a spatial vision and set out a

common design framework for the entire site.
• Identify the type and location of physical,

green and social infrastructure in a way which
best addresses future needs arising from the
entire development.

• Set out a logical phased development
programme, which ties new housing,
employment uses and services in to existing
communities in the surrounding area, and
provides infrastructure in a timely fashion.

• Engage surrounding residential and business
communities in planning the site’s future.

• Provide a basis for meeting infrastructure
need and sharing costs across the site while
still maintaining development viability.

Vision statement

“Earlsfield Park will become a 
prestigious employment and 
housing location.  The business 
[employment] park and [other] 
employment uses on the site will 
ensure that this part of Huyton 
continues to contribute to the 
city region’s economic growth, 
building on the success of the 
nearby Kings Business Park, while 
the sustainable, high quality family 
housing will help to broaden the 
district’s housing appeal. 

The existing Lord Derby Playing 
Fields and Oak Plantation will 
be retained and improved as a 
valuable asset for new and existing 
residents, workers and visitors.”

Development objectives
• Deliver a high quality employment location

for uses in line with the Liverpool City Region
core economic sectors

• Provide employment and supply opportunities
for local residents and businesses

• Provide high quality family housing which
diversifies the local offer and extends the
residential investment secured through the
North Huyton Revive Partnership

• Protect and enhance the Lord Derby Playing
Fields and Oak Plantation within the site
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Figure 1 SUE boundary and site location
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2.0
The Spatial Masterplan
2.1 
The evidence summarised in this section 
of the masterplan report demonstrates that 
the proposed land uses and their spatial 
configuration are consistent with the vision and 
development objectives for Earlsfield Park. 

2.2
It also begins to provide the basis for the site 
wide Design Framework that is introduced in 
section 3.0. 

2.3
The masterplan is illustrated at Figure 8 and 
has been informed by a detailed analysis of 
the SUE’s physical, environmental, and social 
characteristics.  This analysis builds upon 
the SUE’s site allocation profile in the KCSLP 
(Appendix E) and Figure 2.1 of the SPD that 
illustrates the main physical constraints and 
opportunities for this site.  

Figure 2 constraints and opportunities draws 
this analysis together into one comprehensive 
picture of the physical, environmental, and 
social parameters that underpin the masterplan 
response.  The masterplan has also been 
informed by a consultation exercise with 
the surrounding residential and business 
communities.  Section 4.0 of this report 
summarises the consultation process, the 
feedback proposed, and how this has been taken 
into consideration in finalising the masterplan 
proposals.

Land Use Requirements

2.4
Table 4.1 of the SPD defines the land useage 
parameters for Earlsfield Park that must be 
reflected within any masterplan response.  These 
parameters and the masterplan response is set 
out in masterplan Table 2.1, the land usage areas  
opposite, and Figure 3 Vision Concept Plan.

2.5
Further explanation of each land use parameter 
is provided in the remainder of this section as 
required by the Council’s masterplan guidance. 

Table 2.1 Masterplan land use parameters

Land use Pre consultation draft SPD 
parameter

Masterplan response

Employment Minimum 16hectares 16.9hectares

Residential Approximately 100 new homes Between 150 and 160 new homes
(5.8hectares)

Public Open Space (a) 0.58hectares public open space
(b) 0.40hectares sports provision

(a) 0.67 hectares public open 
space (residential)
(b) New vehicular access and 
Amenity/Sports Changing
Facility with shared surface car 
parking to enhance the provision at 
the Lord Derby Playing Fields.

Land usage areas
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Figure 2 Constraints and opportunities plan
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Employment - Rationale

2.6
The SPD vision and box KL4 sets out the 
Council’s ambitions to deliver a high quality 
employment location for uses in line with the 
Liverpool City Region core economic sector that 
will build upon the success of the Kings Business 
Park that is located in close proximity.

Complement not replicate

2.7
It is important to note that employment market 
circumstances have significantly changed 
since the development and occupation of 
Kings Business Park.  Specifically that there 
is a clear market shift against the type of out 
of town offer that the Business Park presents 
and there is still a significant amount of vacant 
office stock overhanging the market and dating 
from around 10 years ago.  By way of example, 
Network Space has moved away from further 
office accommodation at Mere Grange – at the 
time of writing a significant percentage of its 
phase one office scheme which it developed 
some 10 years ago remains unoccupied – to 
speculatively develop industrial accommodation 
(circa 90,000sqft within four units from 18,488 
sqft - 26,295sqft).  The same trend is being seen 
at the same operator’s Alchemy Business Park 
on the East Lancashire Road, where they are 
looking to provide a total of 100,000sqft within 
three detached units of 22,800sqft, 32,650sqft 
and 45,700sqft. 

2.8 
Furthermore, first generation Business Parks 
were popular, particularly with inward investors, 
because they replicated a successful US model 
of the time.  Their benefits were a pleasant setting 
next to a motorway junction and a lower cost of 
construction compared to city centres.  However, 
in practice, many were developed with insufficient 
car parking, which is presenting operational 
problems, as a consequence of public transport 
connections perhaps not being as strong as 
initially envisaged.   Also, many were delivered 
without a critical mass of support services such 
as retail and food / leisure.

2.9 
It is also becoming recognised that there is 
a growing appeal of city centre locations for 
offices in the UK.  Nationally this is driven by staff 
recruitment and retention issues – not just the 
ability to draw on a larger pool of labour by being 
in a central and well connected location, but also 
the importance of the amenities and character of 
city or town centre setting in keeping staff happy. 
The ability to shop and have a choice of food 
outlets at lunchtime, and socialise after work now 
factoring into end users’ decision making.  It is 
also important to note that end office occupiers’ 
sustainability targets are better addressed in 
central locations.

2.10 
These factors will become increasingly important 
in a knowledge based economy in which more 
young people live in town and city centres and 
fewer own cars.  The main growth sectors, such 
as professional services, media and technology, 
thrive in locations that maximise the opportunities 
for knowledge sharing, networking and 
collaborative working.  These tend to be found in 
Town and City Centres.

2.11
The rise in graduate numbers is also seeing 
young workers moving into employment who 
have become used City Centre living and who do 
not want to move out of town. 

2.12 
It is likely that the Liverpool City Region will see 
new modern stock delivered in the central core 
through schemes such as Pall Mall, Princes 
Dock, the Knowledge Quarter, Liverpool Waters 
and Wirral Waters which will enhance floor 
space supply.  Enhanced public transport links, 
particularly by rail, are improving connections 
between city and town centres, enhancing the 
benefits of a central location.  The impact on 
office markets and the new build out of town 
market will be significant.

Complement to differentiate

2.13
It would therefore seem sensible for Earlsfield 

Park to provide a complementary employment 
offer to that of Kings Business Park.  Rather than 
seeking to replicate its model it will provide a 
positive mix of employment use and activity that 
strengthens both locations and creates a unique 
point of differentiation in the market.

2.14 
ION has instructed further market analysis 
from Mason Owen to determine the optimum 
economic sector(s) to bring forward at 
Earlsfield Park that will deliver the necessary 
complementary mix of employment uses and 
activity (Appendix A).

2.15 
This analysis has foreseen interest from the 
advanced manufacturing, research and 
development (R&D), and sub regional 
logistics sectors going forward, with ‘business 
expansion in LCR being reported as being stifled 
by lack of supply of buildings for SME’s’ that 
dominate these sectors.  Furthermore speculative 
development in these sectors has let well when 
built, with evidence of proposed / speculative 
schemes in the area responding to these market 
conditions:
• Stonebridge Park, Liverpool – St Modwen are 

on site with the speculative development of 
four units from 5 - 30,000sqft for rent or buy

• Alchemy, Knowsley – Network Space 
propose to construct for units ranging from 
18,500sqft - 2600sqft.  These are leasehold 
only

• Mere Grange, St Helens – Network Space 
again four units as per Alcemy – leasehold 
only again

• Beacon 62, Huyton Business Park – Henty 
Boot / Barnfield – potential for smaller units

2.16 
Knowsley Council has also confirmed through 
the parallel LCR SIF funding bid for the SUE 
that the size and type of units being provided 
complements the supply chain of commercial 
and industrial floor space in Knowsley.  The 
Council have a healthy development pipeline 
of various sized accommodation, which allows 
business start ups to grow, expand and relocate 
within the Borough.  The masterplan proposals 

strengthen this position, recognising that the 
shortage of quality space of this size that is 
available for immediate occupation must be 
addressed.  The new jobs that this will create will 
also make a positive contribution to productivity. 

2.17 
Mason Owen’s analysis concludes that Earlsfield 
Park is a superbly located manufacturing /
industrial business park site in a location 
that will attract interest across the city 
region and beyond.  On this basis, the supply 
of a quality product in a good, accessible location 
will generate its own demand, with significantly 
more quality accommodation being required in 
order to satisfy current business needs.  This is 
vitally important in short term  because of the 
evidence that the market is defined by a lack 
of supply, particularly the type, size and quality 
of building required by local and regional SMEs 
looking to grow their business. 

2.18 
To address this market demand and need 
it is concluded that a new breed of Hybrid 
Employment Park is required that will create a 
product and environment that can be immediately 
established as a credible location for businesses 
to invest in and that retains a longer term flexibility 
that keeps it current and attractive to the market 
over time. 

2.19
Earlsfield Park is considered to offer such an 
opportunity and the best way to achieve this 
is through the construction of a speculative 
first phase of employment floorspace that will 
generate interest and maximise the window of 
opportunity that is currently open in the market 
for a new product and offer.  ION’s market 
analysis suggests that the first phase needs to 
extend to circa 45,000sqft in units designed to 
cater for the needs of local SME’s involved in 
advanced manufacturing, R&D, and sub regional 
logistics who typically require units in the 10,000 
– 30,000sqft range together with a terrace of 
units to accommodate smaller requirements from 
say 3,500sqft.

*Paragraphs 2.8 to 2.12 draw from a series of papers entitled the 
new geography of office demand, Jones Lang Lasalle.
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Figure 3 Vision concept plan
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2.20
Subsequent phases of the park can then 
ideally be brought forward on a build to suit 
basis depending on interest received from the 
market.  For example, there are early signs 
of an improvement in the office sector, so 
for even greater flexibility going forward, the 
possibility of leaving aside an area within the 
eastern or western employment zone that could 
accommodate appropriate office uses should be 
explored.  Depending on demand at the time, 
this area could be utilised for either offices or 
industrial development as required, which would 
enable the park to respond to any specific inward 
office or hybrid enquiry in the future but on a 
design and build basis.  This approach would 
appeal to the appetite from the small / medium 
size manufacturing, engineering and service /
logistics companies who wish to purchase their 
own property often in SIPPS, making it important 
to offer units for sale as well as to let from the 
outset in order to maximise the prospects of 
success and afford the park market advantage.

2.21 
ION’s market analysis and appraisal has also 
identified an emerging market for good quality 
managed small scale workspace in a high 
quality environment.  The market is already 
seeing a step change in the way that office 
space is being delivered using the coworking 
space model offering flexible terms and more 
than  just a property product (additional benefits 
can be provided such as IT / accounting /
business support).  ION in conjunction with their 
commercial development partner predict that 
this approach will soon be adopted for workshop 
type space and are exploring the application of 
the model to this sector, targeting the western 
employment zone at Earlsfield Park in particular.  
This will be space that will be the move on space 
for people who have started businesses in their 
own homes but cannot / do not want to take 
space on more traditional leasehold terms.  It will 
be space for the cake bakers / microbrewers /
drapers etc of the future.  Such workspace will 
be a private sector owned and operated facility 
as per the rest of the employment space. 

2.22 
Earlsfield Park also benefits from its prominence 
on the M57 motorway.  Aligned with proposals for 
a critical mass of support services such as retail 
and food / leisure at its entrance this will create 
an identity, credibility and a critical mass from 
the outset.  Being able to offer prospective 
occupiers on site services and facilities will 
give Earlsfield Park a distinct advantage 
in the market place, whilst also providing 
benefit to Kings Business Park and the 
wider mix of land uses across the site.

2.23 
The inclusion of ancillary retail and leisure facilities 
within the site are considered to have a variety 
of benefits that are integral to the concept of the 
Hybrid Employment Park and must be seen as 
this rather than simply standalone enterprises.  
The benefits of an immediately available and 
integrated ancillary service offer are as follows:
• To serve staff and visitors to the new and 

existing business community by providing 
facilities in a convenient and accessible 
location

• To provide facilities close at hand to the 
growing residential community in this area, 
reducing the need for car trips.  In so doing, 
it will enhance the attractiveness of the new 
build housing that will be delivered as part of 
the plan

• To establish a critical mass of early 
development on the employment park that 
will mean that the initial occupiers on the 
employment park will not sit on their own. 
This removes a barrier often seem in such 
developments where end users do not want 
to be the first to commit to a site

• These uses will be concentrated at the 
entrance to the site providing a gateway 
marker to the development.  The inclusion 
of the hotel presents opportunity to deliver 
a building of a scale and massing that will 
enhance the gateway to the employment site.

• Providing employment opportunities to the 
local community

• Providing a critical residual land receipt to 
cross fund the infrastructure and serviced 
employment development plots that will 
deliver the first phase of employment 

floorspace and open up the wider 
employment area for future development

2.24 
It is envisaged that the range of uses to be 
accommodated will include a petrol filling 
station that will incorporate a small amount of 
convenience retail floorspace, a family restaurant 
/ pub, a mid scale hotel, and drive thru coffee 
unit.

2.25 
The petrol filling station is considered to be critical 
to service a local and sub regional need and 
demand, given that this catchment is not well 
served in this respect.  The site’s location at a 
key interchange between the motorway network 
(M57), national trunk road network (A57), and 
local highway network (serviced from B5194 
Earlsfield Park) is also significant.  On this basis, 
the petrol filling station model that is proposed 
is one that includes a small convenience retail 
offer.  This is not only intended to cater for the 
vehicular traffic associated with the petrol filling 
station trade, it is also intended to cater for 
the demand generated by the staff and visitors 
of the adjoining employment zones, as well 
as addressing the shortfall of provision at the 
adjoining Kings Business Park.  As previously 
stated, this immediately accessible and available 
support service offer is critical to the success of 
the Hybrid Employment Park destination.

The drive thru coffee unit is being promoted 
in conjunction with the petrol filling station to 
complement its roadside offer and provide a 
resource for the wider Hybrid Employment Park 
rather than being seen as a destination in its own 
right.  It is anticipated that this unit will create up 
to 20 jobs (FTE) and that the unit will have solar 
panels on the roof which provides 20% of the 
required energy. 

2.26 
A mid scale hotel of 40 to 60 rooms in this 
location will also directly serve the new and 
existing business community as well as the 
local residential community.  Its location close to 
Knowsley Hall and the Safari Park means that it 
will also assist in growing the visitor economy by 

supporting these major attractions.

2.27 
The family pub restaurant will work in conjunction 
with the hotel and provide a venue to support 
local businesses and serve the new and 
established residential community.

2.28 
In terms of employment opportunities, it is 
anticipated that these uses will deliver between 
90 - 130 jobs at levels ranging from entry level to 
skilled kitchen and management staff. 

The Brand

2.29 
For the reasons set out above, Earlsfield 
Park should not seek to replicate the offer at 
Kings Business Park, rather ensure that it is 
complementary in terms of land uses and activity, 
a similar quality of physical environment, and 
the provision of support services that can be 
accessed and utilised by both locations.   

2.30 
In this respect, Earlsfield Park can build on its 
unique location, being central to the city region 
but not within an established industrial area, 
which is a distinct competitive advantage.  This 
is further strengthened by the fact that Earlsfield 
Park and the adjacent Kings Business Park are 
well contained within an existing high quality 
semi-rural landscape, and bordered on all sides 
by significant highway infrastructure.  A sensitively 
designed development that incorporates an 
appropriate scale and quality of built form, i.e. 
respects and reflects the context and character 
of the local area, will ensure that Earlsfield 
Park can become an integral part of the local 
neighbourhood that it sits within. 
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2.31
The masterplan therefore seeks to position 
Earlsfield Park as a Hybrid Employment 
Park that targets advanced manufacturing and 
business that requires a blend of office and 
manufacturing / warehouse space set within 
a high quality environment with immediately 
accessible and available support services for staff 
and visitors. 

2.32 
The ‘Hybrid’ brand reflects the market 
differentiating offer that this unique employment 
and business location can deliver, namely:
• Being a truly ‘mixed’ use employment 

destination that provides the opportunity 
to deliver a range of high quality advanced 
manufacturing, research and development 
(R&D), and sub regional logistics floorspace.  
This will be particularly attractive to the 
SME businesses and their supply chains 
that dominate these sectors, including the 
provision for business start ups to grow and 
expand within the Borough

• The ability to align the mix of floorspaces 
available with a similar flexibility around the 
terms of lease / ownership.  This is a market 
differentiator and very attractive to the users 
that the park will target, for example being 
able to offer long leasehold opportunities 
for businesses to rent and / or own and 
potentially build their own units (subject 
to them complying with the robust design 
framework - see section 3 of this report)

• Being an integral part of a wider mixed 
use destination that includes high quality 
new homes, ancillary support service, and 
enhanced / new recreational areas and 
spaces that are also well connected to wider 
local assets such as Kings Business Park, 
Knowsley Estate, local Primary Schools, 
Hillside Road Shopping Parage, King George 
V Memorial Playing Fields, and more widely 
Prescott Town Centre

2.33 
Flexibility is therefore key and is at the heart of 
comprehensively delivering the mix of land uses, 
activity, and infrastructure that will make the 
Earlsfield Park a success now and into the future. 

2.34
Section 4.0 of this masterplan report provides 
further detail on the phasing that is anticipated 
across the SUE, but in summary, there is a 
need to establish an immediate credibility and 
critical mass that will maximise the window of 
opportunity that is currently open in the market 
for a new employment product and offer.  This 
will be achieved by delivering a speculative first 
phase of advanced manufacturing, R&D, and / 
or sub regional logistics employment floorspace 
(mix of 10,000 – 30,000sqft units and a terrace 
of smaller units circa 3,500sqft) alongside the 
immediate provision of the necessary supporting 
infrastructure and support services at the 
gateway / entrance to the site that will serve as 
the front door and quality benchmark for the rest 
of the site.

2.35 
This first phase of development will also need 
to provide the necessary infrastructure to open 
up the remainder of the site.  This will facilitate 
and set the benchmark for the comprehensive 
delivery of development and investment across 
the whole of the Hybrid Employment Park.  It will 
also provide the opportunity to retain flexibility 
in the type and mix of advanced manufacturing, 
R&D, and / or sub regional logistics floorspace, 
or other high value employment uses, which will 
keep its offer current and attractive to the market 
over time.

2.36 
In conclusion, the product, offer, and critical 
mix of land uses at the Earlsfield Park Hybrid 
Employment Park is unique, particularly to 
its local and city region context, bringing a 
profile and standing to the Borough that 
the Council set out to achieve in bring the 
site’s forward through their Local Plan Core 
Strategy.  

2.37
Table 2.2 supports Figure 3, in further illustrating 
that the strategic principles of the masterplan are 
consistent with vision development objectives 
and general land uses parameters of the KCSLP 
policy and supporting SPD.

Masterplan Employment Outputs

Key expectation Masterplan (land use mix) response

M57 prominence / Kings Business Park relationship The majority of the light industrial / logistic units are located along 
the northern boundary facing the M57 and are orientated so that 
their visibility and profile is maximised to this corridor.

The ancillary hotel, restaurant/family pub and coffee drive thru 
alongside one of the early phase light industrial units (45 000 
sqft) create a visual and commercial presence onto the M57/
A57 roundabout.  This has the objective of providing a functional 
connection and reference point between the Kings Business Park 
on the opposite side of the roundabout and the employment 
and business activity on the SUE itself, acting as a resource and 
gateway/entrance feature for both employment destinations.

Gateway environment The ancillary hotel, restaurant / family pub and coffee drive thru 
alongside one of the early phase light industrial units (45,000sqft) 
create a visual and commercial presence onto the M57 / A57 
roundabout acting as a gateway / entrance attraction for the SUE 
and Kings Business Park.  The hotel will provide scale and pres-
ence on the roundabout alongsi de one of the phase 1 45,000sqft 
light industrial units.

The commercial signage associated with the uses fronting the 
roundabout in conjunction with appropriately designed and located 
landscape / public realm will all seek to enhance the gateway envi-
ronment at this location

Interest and diversity across buildings / plots The masterplan proposes a mix of light industrial / logistic units in 
their own development plots across the main employment area of 
the SUE that will in themselves create interest and diversity.  This 
will be supplemented by the green infrastructure framework that 
will provide the setting for the development plots and provide the 
appropriate transition between land uses across the SUE.

The use, activity, scale, massing and plot treatment of the ancillary 
hotel, restaurant / family pub, coffee drive thru, and petrol filling 
station will all add to interest and diversity of the employment area.

Further to this, the sensitively designed small employment starter 
unit scheme proposed to be located on the eastern edge of the 
Lord Derby Memorial Playing Fields are proposed to be set within a 
very high quality environment (inclusive of an ecological mitigation /
POS area) to target new SME local businesses and those working 
in the “green sector”.  This will bring further interest and diversity 
across the whole of the SUE.

Respect and protect residential amenity The masterplan has sought to respect and protect the amenity of 
existing residential properties along Earlsfield Park by locating the 
majority of the light industrial / logistic units towards the northern 
boundary of the SUE.  Where this has not been possible, the units 
are orientated so that any direct interface with main elevations is 
reduced.

The location of the more ‘domestic’ scale ancillary leisure, service 
and retail uses also serves to reduce impact on amenity.

It is also recognised that the hedgerow alongside Earlsfield Park 
is a strong natural feature that lends itself to the general character 
and amenity of this corridor.  Where possible it is proposed that this 
will be protected and reinforced – principally to the west of the main 
access road.

Table 2.2 mix of employment uses - masterplan response
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2.38 
The Council’s guidance document requires the 
masterplan to set out the following in relation to 
the employment uses on the site:
• Location
• Type 
• Volume
• Mix

Location of employment uses

2.39 
The masterplan incorporates the majority of the 
employment generating uses in the eastern zone 
of the site (refer to Figure 3 vision concept plan 
and Figure 8 masterplan).  This is consistent with 
the spatial development framework contained 
within the SPD (Figure 4.1), which seeks to 
showcase the economic and business profile 
of the site along the M57 corridor, as well as 
providing a clear connection to the established 
Kings Business Park referencing the importance 
of the relationship between the two business 

Type (land use) Maximum floorspace 
(sqm)

Type (occupier 
target)

Potential job creation 
(FTE)

B1 (c) light industrial / 
B8 logistic units / office

35,300 (326,000sqft)
(across a variety of unit 
sizes)

Targeted at advanced 
manufacturing research 
and development, and 
sub regional logistics.

675

B1 (c) light industrial 
/ B8 storage & 
distribution start up 
units

1,675 (18,000sqft) Local and Regional 
Small and Medium 
Enterprise

36

Ancillary C1 Hotel, A3 
leisure, A1 retail

3,800 (40,900sqft) Ancillary support 
service uses to serve 
the employment zones 
and Kings Business 
Park within the context 
of supporting the LCR 
growth sectors, and 
provide an additional 
resource for existing 
and new residents and 
visitors.

101

Table 2.3 Volume and type of proposed employment uses

locations.  This eastern employment zone of 
the masterplan comprises a land take of 15.9  
hectares.  

2.40 
A further area of employment land is provided 
within the western zone of the site.  This area 
is located to the immediate west George Hale 
Avenue (refer to Figure 3 vision concept plan 
and Figure 8 masterplan).  The land take of this 
smaller employment zone is 1hectares taking 
the total area for employment across the site to 
16.9hectares. 

2.41
The western employment zone is proposed to be 
served by a new and improved vehicular access 
from Knowsley Lane and will provide new small 
start up business units.

Type and volume employment uses

2.42
The market appraisal and analysis that ION has 
procured has informed the type and volume
(floorspace) of employment uses that the site 
has the capacity and capability to deliver.  
The masterplan illustrates how the volume of 
employment use / floorspace can be maximised 
across the two identified employment zones.  If 
this were to be implemented the site has the 
potential to deliver the employment generating 
floorspace set out in table 2.3.

2.43
The masterplan proposes a number of ancillary 
uses that fall into the definition of main town 
centre use as defined by glossary to the National 
Planning Policy Framework (NPPF).  These uses 
are the:
• 40 - 60 bed mid scale hotel
• Family pub / restaurant (linked to the hotel)
• Drive thru coffee unit

2.44
Given that the site is outside a defined town 
centre and town centre uses (as defined 
by the NPPF) are proposed (albeit they are 
ancillary to the core employment function of the 
site), consideration must be given as to their 
appropriateness in this location.

2.45
The NPPF sets out two key tests that should be 
considered when planning for town centre uses 
which are not in an existing town centre and 
which are not in accord with an up to date local 
plan – the sequential test and the impact test.

2.46 
In summary, the sequential test seeks to assess 
whether there are any preferable town centre 
locations that may accommodate the main town 
centre uses. 

2.47
The impact test determines whether there would 
be likely significant adverse impacts of locating 
main town centre development outside of 
existing town centres, but is only applicable if the 
proposed development exceeds the floorspace 
threshold set out at paragraph 26 of the NPPF.  
This threshold is 2,500sqm.

2.48 
The maximum floorspace proposed by the 
masterplan for town centre uses as defined by 
the NPPF is 3,080sqm.  On this basis, the impact 
assessment threshold is exceeded.
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2.49 
A sequential and impact assessment will 
therefore be included within any planning 
application for Earlsfield Park site, which the 
National Planning Practice Guidance (PPG) 
considers an appropriate time to undertake such 
an assessment.  This, however, does not mean 
that such considerations have not been taken 
into account in the preparation of the masterplan.  

2.50
The proposed small scale ancillary retail and 
leisure service offer is critical to the concept of 
the Hybrid Business Park as it offers prospective 
occupiers on site services and facilities that 
create an immediate identity, credibility and a 
critical mass, which in turn will provide the SUE 
with a distinct advantage in the market place, as 
well as providing benefit to the adjacent Kings 
Business Park and the wider mix of land uses 
across the site.  To reiterate paragraphs 2.22 - 
2.28 of the masterplan report, the benefits of an 
immediately available and integrated ancillary 
service offer are as follows:

• To serve staff and visitors to the new and 
existing business community by providing 
facilities in a convenient and accessible 
location

• To provide facilities close at hand to the 
growing residential community in this area, 
reducing the need for car trips.  In so doing, 
it will enhance the attractiveness of the new 
build housing that will be delivered as part of 
the plan

• To establish a critical mass of early 
development on the park that will mean 
that the initial occupiers on the employment 
park will not sit on their own.  This removes 
a barrier often seem in such developments 
where end users do not want to be the first to 
commit to a site

• These uses will be concentrated at the 
entrance to the site providing a gateway 
marker to the development.  The inclusion 
of the hotel presents opportunity to deliver 
a building of a scale and massing that will 
enhance the gateway to the employment site.

• Providing employment opportunities to the 
local community

• Providing a critical residual land receipt to 
cross fund the infrastructure and serviced 
employment development plots that will 
deliver the first phase of employment 
floorspace and open up the wider 
employment area for future development

2.51
Whilst some of the uses that are proposed 
might be perceived as having the potential to be 
located in town centres in the locality if they are 
considered in isolation, this would in reality not 
materialise because the complementary nature 
and mix of land uses that are proposed to make 
up the Hybrid Business Park – employment, 
ancillary service (retail / leisure), and residential – 
are fundamental to its success, delivery and long 
term sustainability.  

2.52
Removing or diluting a particular land use or 
activity would be place significant risk to the 
success and long term sustainability of the Hybrid 
Business Park and the regeneration opportunity 
that bringing this significant employment 
generating development forward. 

2.53
To provide initial justification of this position a high 
level sequential assessment has been conducted 
taking into account the town and local centres 
identified by KMBC as Local Planning Authority 
(LPA).  This assessment is included at Appendix 
B of this report, concluding that there are no 
sequentially preferable sites that are suitable 
or available within or adjacent to any of the 
identified centres that will meet the developer’s 
requirements.  

2.54
This is because none of them have the capacity 
to comprehensively incorporate the mix, 
adjacency and cluster of ancillary retail / leisure 
floorspace in one location that will deliver the 
identified benefits in serving a specific and 
unique employment destination, as well as being 
critical to its overall success and sustainability.  
Furthermore, the nature and operation of the 
proposed ancillary service uses that will directly 
serve the Hybrid Employment Park will attract a 

specific type of prospective occupier that would 
not consider town centre locations as being 
appropriate to the success of their business.  
The operator of the PFS and drive thru coffee 
unit has identified a planning inspectorate 
decision that support this principle (APP/
C3105/W/16/3151655).

Residential - Rationale

2.55
KCSLP policy SUE 2a and the supporting SPD 
confirms that the inclusion of new homes as part 
of the Earlsfield Park site will support the Core 
Strategy priority of rebalancing the Borough’s 
housing stock, and that the principal focus for 
housing development within this site should 
be on providing a range of homes to serve the 
higher end of the market, specifically high quality 
family housing which diversifies the local offer 
and extends the residential investment secured 
through the North Huyton Revive Partnership.

2.56
To achieve these objectives and demonstrate 
that high quality family homes are deliverable 
and viable at this location, ION Property 
Developments has entered into a partnership with 
Bellway Homes.

2.57
Bellway’s assessment of the site in terms of 
location, local need, wider demand and market 
appetite for the new homes and the quality of 
residential environment that the council aspire to, 
concludes that a critical mass of new homes is 
vital to creating a viable new residential market 
within this part of Huyton, and indeed Knowsley 
as a whole.  This critical mass stands at between 
150 - 160 new homes, which is envisaged will 
facilitate the delivery of a single comprehensive 
sustainable community that will make the step 
change in the residential market that the council 
require (Knowsley Housing strategy 2016 - 2020), 
which is to achieve a housing offer that not only 
meets the needs of the existing residents of the 
Borough but also attracts economically active 
people into the Borough and the wider city 
region.  The Earlsfield Park site is able to directly 
meet this aspiration by aligning new homes 
and new employment opportunity in one single 
integrated destination.
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Figure 4 Illustrative layout
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Masterplan Residential Outputs

2.58
The Council’s guidance document requires the 
masterplan to set out the following in relation to 
the residential land use on the site:
• Location
• Volume
• Type
• Mix

2.59
Figure 4 provides an illustrative layout to 
demonstrate that the residential location has the 
capacity to accommodate between 150 and 160 
new homes with the associated landscaping, 
open space and infrastructure.  This has 
included consideration of the potential amenity 
issues associated with the noise from the M57 
motorway, specifically the commissioning of a 
calculation of Road Traffic Noise Assessment 
that has indicated that appropriate mitigation 
measures can be incorporated into the proposal 
residential layout (Figure 4) that will not reduce 
the capacity of area proposed for new homes.

The calculation of Road Traffic Noise Assessment 
modelling was undertaken by Red Acoustics and 
was carried out to predict the resultant free field 
and facade noise levels around the proposed 
residential layout at Figure 4.  The study has 
concentrated on the effect of the emission from 
the M57 and Knowsley Lane. 

Traffic count data for these road sources has 
been obtained from the Department of Transport 
website.  Each dataset has been adjusted from 
24hr annual average daily traffic to 18hour annual 
average daily traffic by multiplying the count 
data by 0.953.  The model has been imported 
directly into CadnaA.  Where fencing has been 
indicated ie. 1.8m fence, 0.9m fence, this has 
been included in the model.  Height point data 
has been imported in 2m x 2m grid squares to 
replicate the topography on the site.

This data has been obtained from the 
Environment Agency.  The modelling suggests 
that without further specific mitigation measures 
garden areas to the north and along the 

western and eastern boundaries may exceed 
recommended noise levels, however, houses 
directly fronting onto the M57 have garden 
areas that are well protected and where further 
screening is required to any exposed garden 
spaces is needed, the inclusion of Bellway’s 
bespoke acoustic boundary wall construction 
can be introduced, which has been successfully 
applied in similar circumstances across the 
north west.  On this basis, it is reiterated 
that appropriate mitigation measures can be 
incorporated into the proposal residential layout 
(Figure 4) that will not reduce the capacity of area 
proposed for new homes.

Internal noise can easily be mitigated by the 
use of standard thermal double glazing with a 
performance of 27dB Rw + Ctr and either an 
acoustic trickle vent achieving a performance of 
37dB Dn,e,w + Ctr. or standard trickle vent with a 
performance of 31dB Dn,e,w + Ctr.  External wall 
performance is expected to be in the region of 
51dB Rw + Ctr. 

The proximity of Earlsfield Park to the M57 
motorway, Knowsley Lane and the A57 Liverpool 
Road means that the amenity of new residents, 
employers, and employees will also need to be 
considered in terms of the air quality.  This is 
also equally important in terms of the amenity of 
existing residents, employers, and employees.  
Future detailed design proposals and planning 
applications will need to undertake robust 
baseline assessments of air quality and consider 
any existing or future impacts on amenity and 
health as a result of any new development.  
This has the potential to require the review 
of development layouts or seek to employ 
appropriate and commensurate mitigation 
measures as a result of these assessments.  
Whilst this is the case, the adopted Local Plan 
Core Strategy states that air quality within 
Knowsley is generally good with no resulting Air 
Quality Management Areas designated within the 
borough. 

2.60
The location of the proposed residential 
development is consistent with the SDF 
contained within the SPD albeit its eastern 
boundary has encroached into the area that 
the SDF designates for employment use.  The 
reason for this is that a greater area of land 
than is currently identified in the SDF is required 
to deliver between 150 and 160 new homes 
of the quality that the Council expect to be 
delivered inclusive of the associated amenity 
space, car parking standards, and quality of 
place requires.  This specific reason for this is 
that the new homes for this new community are 
proposed to predominantly comprise three and 
four bed detached and three bed semi detached 
standing at two storeys set in a high quality 
landscape and environment.  The masterplan 
demonstrates that such an approach reduces 
the density of development with a consequential 
impact of increasing the area of land required 
to accommodate the new aspirational homes, 
which stands at 5.8hectares.   

2.61
The 16hectares policy requirement for 
employment uses is met with the inclusion of the 
western employment zone.

2.62
The final mix of new homes will be determined 
through the planning application process in 
conjunction with the Council, key stakeholders 
and the local community, including a detailed 
noise and vibration assessment, air quality 
assessment, and the requirement to meet 
affordable housing principles. 

Public Open Space, Outdoor Space and 
Green Infrastructure Rationale

2.63 
The existing landscape, recreational space and 
ecologically sensitive areas of the site have 
provided a strong reference point for structuring 
the masterplan, particularly in using this ‘green 
infrastructure’ to foster a common identity and 
character across the different development areas 
of the site.

2.64
A framework of green infrastructure has therefore 
been considered across the site that ties together 
the various landscape, open space, recreational 
and ecological components to create a single 
identity for the site.

2.65 
Figure 2.1 and 4.1 of the SPD has provided 
the basis for structuring the masterplan’s green 
infrastructure framework, building upon the:
• Identified landscape and recreational resource 

provided by the Lord Derby Memorial Playing 
Fields and local wildlife designation areas to 
the west of the site

• Natural landscape pattern of the area and the 
associated registered park and garden

• Mature woodland at the centre of the site 
east of George Hale Avenue

• Further areas of mature woodland on the 
northern boundary of eastern component of 
the site

2.66
The masterplan design team has also undertaken 
its own site analysis (Figure 2), as well as a 
strategic landscape and visual appraisal and 
Preliminary Ecological Appraisal (PEA). 
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Landscape and Visual Appraisal

Landscape character

2.67
The site is located wholly within the ‘Knowsley 
Estate’ which is described as:
• Both flat low lying topography and gently 

rolling topography
• Private formal estate with some agricultural 

cropping to the north of the estate – cereal 
and market gardening

• Tree cover clumps, planting belts and 
small woodlands provide a high tree cover 
within the estate.  Mixes of deciduous and 
evergreen species provide seasonal interest 
and are used to enhance vistas throughout 
the estate; and

• Settlement large country house set in walled 
parkland with a number of outlying estate 
houses and farm dwellings.  Mainly red brick 
with some sandstone and pitched grey slate 
tiled roofs

Other distinguishing features relevant to the 
development site include the urbanising 
influences of the M57 and A580 and the fact that 
the woodland tree lines are always prominent as 
a backdrop to the estate landscapes.

The development of the site would inevitably 
result in the loss of a part of the former Knowsley 
Hall Estate and an area of farmland, however, the 
site lies outside the registered park boundary wall 
and has effectively been severed from the park by 
the M57 corridor, such that those elements of the 
park valued, as part of the character assessment, 
do not exist within the site. 

Visual amentity

2.68
Visually the site is very well contained.  Views 
from the sensitive landscapes associated with 
Knowsley Hall Park and gardens, to the north, 
are almost entirely screened by the substantial 
vegetation along the M57 corridor as well as 
within the park itself.  There are likely to be 
partial, glimpsed views from high points within 
the park [including Riding Hill and Stand Wood], 

particularly in winter; however, any view would 
be seen as a very small element in the context 
of the significant urban sprawl associated with 
Merseyside.

2.69
Views from the south, east and west are limited 
to those few sensitive receptors immediately 
adjacent to the site [including residential 
properties and transport routes].  Locations 
beyond the immediate site boundaries are 
predominantly screened by intervening built 
form.  Receptors currently have views across 
the site towards the M57 corridor, albeit there 
is a significant hedge on the southern edge of 
the site which screens views from pedestrians, 
vehicles and lower storey rooms.  The removal, 
and replacement, of this hedge along with a 
foreshortening of views would inevitably result 
in impacts on these few receptors albeit there 
is opportunity within the site to introduce 
landscaping proposals that are reflective of 
the existing mature hedgerows and woodland 
tree lines that are prominent in the backdrop 
to the Estate to soften any potential impact.  
This is covered in more detail within the Design 
Framework.

Preliminary Ecological Appraisal

2.70
This appraisal has further informed the green 
infrastructure framework, identifying the following 
important features for the masterplan to 
incorporate:
• The hedgerows, ditches and streams, 

particularly to the northern and eastern 
boundaries of the site present the greatest 
ecological and environmental value as habitat 
corridors / woodland resources.  They also 
have potential recreational value if footpaths 
could be provided within the areas to 
encourage public engagement with wilder 
areas of the site

• The pond within the small woodland located 
in the north east corner of the eastern section 
of the site along with the pond in middle of 
the field west of the farm and pond to the 
east of George Hale Avenue retain ecological 
habitat value.  They also have the potential 

to be the focus for any required public open 
space

• There is one tree preservation order covering 
part of a wooded group of trees opposite 
the junction between Earlsfield Park and 
Thornton Way.  The Tree Preservation Order 
is No. 5 of 2007

• It is likely that the majority of trees and 
woodland of value can be retained across 
the site through careful masterplanning and 
design

• A water vole survey of the ditch and stream 
is recommended to support any forthcoming 
planning applications

• The existing ponds on the site were 
considered to have potential for Great 
Crested Newt habitat, however, further DNA 
survey testing was undertaken demonstrating 
that no great crested newt DNA was detected 
in the water samples.  This is considered 
that they are not being used by GCN as a 
breeding pond and they are also unlikely to 
be using the adjacent woodland as terrestrial 
habitat

• Ecological enhancements are to be 
encouraged within landscape and green 
infrastructure design, including planting mixes 
of wildflower and tree screening habitats, 
particularly to the boundaries of the site, as 
well as proposed ‘building plot’ boundaries 
by strengthening existing weak areas / gaps 
and new planting from a strategic landscape 
perspective, including consideration of linear 
linkages to provide ecological corridors

2.71 
More generally the PEA demonstrates that within 
the eastern section of the site (proposed for 
the majority of the employment and residential 
development) the fields are not very species rich 
and have been subject to grazing by horses.  
The site is also unlikely to provide reptile or 
overwintering bird habitat, however, such a 
consideration requires further investigation with 
the Council.  
 

2.72
The green infrastructure framework has a further 
masterplan function – it provides a mechanism to 
address the interface and transition between the 
different land uses proposed across the site and 
is something that the masterplan has carefully 
sought to achieve.  This is a specific requirement 
of the SPD where it states that appropriate 
treatments should be carefully considered along 
site boundaries to create active road frontages, 
such as applying lower building density, or 
providing landscaped buffer.  It specifically 
requires a landscape buffer between the site 
and the M57, and between the residential and 
employment uses within the site.  This is to be 
planted with semi mature indigenous trees, which 
would provide sufficient space for light pollution 
mitigation, appropriate landscape edge and visual 
screening between the two uses.

Masterplan Outputs: Public Open Space, 
Outdoor Space and Green Infrastructure

2.73
The Council’s guidance document requires the 
masterplan to illustrate the location of public 
open spaces, including new or improved outdoor 
space provision, areas of new and retained tree 
planting, and green infrastructure provision.  
This is communicated by Figure 5 that is the 
masterplan green infrastructure framework.  
A commentary on each component of this 
framework follows, with further specific detail 
proposed by the Landscape Strategy Plan and 
associated guidance within section 3.0 Design 
Framework.
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Figure 5 Green infrastructure framework
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1 Lord Derby Playing Fields / Oak Plantation

2.74 
A key element of the green infrastructure within 
the Earlsfield Park site area is the Oak Plantation 
and the Lord Derby Playing Fields that fall within 
the site boundary to the west of George Hale 
Avenue.

2.75
From the desk top and on-site landscape visual 
appraisal, Oak Plantation could be considered to 
be one of the poorest open spaces in Knowsley 
afflicted with issues such as fly tipping and illegal 
motorbike usage.  Attempts to exclude such 
activity appear to be exacerbating the isolation of 
this area and the associated antisocial behaviour 
by denying access to all users that may provide 
a level of natural surveillance and policing.  
Notwithstanding these conditions, the plantation 
has potential to become a valued community 
resource because it is well located close to an 
established residential population that is likely to 
grow significantly due to the release of a number 
of sites for housing development, including the 
new homes as part of the proposals.

2.76
Oak Plantation and the adjoining Lord Derby 
Playing Fields are therefore important as a formal 
and informal recreation resource to serve the 
existing and future local community.  Delivery 
of the employment and housing uses within the 
site as set out in earlier sections of this report 
will enable a significant financial contribution to 
be made to the enhancement of these spaces 
as anticipated by the vision contained within the 
SPD.  Works that this funding could assist in 
delivering include:
• Improved boundary treatments
• New entrance feature to Oak Plantation to 

promote the site as a public open space
• Creation of formal pathways
• Habitat restoration
• Benches, bins and signage
• Access / car park improvements to playing 

fields
• Enhanced sports changing facilities

2.77 
The detail of the works to be undertaken 
using the contribution from the employment 
and residential development will require early 
consultation with the Council, users of the spaces 
such as Knowsley South FC and potentially 
Sport England.  It is ION Property Developments 
intention to work with these groups to ensure 
the investment is targeted and timed to have 
maximum impact. 

2 George Hale Avenue Woodland / 
Residential Public Open Space

2.78 
The established woodland to the east of George 
Hale Avenue is also considered to be a valuable 
landscape and recreational asset and has an 
important relationship with the proposed new 
homes, particularly when considering that it 
currently provides an attractive setting and 
recreational area for a number of residential 
properties and buildings in the ownership of 
Knowsley Estate, as well as performing a visual 
and acoustic barrier to the M57.  

2.79
It is therefore proposed to integrate this 
woodland area with the new amenity space to 
be provided to serve the new proposed homes.  
The enhanced management of this woodland 
will provide a much improved and extended 
community resource supporting a range of 
recreational and amenity pursuits for the long 
term benefit of existing and new residents, as well 
as staff and visitors to the Hybrid Employment 
Park. 

2.80
This managed woodland and extended asset 
would also incorporate and improve the existing 
pond in this location, providing further interest 
to this important landscape and recreational 
area as well as adding to the ecological and 
environmental value of the site. 

3 Structural Landscaping 

2.81 
To reiterate components of the open space, 
outdoor space and green infrastructure rationale, 
the structural landscaping and planting that 
is illustrated on Figure 5 is vitally important to 
address the interface and transition between the 
different land uses proposed and is something 
that the masterplan has carefully sought to 
achieve.  

2.82 
This is a specific requirement of the SPD where 
it states that appropriate treatments should be 
carefully considered along site boundaries to 
create active road frontages, such as applying 
lower building density, or providing landscaped 
buffer.  It specifically requires a landscape buffer 
between the site and the M57, and between the 
residential and employment uses within the site, 
including the interface between the employment 
uses adjacent to Earlsfield Park and the existing 
residential properties on the opposite site of 
this road.  These areas are to be planted with 
indigenous woodland planting including semi 
mature trees, which would provide sufficient 
maturity to ensure that there is appropriate 
landscape edge planting and visual screening 
and separation between the uses.  Whilst this 
green infrastructure will provide the previously 
identified functions, they will also be designed 
to be used as a recreational and environmental 
resource that will allow staff, visitors and residents 
to enjoy these areas for their amenity and 
wellbeing, whilst enhancing the ecological and 
environmental value of the site.  This will require 
detailed design to consider appropriate access 
points and footpath networks through these 
spaces and corridors to facilitate connectivity.   

2.83
The landscaping along the site boundary with 
M57 is also important in the context of the 
site ecological and environmental value.  It is 
proposed that this boundary is transformed 
into an ecological and recreational asset that 
connects the two retained ponds (refer to Figure 
5) so a continuous linear corridor is created that 
allows identified species to move freely between 

the various natural and semi-natural spaces.  
Treatments along this corridor will include planting 
mixes of wildflower and tree screening habitats, 
particularly to the boundaries of the site.

2.84 
This corridor will also provide connections into 
the structural landscaping that is proposed 
within the employment ‘building plot’ boundaries, 
replicating lost field patterns and strengthening 
existing weak areas / gaps and new planting 
from a strategic landscape perspective, including 
consideration of linear linkages to provide further 
extended and connected ecological corridors.  
The design principles of this approach are set out 
in section 3.0 Design Framework.

2.85
It is also proposed to introduce footpaths where 
appropriate through the ecological corridor areas 
that will serve to encourage public engagement 
with ‘wilder’ areas of the site and provide 
important connectivity between the different land 
use zones.

Access and Movement - Rationale

2.86
The access and movement strategy has been 
informed by early discussions with Knowsley 
Council Highways.  The strategy has been 
developed to allow convenient access to the 
individual elements of the site whilst at the same 
time connecting the site with existing walking, 
cycling and public transport networks. 

2.87 
The masterplan has been prepared to meet the 
requirement of SPD Box KL10 and the response 
to these requirements is set out in the following 
paragraphs and illustrated by Figure 6 access 
and movement.
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Figure 6 Access and movement
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Masterplan Outputs: Access and Movement
Vehicles

2.88 
Vehicular access to the eastern employment 
zone, new homes and western employment 
zone will be provided by separate access 
junctions with Knowsley Lane.  This will allow the 
separation of industrial heavy goods traffic and 
residential traffic inside the development parcels 
in the interest of amenity and safety. 

2.89 
Access will be provided to the eastern 
employment zone by a new junction on Knowsley 
Lane at Radway Road.  Details of the design 
will be determined by traffic modelling and the 
relevant design standards (Manual for Streets 
and DMRB), however, a concept layout has 
been drafted to demonstrate the viability and 
deliverability of such a solution (Figure 7a).  The 
location of the access has been sited so as to 
reduce the chance of potential impact on the 
nearby M57 slips / Knowsley Lane / Liverpool 
Road roundabout.  Another important factor in 

determining the location is the need to reduce 
impact of heavy goods on existing residents.  The 
location of the site access in proximity to the M57 
slips roundabout can help reduce this impact.

2.90 
Access to the residential area will be provided by 
a new junction with Knowsley Lane (Figure 7b).  
The detail of the design will be determined by 
traffic modelling and relevant design standards 
(manual for streets and DMRB).  The lighter traffic 
flows generated by this part of the development 
means a non signal controlled arrangement can 
be provided here.

2.91 
Vehicular access to the western employment 
zone will be via a new junction with Knowsley 
Lane.  The junction will be located in close 
proximity to the existing junction access to the 
site.  The existing junction will be closed as part 
of development.  The details of the junction 
design will be determined by traffic modelling and 
relevant design standards (Manual for streets and 
DMRB).

Public Transport, Pedestrian, and Cycle 
Access

2.92
Pedestrian crossing facilities will be provided 
within all development parcels.  For the eastern 
employment zone pedestrian crossing facilities 
will be integrated into the new junction to allow 
the safe crossing of the access junction and 
of Knowsley Lane (please refer to Figure 7a).  
The pedestrian connection to Radway Road 
is important in connecting the site to nearby 
amenities, including the primary schools, and the 
wider residential area.

2.93
An uncontrolled crossing will be provided in 
relation to the location of the new homes.  This 
will ensure that connection to the residential area 
to the south is maintained.

2.94 
For the western employment zone an 
uncontrolled pedestrian crossing will be 
incorporated into the design across Knowsley 
Lane.  This will help connect the site to the wider 
residential area.

2.95
A new combined pedestrian and cycle facility is 
currently proposed to run parallel to Knowsley 
Lane which will be provided as part of the 
development.  This will provide a continuous 
sustainable transport connection along and 
between the eastern employment zone, new 
homes and the western employment zone – 
appropriate crossing facilities will be provided 
where this route crosses George Hale Avenue 
to provide the opportunity to safely access Lord 
Derby Playing fields.  The final configuration of 
this combined pedestrian and cycle facility will 
require greater design work and assessment, 
particularly its compatibility with the ‘green 
infrastructure’ framework for the site and how it 
can be incorporated as an integral part of this 
framework. 

Figure 7a Junction concept layout plan
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Its delivery will also require further consideration, 
particularly in respect of the proposed phasing of 
development across the site.  Key principles are 
considered to be:
• The pedestrian and cycle facility will run 

the length of the eastern employment zone 
converting to a pedestrian only link west of 
George Hale Avenue through to the western 
employment zone

• To the east the combined pedestrian / cycle 
facility will connect to existing pedestrian 
facilities at the M57 slips / Knowsley Lane / 
Liverpool Road roundabout

• At the western end of the site connection 
to the surrounding pedestrian and cycle 
network will be made via dropped pedestrian 
crossings at the residential site access and 
the western employment site 

• The proposed pedestrian route will connect to 
the existing footway to the north of Knowsley 
Lane for routes towards Stockbridge Village

2.96 
Numerous pedestrian access points are 
proposed into the site from Knowsley Lane 
meaning that pedestrian and cycle access will 
not be limited just to the vehicular access points. 
In particular these will be provided near the hotel, 
pub / restaurant and other ancillary service uses, 
as well as into the new homes.

2.97
Although the employment zones will be industrial 
/ commercial in nature, footways will be provided 
within the internal road layout so that pedestrians 
have a safe and legible environment, as well as 
an alternative to the main combined pedestrian 
and cycle facility previously described, and 
greater connectivity between the eastern 
employment zone and residential neighbourhood 
can be promoted and delivered.  Compatibility 
with the ‘green infrastructure’ framework and 
how these routes can be incorporated as an 
integral part of the framework will be an important 
design consideration.

2.98 
The residential internal layout will be designed in 
accordance with ‘manual for streets’ to ensure 
that pedestrian and cycle access is given due 
importance in the design as well as access by the 
private car.  The design of the internal pedestrian 
footways and cycleways will be designed with 
good passive surveillance wherever possible. 

This will help encourage the use of these routes 
and provide a level of security to pedestrians and 
cyclists.

2.99
The proposed combined pedestrian / cycle 
route on Knowsley Lane will provide access to 
bus stops on Knowsley Lane.  Furthermore the 
proposed crossing points will allow safe access 
to bus stops on the southern side of Knowsey 
Lane.  Huyton and Prescot train stations are 
both located approximately 2.5km from the site 
(around 30 mins walk).  Existing bus stop facilities 
on Knowsley Lane, although suitable for current 
levels of usage – are likely to be unsuitable for 
increased bus patronage generated by future 
residents and employees.  As part of detailed 
design proposals current facilities consideration 
should be had for appropriate upgrades to 
current best practice standards in line with 
council policy.

2.100
In providing safe and direct crossing of Knowsley 
Lane this connects the site to existing walking 
and cycling routes to these facilities.

2.101
The proposed cycleway and footway along the 
southern perimeter of the site will provide a 
convenient connection between the development 
sites and the nearby Kings Business Park to the 
east. Pedestrian crossing facilities are already 
provided at the Knowsley Lane / M57 / Kings 
Drive / Liverpool Road roundabout.  The new 
cycleway and footway will connect into the 
existing pedestrian facilities here.  Kings Drive at 
the southern arm of the roundabout provides a 
direct route into the business park.  

The Spatial Masterplan

2.102
Figure 8 illustrates how all of the individual 
components can be drawn together to provide 
a single comprehensive masterplan for Earlsfield 
Park.

2.103
Figure 9 provides a further illustration of the 
comprehensive masterplan response. 
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Figure 9 Aerial perspective
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3.0
Design Framework
Introduction

3.1
This section of the masterplan report sets out 
the strategic design principles that will form the 
basis of any detailed development proposal.  
This will enable well designed and attractive 
commercial buildings and new homes to come 
forward that are set within a pleasant landscaped 
environment, which in turn will serve to create a 
real sense of place.

3.2
ION will also seek to produce an occupier guide 
for the eastern employment area and ancillary 
service area that will either be part of the 
design and access statement or a standalone 
document in support of any forthcoming planning 
application.  This guide will further develop the 
Design Framework section in the masterplan 
report to provide a structure for individual designs 
to be developed whilst retaining a sense of 
common identity, character and quality. 

3.3
Differentiation between brands and companies 
is important, but to everyone’s benefit, including 
existing residents, is design coordination that 
results in an attractive environment and one 
that adds to property values.  The guide is likely 
to consider landscape / plot planning, public 
realm design, utilities and drainage, proximity /
adjacency to existing properties, and building 
design (including materials and orientation).

Defining the Place

3.4 
Figure 2 constraints and opportunities plan 
provides a comprehensive picture of the physical, 
social and environmental parameters of the 
site.  This is the starting point of being able 
to understand the type of place the site is at 
present, which will ultimately define the type of 
place it can become in the future.

3.5 
To supplement this, an analysis of the historical 
growth of the area surrounding the site has 
been undertaken, which has sought to identify 

characteristics that can inspire and inform 
development as it comes forward.

Historical Development

3.6
Knowsley Manor is recorded within the 
Domesday Book of 1086 as Chenulveslei, under 
the lordship of Uctred.  Its name may originate 
from ‘cenulfes’ and ‘leah’, meaning meadow 
field, or ‘cnoll’, meaning hillock. 

3.7
By 1200, the manor was held by the Lathom 
family, along with the manors of Roby, Huyton 
and Tarbock.  The earliest reference to dedicated 
parkland at Knowsley is in 1292, when Robert de 
Lathan is recorded as having, ‘certain wood that 
his father enclosed with paling’.  It was used as a 
hunting seat. The estate passed to the Stanleys 
by marriage in 1385, who later succeeded in 
becoming the Earls of Derby in 1485. The estate 
has remained in the hands of the family since. 

3.8
Knowsley Hall, which is Grade II Listed, sits 
within the extensive grounds of Knowsley Park, 
which is a Grade II Registered Park and Garden. 
Lancelot Brown designed the park and the 
kitchen gardens in 1775 and 1776, incorporating 
elements of a late 17th to early 18th century 
landscape. 

3.9
In addition, there are a number of associated 
structures within and on the edge of the estate, 
which are considered to be curtilage structures, 
and should be assessed as listed buildings.  This 
includes Huyton Lodge, located c.120m north 
of the Site, along George Hale Avenue.  George 
Hale Avenue, which bisects the Site, is one of the 
original thirteen gated entrances into Knowsley 
Park. 

3.10
The village of Knowsley, located to the north west 
of Knowsley Park and 2.1km north west of the 
Site, developed as a direct result of Knowsley 
estate.  It is centred around St Mary’s Church, a 
Grade II Listed Building built in the Early English 
Style, in 1844.

St Mary’s Church

Knowsley Park Estate
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3.11
The dispersed nature of settlement and the 
agricultural activity is attested to by the number 
of post medieval farms and cottages recorded in 
the township.  Within the site itself, there is the 
non-designated Knowsley Lane Farm (shown on 
the Derby Estate Survey map of 1783), and the 
possible remnants of marl pits, present on the 
site as ponds (marl was used as fertilizer).

3.12
In addition, the Grade II Listed School Cottages 
are located in the site, on the south west corner 
of Earlsfield Park at its junction with George Hale 
Avenue.  Originally built in the eighteenth century 
as Knowsley Boys School, they have since been 
converted into a pair of cottages. 

3.13
In recent years, the wider area surrounding 
the site has been subject to change.  Most 
significantly, the M57 motorway and its 
accompanying Junction 2, which lies directly to 
the east, was constructed in 1974 forming the 
northern boundary of the site.  The construction 

works necessitated the alteration of Knowsley 
Park, with some of the parkland in the south 
lost to accommodate it; as well as the southern 
boundary being altered and the wall rebuilt in 
places.

3.14
To the south of the site, a number of housing 
developments have been constructed, 
from the 1930s onwards.  These residential 
neighbourhoods site are Longview and Lyme 
Grove.  These two neighbourhoods will have 
a direct interface with the eastern zone of the 
site where the majority of new employment 
and residential development is proposed.  The 
relationship will be particularly important when 
detailed design work is undertaken, considering 
direct development interfaces, scale and 
massing, and accessibility and connectivity.  
These neighbourhoods also contain important 
local amenities and assets including Hillside 
Shops, Earlsfield Park Primary School, St 
Columbus RC Primary School, New Horizons 
Children’s Centre, and the Apostolic Church of 
Liverpool.

Red brick contruction and characterisitc railings School cottages

When planning application(s) are made for the 
land uses proposed within the masterplan, 
they will make a clear statement of how the 
detailed design of development has considered 
the analysis of place and character within this 
section of the masterplan report.  In doing this 
they will clearly demonstrate how the local 
architectural styles, building materials/colours, 
boundary treatments, landscaping etc have been 
reflected within any new building, infrastructure, 
landscape, and open space.

Earlsfield Park hedge line
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Heritage Sensitivity

3.15
Knowsley Park and the associated George Hale 
Avenue which bisects the Site, are particularly 
sensitive to proposed change.  The masterplan 
has been developed to respect their setting, 
with uses that are domestic in their scale being 
considered within proximity to George Hale 
Avenue and the retention and strengthening 
of existing landscape buffers to maintain the 
sense of separation from the park to the north.  
In particular, the rural character of George Hale 
Avenue would be preserved through the retention 
of the vegetation which flanks the routeway into 
the estate, as shown by Figure 8 and Figure 14.  

3.16
With regards to listed buildings including the 
Grade II Knowsley Hall and curtilage buildings, 
impacts to elements of their setting will be 
assessed and taken into consideration.  It is 
recognised that section 66 of the Planning (Listed 
Building and Conservation Areas) Act (1990) 
requires the decision maker, when considering 
applications which affect the significance of a 
listed building, to have special regard for the 
preservation of a listed building or its setting. 

3.17
The masterplan recognises the historic value of 
the ponds (marl pits) through their retention as 
part of the public amenity space, as well as within 
the woodland.

3.18
Knowsley Farm is located within the site.  The 
farm is recorded on the Merseyside Historic 
Environment Record and as such is a non 
designated heritage asset of local importance.  
The adopted Earlsfield Park Supplementary 
Planning Document (Knowsley Lane Sustainable 
Urban Extension) does not include the farm 
buildings as a constraint to the delivery of 
high quality employment opportunities or high 
quality housing as part of the SUE.  All heritage 
matters will be considered at the planning 
application stage through a detailed heritage and 
archaeological assessment. 

Creating the Framework

3.19
As previously set out in section 2.0 the existing 
landscape, recreational space and ecologically 
sensitive areas of the site has provided a strong 
reference point for structuring the masterplan, 
particularly in using this ‘green infrastructure’ to 
foster a common identity and character across 
the different development areas.  This ‘green 
infrastructure’ provides a framework that all 
development across the site will be set within and 
begins to shape and frame different character 
areas.

3.20
The character areas can be defined as:
• Oak Plantation and the Lord Derby playing 

fields
• Eastern employment zone
• Western employment zone
• Residential Neighbourhood

Oak Plantation, Lord Derby Playing Fields 
and George Hale Avenue Woodland

3.21
Oak Plantation and the Lord Derby Playing Fields 
are significant recreational assets that play a key 
role in defining the character of Earlsfield Park, 
particularly in respect of the ‘green infrastructure 
framework’, whilst also dominating the western 
areas of the site becoming a character area in 
their own right. 

3.22
Whilst the established woodland to the east of 
George Hale Avenue is physically separate from 
Oak Plantation and the Lord Derby Playing Fields 
it has a strong visual connection and is therefore 
considered to fall into this character area. 

3.23 
Each of these natural and recreational areas 
has its own existing character that will influence 
the other character areas across the site (refer 
to paragraphs 2.72 – 2.89 and Figure 5).  As 
development comes forward it must seek to 
improve, enhance and reflect  upon the positive 
aspects of these assets.

Hillside shops

Stockbridge Ward
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Eastern Employment Zone

3.24 
One of the Council’s key ambitions is to deliver 
a high quality employment location that will build 
upon the success of the Kings Business Park 
that is located in close proximity.  As stated in 
section 2.0 of this masterplan report, the rationale 
for the site is to ‘complement not replicate’ the 
offer at Kings Business Park by bringing a new 
employment product to the market – a ‘Hybrid 
Employment Park’.

3.25 
The eastern employment zone incorporates the 
majority of the employment generating uses 
providing the optimum opportunity to showcase 
the profile of the ‘Hybrid Employment Park’ 
along the M57 corridor, as well as providing 
a striking entrance at the junction of Earlsfield 
Park with junction 2 of the M57.  It also presents 
the opportunity to provide a clear connection – 
visual and physical – to the established Kings 
Business Park referencing the importance of the 
relationship between the two premier business 
and employment locations.

3.26
This requires a bespoke design approach to 
the buildings in this eastern employment zone, 
particularly along the M57 corridor and at the 
junction of Knowsley Lane with junction 2 of 
the M57.  Early design development for the first 
speculative phase of employment floorspace 
begins to express how this will be achieved and 
to set the benchmark for the character of this 
eastern employment zone (Figure 10).

3.27
The draft GA elevation plans (Figure 10) 
communicate this early character development 
whereby expressed gables are incorporated in to 
the form of the employment units communicating 
the historic agricultural use of the site, whilst 
a simple palette of materials and colours will 
provide a modern contrast consisting of grey 
brick, composite vertical profiled aluminium wall 
cladding with accents of bronze look cladding.  
These early designs have been influenced by the 
analysis of place and character at paragraphs 

Figure 10 Early phase 1 design development

3.4-3.14 of this section of the masterplan report, 
drawing upon the semi-rural character of the local 
area including architectural forms and material 
style and colour, and will form the reference 
point for the design of other buildings across the 
eastern employment zone.

3.28
It is recognised that a signage strategy for the 
eastern employment zone will be important 
so that design is sensitive to its context and 
contributes to a common ‘Earlsfield Park’ identity.  
This will be developed and included within any 
forthcoming planning application, which will also 
include an occupiers guide where this signage 
strategy will be fully developed.  Whilst this is the 
case, Figure 10 provides an indication that Super 
Graphics may be appropriate on key elevations 
along the M57 corridor to communicate the 
profile and brand of the new ‘Hybrid Employment 
Park’.  

3.29
The cluster of ancillary service uses that are 
located on the eastern and southern boundaries 
of this employment zone also serve to showcase 
the profile of the ‘Hybrid Employment Park’, 
specifically through the use of scale and massing 
(hotel) and the use of sensitively designed 
and located advertisements, as well as a well 
designed and consistent public realm that ties 
this area together with the adjacent first phase 
speculative employment units so that they are 
‘read’ as one development.  The approach for 
this area will therefore be to deliver a coordinated 
campus style development that embraces 
the functionality and contextual requirements 
of each of the individual uses as part of an 
integrated design solution.  Figure 11a  visually 
communicates how this is able to be achieved 
as a benchmark for the future design of this 
area.  Figure 11b provides further precedent 
images that will assist in informing the identity 
and character of this area of the masterplan.  
This will be developed and included within any 
forthcoming planning application, which will also 
include an occupiers guide where such details 
will be fully developed.
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3.30 
The approach to the landscape will follow a 
similar agricultural / rural philosophy, responding 
to the historic landscape pattern reflecting upon 
the influence of the Knowsley Estate grounds to 
provide a high quality semi-rural landscape that 
will frame and accentuate the form, design, and 
materiality of the employment units within their 
individual development plots.   

3.31
Sensitivity of scale and massing will be required 
moving west along the Knowsley Lane frontage 
where there is an interface with residential 
properties on the opposite side of the road.  
Where possible this will include consideration of 
retaining elements of the existing hedgerow along 
this road frontage, enhancing and supplementing 
this with new boundary treatments that are 
more human and residential in their design 
and materiality where these are required.  The 
landscape concept site sections provide further 
details on this design approach (page 29).

Figure 11a Frontier Park precedent

Frontier Park, Whiteburke, Hynburn https://www.placenorthwest.co.uk/news/praxis-sells-frontier-park/

Figure 11b Ancillary service use precedents
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Landscape sections
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Western Employment Zone

3.32
A further area of employment is proposed, and is 
defined as the Western Employment Zone.  This 
area is located to the immediate west George
Hale Avenue.  The character of this zone will be 
different from that of the eastern zone for two 
reasons:
• A response to its immediate context
• The nature of the proposed end users

3.33 
It is proposed that small workshop / start up 
employment units will be located in this zone.  
The target audience are those that have started 
their business in their own homes but cannot/ 
do not want to take space on more traditional 
leasehold terms, for example, it will be space for 
the cake bakers / microbrewers / drapers etc of 
the future.  

3.34
By their very nature they will be more domestic 
in their scale, massing, and design (Figure 12) 
and will be responsive to the natural environment 
that they are set within and surrounded by.  
The philosophy for this employment zone with 
therefore be to design and deliver a sensitively 
designed small employment starter unit scheme 
set within a very high quality landscaped 
environment. 

Residential Neighbourhood

3.35 
KCSLP policy SUE 2a and the supporting SPD 
states that the principal focus for new homes 
should be on providing a range of house types to 
serve the higher end of the residential market in 
Knowsley, specifically high quality family housing 
that diversifies the local housing offer.

3.36
ION Property Developments residential partner 
Bellway Homes Ltd is proposing to bring forward 
such a scheme, building upon the existing 
success and attractiveness of its housing 
product across the Borough, and recognising the 
opportunity presented by such a well located and 
attractive development site.

3.37
The existing landscape setting, including natural 
and ecological assets such as the pond in the 
north west corner of the site and the adjacent 
woodland, provides an attractive ‘green’ 
framework within which high quality new homes 
can be carefully laid out.

3.38 
The new residential neighbourhood therefore 
has the potential to provide a seamless transition 
from the bolder identity and scale of the eastern 
employment zone to the domestic scale of the 
existing properties and proposed start up units 

Lane
• An applied hierarchy to the location of 

individual employment units that optimises 
the developable area whilst remaining 
sympathetic to the immediate semi-rural 
context 

• Creation of a gateway environment to mark 
the key M57 / A57 junction with appropriate 
scale, massing, landscape, public realm 
treatment, and signage, which also reflects 
and responds to the entrance and gateway to 
Kings Business Park

• A recognition and respect for the setting 
of Knowsley Park to be made in terms of 
the design of new buildings and structures 
and retaining and strengthening existing 
landscape buffers

• Encourage pedestrian and cycle connectivity 
between the site, Kings Business Park, 
and the Longview and Lyme Grove 
neighbourhoods, particularly focusing on the 
identified key points of approach and nodal/
crossing points

• Utilise the existing landscape, recreational 
space and ecologically sensitive areas of 
the site to create a ‘green infrastructure 
framework’ that will foster a common identity 
across the different character areas

• Promote and encourage pedestrian and 
cycle connectivity between the different 
character areas of the site utilising the 
green infrastructure network as a primary 
mechanism

• Efficient treatment of strategic infrastructure 
works to maximise its effectiveness whilst 
minimising any physical dominance it may 
have, particularly the new main vehicular 
access points

• Respect and respond to the identified key 
views that provide a direct visual connection 
to the surrounding and intermediate 
woodland and landscape areas, resulting in 
an aesthetically stimulating environment both 
externally and internally

on George Hale Avenue and the recreational and 
woodland areas of Lord Derby playing fields and 
Oak Plantation beyond.  

3.39 
Its character will also be derived from variety 
of architectural styles in the surrounding area 
(including the existing residential neighbourhoods 
of Longview and Lyme Grove) that use a range 
of materials, boundary and fenestration details, 
drawing particular architectural reference from the 
heritage assets identified earlier in this section.  

3.40 
Existing housing in the vicinity of the site 
(including Longview and Lyme Grove) displays 
a simple palette of materials including red brick, 
grey and red roofs, render and timber boarding 
and varying fenestration detailing.  The varied 
palette of materials is supported by differing roof 
pitches including hipped roofs and pediments.

Design Objectives and Principles

Strategic design objectives

3.41 
The overall design and layout of the masterplan, 
follows an Urban Design Framework – as 
illustrated at Figure 13 as a means of ensuring 
thorough consideration and the most suitable 
response to key characteristics of the area.

3.42 
The key principles are set out below:
• To achieve a well considered and well 

planned blend of employment floorspace, 
homes, recreational and natural open space, 
and small scale ancillary local service uses 
in proximity to one another that will increase 
business interaction and opportunities, 
create a sense of place, and provide activity, 
services and facilities for the benefit of the 
wider community within and adjacent to the 
site 

• Appropriate zoning of uses to optimise the 
profile of the site at such a prominent location 
alongside the M57 motorway whilst being 
sympathetic to its relationship with residential 
neighbourhoods to the south of Knowsley 

Figure 12 Workshop start up precedent
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 Figure 13 Urban design framework
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Employment Zone Principles

3.43
High level design principles provide further 
guidance for future development within the 
different zones across the site – this section 
deals with the employment zones.  The guiding 
principles respond to the character area definition 
earlier in the chapter. 

Guiding Principles

The guiding principles for the employment zones are illustrated by Employment Sketch Cross Section A (pg. 33). This is underpinned by 
a philosophy that the layout of the units within the eastern employment zone will typically comprise individual buildings that are set within 
separate landscaped plots that are integral to the Green Infrastructure Framework and Landscape Strategy. The sketch cross section 
demonstrates a hierarchy of scale, form, landscape and space that addresses the transition between the residential properties fronting 
Knowsley Lane, the small and medium industrial units across the eastern employment zone, the service road, and then large industrial 
units that border the M57. The form and hierarchy of the industrial units seek to optimise the area of developable land within the site, while 
remaining sympathetic to the surrounding scale and typology. Their orientation is important so that their visibility and profile is maximised 
to the two key movement corridors – the M57 and Knowsley Lane. The incorporation of landscaping bunds, structural landscaping, 
planting, and public realm will be multi-functional. It will provide the framework within which individual employment units will be set, 
provide a visual and acoustic buffer between the development and the edge of the existing housing, as well as being part of the green 
infrastructure framework that seeks to increase connectivity and permeability between and through the employment zone and into the 
residential neighbourhood to the west. 

Sketch Cross Section B demonstrates the less effective architectural response that should not be replicated. The decision to base the 
form of the industrial units on the vernacular of the area as illustrated in Option A, reinforces the overall concept of creating a coherent 
design, knitting the development into the existing urban fabric. The ancillary support services (hotel, restaurant / family pub, drive-thru 
coffee outlet, petrol filling station) must be planned and designed to create a visual and commercial presence onto the M57 / A57 
roundabout in conjunction with the adjacent employment units. It is important that the public realm, landscape, and design detail / 
materiality is coordinated and delivered as an integrated design solution.

A functional connection and reference point between the Kings Business Park on the opposite side of the roundabout and the 
employment and business activity on the site itself is to be achieved to create a resource and gateway / entrance feature for both 
employment destinations. The hotel will provide scale and presence on the roundabout alongside the adjacent employment units. It is 
considered that an optimum height for this development will be 3 storeys. The commercial signage associated with the uses fronting 
the roundabout in conjunction with appropriately designed and located landscape / public realm will all seek to enhance the gateway 
environment at this location.

Treatment of the site boundary and of the boundaries between different land uses across the eastern employment area will respond to 
their immediate context and their intended function. An occupier guide is proposed to set out boundary treatments that are considered 
appropriate to each character area of the masterplan, ensuring an appropriate quality of design and environment is met, functional 
requirements are achieved, and the amenity of existing and new residents are protected.  The interface between any employment unit on 
the frontage of Knowsley Lane and the existing residential properties on the opposite side of Knowsley Lane will be particularly important 
in this context and must adhere to the principles of separation distances, landscaping (mounds and planting) and building design/
orientation as set out in Employment Cross Section A (pg. 33) and more detailed landscape cross sections (pg. 29).

Where boundary treatments are required for security purposes they will be in accordance with the principles set out in Secured by Design 
Commercial 2015 Version 2, responding to the end use and the level of risk. The guidance recognises that security fencing should be 
effective without creating a ‘fortress’ impression and alternative boundary security measures should also be considered, including:
• Fencing 1.2m (demarcation) and 2.4m (higher security) will be appropriate. Lower heights of fencing (1.2m to 1.6m) are suitable for 

boundary demarcation and controlling movement only and not for security, the height of security fencing will generally start at 1.8m 
and above;

• Natural surveillance [from existing residential buildings and by design]; and
• Use of defensive planting [hedging, use of plants with thorns etc

Flexibility is key and at the heart of comprehensively delivering the mix of land uses, activity, and infrastructure that will make the Earlsfield 
Park a success now and into the future, however there are certain parameters that all development must adhere to:
• Eastern employment zone units will be medium / large single story light industrial units
• Western employment units will be small single storey start up units
• The maximum height for the ancillary service uses will be defined by the proposed hotel and will be no more than 3 storeys
• The land take for the western employment area will be no more than 1.5 hectares
• Where possible retention of elements of the existing hedgerow along the Knowsley Lane frontage, enhancing and supplementing this 

with new boundary treatments that are more human and residential in their design and materiality
• The hierarchy of scale, form, landscape and space principles illustrated by Employment Cross Section A and the more detailed 

landscape sections will form the basis of any future layout proposals. This is important in terms of the interface between the 
employment units on the frontage of Knowsley Lane and the existing residential properties, opposite, on Knowsley Lane, which must 
adhere to the stated principles of separation distances, landscaping (mounds and planting) and building design/orientation.

• A common design philosophy for the employment units across the site will be developed as part of the eastern employment zone 
phase 1 development inclusive of the ancillary service area – this will draw upon the references contained within figure 10 and 
paragraphs 3.24 – 3.29 contained within this section of the rmasterplan report. 

• A signage and lighting strategy for the eastern employment zone that is sensitive to its context and contributes to a common 
‘Earlsfield Park’ identity. This will be developed and included within any forthcoming planning application, which will also include an 
occupiers guide where this signage strategy will be fully developed.
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Guiding Principles

Attractive well designed homes that meet needs of local people, and attract new residents to the area, through a coherent mix of family, 
detached, semi detached and terraced houses will be provided.

New homes will consider the architectural style, detailing and materiality of the existing housing in the area, specifically those with heritage 
value, to provide character and diversity across the new neighbourhood.  It is expected that new proposals will be designed to a simple 
palette of materials and detailing that complements the simple building form that is prevalent across the local area.

New homes will present a strong built form to Knowsley Lane and provide a consistent boundary treatment to the site frontage 
incorporating a creative approach to landscaping and public realm.  Reference must be taken from positive examples of existing 
boundary treatments in the local area.

Create a clear hierarchy of streets that facilitates effective vehicular access and egress but are also designed to promote a walkable 
neighbourhood with strong and clear pedestrian and cycle links.  This will create rewarding, people friendly public realm experiences that 
are designed to encourage responsible vehicle speeds and manage the visual impact of the parked car. 

Create a clear hierarchy of open and amenity space – from public open space to private garden – that is designed to be an integral part 
of the overarching green infrastructure framework and that facilities pedestrian and cycle connectivity to the western and eastern zones of 
the site.  This approach will ensure that ‘left over spaces’ will be avoided. 

Ensure connectivity to existing pedestrian and cycle routes to allow and encourage movement to local amenities both within the SUE and 
externally in the Longview neighbourhood.

Provide active street frontages encouraging social interaction between new residents.

Consider and respond positively to motorway noise and air quality impacts, specifically considering the most appropriate acoustic buffer 
informed by a detailed noise and vibration assessment.

Residential Neighbourhood

3.44 
High level guiding design principles provide 
further guidance for future development within 
the different zones – this section deals with the 
residential neighbourhood.  The guiding principles 
respond to the character area definition earlier in 
the chapter. 

3.45
Landscape cross section C-CC on page 29 of 
this document provide illustration of how these 
design principles are intended to be applied.

Bellway house types
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Coordinated, connected and distinctive 
Green Infrastructure 

3.46
Whilst the masterplan process has been iterative, 
the key principle remains constant and provides 
the basis for any future design, namely to 
establish multi functional green spaces based on 
the idea that each space can perform a range of 
compatible functions.  The Green Infrastructure 
Framework therefore seeks to:
• Encourage sustainable movement through 

the creation of attractive walking and cycling 
routes

• Reinforce local identity and distinctiveness 
through incorporating existing landscape 
features and responding to local landscape 
patterns

• Enhance biodiversity by protecting, 
enhancing and creating wildlife corridors and 
the use of native species

• Promote health and wellbeing by creating an 
environment that allows a close connection 
between living areas, work space and open 
spaces, promoting healthy living and a sense 
of wellbeing

• Strengthen community and cohesion creating 
green spaces and movement networks 
encourage social interaction, and improving 
community facilities such as the playing fields 
and woodlands

• As a learning resource for local schools and 
communities to learn about wildlife and food 
growing 

• Manage the environment using the green 
infrastructure to manage flood risk and 
microclimate

Landscape strategy

3.47
Figure 14 sets out the landscape strategy for the 
site that builds upon the parameters set by the 
Green Infrastructure Framework (Figure 5).  The 
overarching principles of the Landscape Strategy 
are as follows:
• New footpaths and cycleways will be created 

to connect the existing open spaces, 
woodlands and playing fields, whilst also 
providing the opportunity for an appropriate 
route for vulnerable non motorised users 
along Knowsley Road

• The masterplan creates a series of useful 
community spaces, linked by streets and 
footpaths, which have all been designed to 
encourage pedestrian movement

• The green space network has also 
incorporated existing trees, woodlands, 
hedgerows and drainage features [streams, 
rivers and ponds] including an extended 
and enhanced footpath network linking the 
various spaces

• The green spaces are distributed throughout 
the development, all are easily accessible 
from the street network and all include high 
quality landscaping.  They also include a 
variety of differing types of space, ranging 
from woodlands, through amenity spaces 
for residents, to larger community facilities. 
These spaces would be designed to be 
overlooked to provide passive surveillance 
and encourage active use.  Open spaces 
would also be designed with an emphasis 
on the use of native tree planting, and the 
inclusion of meadow areas and meadow 
edges. These elements will improve the 
biodiversity of the site and area as a whole

• The housing areas have been set out in a 
simple and easily understood pattern.  Back 
garden areas form the core of each housing 
group, and all the houses would face out on 
to the developments roads.  This pattern will 
help ensure passive surveillance throughout 
the site, encouraging safe active use of the 
whole development

3.48
Within the development there are a number of 
associated green spaces that together comprise 
the Landscape Strategy.  These include:
• Formal open space
• Informal open space
• Woodland
• Soft landscaping and planting
• Hard landscape materials

The objectives for each of these spaces are set 
out in further detail in the following paragraphs.

Formal open space

3.49
The development would seek to improve and 
enhance the existing formal sports activity 
located on Lord Derby Memorial Playing Fields.
 
The Lord Derby Memorial Playing Fields are a 
well maintained and managed open space which 
is currently used almost exclusively by Knowsley 
South Football Club.  In addition to the club 
changing facilities and parking areas the playing 
fields currently consist of 3no. full sized football 
pitches, 1no 5 aside pitch and other managed 
grasslands.  The playing field strategy as a part 
of this development would be to concider the 
following:
• Maintain the existing pitches and open space
• Improve the existing changing and club 

facilities
• Formalise and improve the existing parking 

arrangements
• Provide additional ‘field’ space for football 

and other sports on existing redundant 
grassland

Informal open space

3.50
Informal open space will provide a key element to 
the masterplan, connecting the surrounding areas 
of landscape into and through the development, 
providing a setting for development and a rich 
network of linked, open and biodiverse spaces.  
The recommendations from the site wide 
Preliminary Ecological Appraisal will need to be 
considered and incorporated as summarised in 
section 2.0 of this report.

3.51
This network of linked green infrastructure 
also provides a further masterplan function 
providing a mechanism to address the interface 
and transition between the different land uses, 
specifically the landscape buffer between the site 
and the M57, and between the residential and 
employment uses within the site.  This are would 
be planted with indigenous semi mature trees, 
which would provide sufficient space for light 
pollution mitigation, appropriate landscape edge 
condition and visual separation between the two 
uses.

3.52
A comprehensive site wide sustainable urban 
drainage strategy to control surface water at 
source will need to be considered to further 
inform the masterplan and to establish the spatial 
requirements and technical requirements to 
accommodate water storage. These SUDs can 
form an integral part of the multifunctional open 
space strategy and could comprise swales and 
wet ditches. Each phase of development will 
need to include green space to accommodate 
SUDs.
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Figure 14 Masterplan landscape
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EARLSFIELD PARK, KNOWSLEY
KEY FOR LANDSCAPE STRATEGY & GREEN INFRASTRUCTURE PLAN

EXISTING & RETAINED LANDSCAPE

Exis�ng & Adjacent Green Infrastructure
Including large areas of green space and public open 
space within the wider landscape

LANDSCAPE DESCRIPTIONS

LANDSCAPE CONSTRAINTS

Undervalued & Sensi�ve Landscape Areas
Areas regarded as being potentially  sensitive or at 
risk of littering, misuse and antisocial behaviour. 
Both the landscape opportunities and constraints 
have been identified in the descriptions [below] 
along with description of proposals.

PEDESTRIAN ACCESS & CIRCULATION

Poten�al Access Points
Gateway features, gates and stiles used at entrances 
to proposed public rights of way within site.

PROPOSED LANDSCAPE

Proposed Woodland Plan�ng

Proposed Specimen Trees

Proposed Hedgerows

Amenity Landscape Areas
Areas of landscape that are publicly accessible, not 
including pavements and footways associated with 
hard standing 

Non-Accessible Landscape Areas
Areas of landscape that not intended for public 
amenity and are not accessible Includes areas 
provided for ecological benefit such as shrub and 
meadow planting.

Proposed Hardstanding
Proposed hardstanding to footways and roads.

Primary Access Routes
Main or promoted routes for pedestrians travelling 
through the site.

Leisure & Recrea�on Routes
Meandering routes through wildlife areas, dedicated 
to recreation as opposed to main access routes.

Secondary Access Routes
Secondary routes through site, used as ancillary to 
main routes. Can be informed by desire lines or 
promoted as public rights of way.

LANDSCAPE OPPORTUNITIES

Visual Screening 
Visual screening for unwanted views from existing 
vegetation and proposed landscape.

Improved Frontages
Potential to improve frontage between the site and 
adjacent public realm. Will help to bring benefits for 
amenity and mitigate against potential risks.

Ecological Management Zones
Areas to be managed and maintained for ecological 
benefit.

Ecological Corridors
Green links through woodland will create corridors 
for local wildlife, creating connections between 
habitats and drainage features.

Public Open Space
Areas dedicated to amenity and access to open 
outdoor space.

Significant Vegeta�on & Retained Woodland
Including existing & retained woodlands and tree groups

Retained Hedgerows & Buffer Plan�ng
Retained hedgerows to the boundaries of the site. 
Hedgerows identified may need further management and 
supplementary planting to reach full potential

E

1 10Entrance to Woodland
Constraints include: evidence of fly-tipping and 
security barriers to deter motorcycles. Desire lines 
appear through woodland.
Opportunities include: improving frontage to be 
more open and inviting for users, step barrier to 
deter motorcycles, denser planting of shrub species 
to entrance to reduce litter from road, managed to 
promote main access routes, which will increase 
reports of fly-tipping.

5 Footpath Link between playing fields and 
Knowsley Road.

Improved Frontage to Housing Development
Potential to improve views for properties off Knowsley 
Lane through enhancements to public realm, screening 
hedgerow along foot-way and tree lined avenue to front of 
proposed housing development.

14 Proposed Hedgerow to Boundary of Commercial 
Development
Potential to re-plant hedgerow to improve setting for the 
built form, soften views from Knowsley Lane and 
strengthen edge of the commercial area. 

16 Amenity Greenspace within Commercial Site
Mix of ornamental planting, specimen trees and shrubs 
and pedestrian routes through interior of site. Non publicly 
accessible land to rear of development. Avenues of trees 
create structure and interest throughout site and along 
cycle path.

17 Cycle Path 
Cycle route running adjacent to hedgerow and 
Knowsley Lane.

15 Main Access for Commercial Development
Promoting this as main entrance for pedestrians, will help 
to secure site and create focal point. Other access found 
either side of cycle path.

11 Plan�ng within proposed Housing Development
Street trees and mixed ornamental planting to fronts of 
properties and internal streets will create an attractive 
setting for the proposed housing. Hedgerows with tree 
planting to rears of plots will help soften visual impact of 
development and create further opportunities for greening 
to interior of housing layout.

12 Ecological Corridors

13 POS to edge of Housing
Hedgerow and field drain will replicate historic field 
patterns and will create a focal point for a ‘secured by 
design’ recreational use on the edge of the residential site 
and a wooded screen along edge of the commercial area. 
This area will promote leisure, biodiversity and has the 
potential to be the central component of the SuDS 
strategy.

6 Entrance feature to playing fields
Improve frontage and deter motorcycle users through 
barriers.

7 Playing Fields
Enhancements to Knowsley Lane Playing Fields made as 
part of development proposals

8 Private Road & Proper�es off George Hale Ave.
Constraints Include: private road, not to be encouraged 
as a through-way, otherwise may encourage littering and 
damage to private properties.
Opportunities include: potential for bollards if problems 
arise and signage to entrance to deter vehicle use. Will not 
be promoted as an access route for walkers

9 Pond & Public Open Space for Residen�al Scheme
Water body located at the north west of the residential 
development, provides attractive setting for potential 
public open space to rear, as well as extending ecological 
corridors through the development.

2 Woodland Footpath
Main route through woodland, pathway to be less 
meandering than leisure route and forms access to 
playing fields and Knowsley Lane.

3 Leisure Route Through Woodland
Meandering path through woodland, managed to 
create an attractive setting to walk in and promote 
use of the woodland as a leisure resource.

4 Proposed Informal Public Open Space Area
Opening in woodland provides opportunity for public 
open space.
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Woodland

3.53
The development site contains areas of existing 
woodland which would be managed according to 
the following aims:
• To promote the use of the woodland as 

a public open space and to serve the 
immediate communities of Huyton-with-Roby

• To successfully integrate the uses of access, 
informal recreation and nature conservation

• To enhance controlled public access for 
walkers, joggers, cyclists and disabled users 
whilst providing mechanisms to reduce 
crime and antisocial behaviour [fly tipping, 
motorcycle access]

• To protect and enhance the biodiversity value 
of the site by promoting the existing habitats 
and species of high nature conservation 
value, especially BAP habitats / species and 
protected species

• To protect and enhance the local identity and 
visual amenity of the area, notably the historic 
links with Knowsley Hall Estate

• To create an attractive setting for recreation 
within the woodland and adjacent playing 
fields, enhancing the quality of life for local 
residents

• To encourage community involvement 
and commitment in the management and 
enhancement of the woodland and instil a 
sense of civic pride

• To provide an outdoor educational resource 
to local schools and other educational 
establishments

• To facilitate good woodland management 
practice to demonstrate best practice

Soft landing and planting

3.54
Soft landscape elements and planting typologies 
proposed would, include: 
• Ground modelling
• Aquatic and marginal planting
• Ornamental and naturalistic planting
• Habitat improvements 
• The proactive management of newly planted, 

mature tree stock and the woodland areas

As with the general design approach, the 
planting strategy would comprise a series of 
clear typologies that correspond with each of the 
key areas of the site.  Design proposals aim to 
ensure visual linkage, continuity and consistency 
in finished planting and, importantly, that 
species suggested are considered appropriate 
to the ecology of the existing site and the wider 
borough.

The existing mature woodland and hedgerows 
will form a key component influencing the 
landscape character of the site and ensuring their 
future sustainability, wherever practical, will be 
a key priority.  The intention of any new planting 
would be to create a secondary, but nevertheless 
legible, layer that enhances the landscape 
pattern, which is so dependent on the existing 
mature vegetation.  Where the removal of trees 
and hedgerows is a requirement for operational 
and safety reasons they would be replaced with 
suitable indigenous planting.  For the purposes 
of the masterplan report these initial strategic 
proposals would be subject to further refinement 
if taken to the detail design stage.

Hard landscape materials

3.55
The proposals for materials for hard landscape 
elements of the masterplan has been guided by 
the following key design principles:
• To create a contemporary design language 

unique to the place whilst being in keeping 
with the local character

• Create a cohesive design within the eastern 
employment area, inclusive of the ancillary 
service area, so that they are viewed as a 
common commercial area

• Surfaces, structures and finishes must have 
a long design life and limited maintenance 
needs

• Create a safe and inclusive environment with 
access for all

• Build on the existing site character giving the 
site a strong sense of identity that users can 
relate to and take pride in

• Signage should provide a vibrant and 
welcoming focal point in scale with the 
development

Guiding Principles

The site comprises a variety of natural landscape and recreational open space that are to be retained and enhanced.  These have been 
pivotal in the development of the Design Framework, in maintaining the character of the site, and in knitting the masterplan proposals 
together as a coherent mixed use development that has a common identity. 

Key principles applied to the proposed ‘Green Infrastructure Framework’ as demonstrated in Section 2.0, Figure 5 and Section 3.0, 
Figure 14 are as follows:
• The hedgerows, ditches and streams, particularly to the northern and eastern boundaries of the site present the greatest ecological 

and environmental value as habitat corridors / woodland resources – all development proposals would seek to positively integrate 
these natural features, and where possible, consider their recreational role in terms of a network of footpaths that will encourage 
public engagement with wilder areas of the site

• The pond within the small woodland located in the north east corner of the eastern employment area, along with the pond in middle 
of the residential neighbourhood, and to the east of George Hale Avenue, should be retained.  These ponds have the potential to be 
the focus for any required Public Open Space

• All development proposal should consider retaining all trees and woodland, worthy of retention, through careful masterplanning and 
design

• All trees subject to an existing Tree Preservation Order will be retained and integrated within the development areas and/or new open 
space as appropriate

• Ecological enhancements are to be encouraged within landscape and green infrastructure design, including planting mixes of 
wildflower and woodland habitats, particularly to the boundaries of the site, as well as proposed ‘building plot’ boundaries by 
strengthening existing weak areas / gaps and new planting from a strategic landscape perspective, including consideration of linear 
linkages to provide ecological corridors

• All elements of the green infrastructure framework, whether they are landscaping bunds, structural landscaping, general planting, 
or public realm etc must seek to be multi functional, particularly to increase connectivity and permeability between and through the 
employment zone and into the residential neighbourhood to the west

• Development frontages to landscapes and natural environments and the green links and corridors that connect them must seek to 
be ‘active’
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Guiding Principles

Vehicular access to the eastern employment zone, new homes and western employment zone will be provided by separate access 
junctions with Knowsley Lane.  This will allow the separation of industrial heavy goods traffic and residential traffic inside the development 
parcels in the interest of amenity and safety.

Access will be provided to the eastern employment zone by a new junction with Knowsley Lane at Radway Road. Design to be 
determined by use of DMRB and manual for Streets.

Access to the residential area will be provided by a new junction.  Design to be determined by use of DMRB and manual for Streets.

A new junction will also be used for vehicular access to the western employment zone junction with Knowsley Lane.  Design to be 
determined by use of DMRB and manual for streets.

The movement network will work in tandem with the Green Infrastructure Framework to create routes that are clear, intuitive, work with 
the site and its natural characteristics (including woodlands, structural landscaping and topography). 

Development will be structured around a tailored strategic street hierarchy that will help to make legible connections and convey a semi 
rural character.  The hierarchy aims to promote low speed family friendly streets including, at the lower order, shared surfaces. 
Street layout and design will be complemented by additional off highway pedestrian and cyclist links that can open up access for 
enjoyment of landscape / open space elements.  These can further help the sense of connectivity into the surrounding area – aligning to 
existing key routes in and around Longview and Lyme Grove neighbourhoods, as well as Kings Business Park.

The design of the internal pedestrian footways and cycleways will be designed with good passive surveillance wherever possible.  This will 
help encourage the use of these routes and provide a level of security to pedestrians and cyclists.

Pedestrian crossing facilities will be provided within all development parcels.  For the eastern employment zone pedestrian crossing 
facilities will be integrated into the new junction design to allow the safe crossing of the access junction and of Knowsley Lane.  The 
pedestrian connection to Radway Road is important in connecting the site to nearby amenities, including the Primary School’s, and the 
wider residential area.

An uncontrolled crossing will be provided in relation to the location of the new residential neighbourhood.  This will ensure that connection 
to the residential area to the south is maintained.

For the western employment zone an uncontrolled pedestrian crossing will be incorporated into the design across Knowsley Lane.  This 
will help connect the site to the wider residential neighbourhoods.

A new combined pedestrian and cycle facility is currently proposed to run parallel to Knowsley Lane which will be provided as part of the 
development.  This will provide a continuous sustainable transport connection along and between the eastern employment zone, new 
homes and the western employment zone – appropriate crossing facilities will be provided where this route crosses George Hale Avenue 
to provide the opportunity for cyclists and pedestrians to safely access Lord Derby playing fields and Oak Plantation beyond.

The pedestrian and cycle facility will run the length of the eastern employment zone converting to a pedestrian only link west of George 
Hale Avenue through to the western employment zone.  To the east the combined pedestrian / cycle facility will connect to existing 
pedestrian facilities at the M57 slips / Knowsley Lane / Liverpool Road roundabout.

Current bus stop facilities are likely to be required to be upgraded to current best practice standards in line with the relevant Knowsley 
Metropolitan Borough Council standards.

Access and Movement

3.56 
The overall design and layout of the proposed 
site, follows an Urban Design Framework – as 
high level guiding design principles provide 
further guidance for future development within 
the different zone – this section deals with access 
and movement.  The guiding principles respond 
to the character area definition earlier in the 
chapter. 
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4.0
Delivery and Implementation

Introduction

4.1 
The final section of this report presents the initial 
delivery and implementation considerations 
that have arisen from the masterplan and 
development appraisal work undertaken to 
date.  These considerations have been limited to 
the viability and deliverability of the masterplan 
and as a consequence how this impacts 
upon development and infrastructure phasing 
provision.

4.2 
It also touches upon the proposed engagement 
and consultation strategy for the masterplan, as 
well as the current strategy for future planning 
application(s).

Viability, Development and Infrastructure 
Phasing

4.3 
ION has undertaken an early development 
appraisal exercise to provide The Knowsley 
Estate with confidence that the masterplan 
is viable and deliverable.  This exercise has 
included:
• A high level cost plan prepared by White 

Young Green
• Valuation advice on the value of the 

employment uses provided by Mason Owen 
and Savills

• Market testing of residential land values
• Market testing of the ancillary retail and 

leisure use values

4.4
The phasing of development and associated 
infrastructure has been a critical consideration 
through this process.  The outcome of the 
exercise has resulted in an initial phasing 
approach and strategy, which is also a 
requirement of the Council’s own masterplan 
guidance.  

4.5 
At this stage of the masterplan process the 

phasing approach and strategy is as follows:
• Phase 1a Contribution to agreed 

enhancements to the Oak Plantation and 
Lord Derby Playing Fields and new access to 
the starter units proposed for this area

• Phase 1b – provision of the vehicular access 
infrastructure to the eastern employment 
zone to service the initial speculative phase 
of employment floorspace and to deliver the 
vehicular access infrastructure ‘stub’ into the 
remainder of the eastern employment zone

• Phase 1c – the delivery of serviced 
development plots to support of 87,500sqft 
of light industrial / logistics units across the 
eastern employment zone

• Phase 1d – construction of the ancillary 
service leisure / retail (petrol filling stations, 
drive thru [x1], pub / restaurant [x1], hotel 
[lodge 40 – 60 rooms])

• Phase1e - the construction of 2 initial 
speculate employment units totalling 
45,000sqft of floor space subject to a bid for 
grant funding being successful

• Phase 1f – between 150-160 new homes
• Phase 2 – 265,000sqft of advance 

manufacturing / R&D / sub regional logistic / 
office floorspace and 16,000sqft office / light 
industrial on the eastern employment zone

• Phase 3 – 18,000sqft managed workspace /
start up units

4.6 
Notwithstanding this phasing sequence, 
paragraphs 2.33, 2.34 and 2.35 of this 
masterplan report identify that flexibility is key 
and is at the heart of comprehensively delivering 
the mix of land uses, activity, and infrastructure 
that will make Earlsfield Park a success now 
and into the future by keeping its offer current 
and attractive to the market over time.  As 
such, the different components or phases of the 
masterplan should not be seen in the context of 
having to be delivered sequentially.  If the market 
dictates, or a sound business plan is presented 
that allows parts of the site to come forward 
ahead of others, this should be embraced and 
brought forward whilst ensuring that it benefits 
the site as a whole and does not prejudice the 

long term ability of the site to be delivered out 
comprehensively.

4.7 
The early development appraisal also 
demonstrates that the land value derived from 
the sale of the ancillary service leisure / retail 
and residential development provides sufficient 
funding to deliver the following elements subject 
to no Section 106 payments being imposed:
• A contribution to the Oak Plantation and 

Lord Derby Playing Field enhancements 
and the vehicular access infrastructure to 
serve it and the development plots for the 
managed workspace / start up units (western 
employment zone)

• The vehicular access infrastructure to open 
up the speculative first phase employment 
(eastern employment zone) and the vehicular 
access infrastructure ‘stub’ to open up the 
remainder of the eastern employment area

• A first phase of serviced plots to support 
87,500sqft of eastern employment zone 
floorspace and making ready the plots for the 
family pub, petrol filling station and hotel uses 
to be delivered

4.8 
Whilst this is the case, constructing an initial 
phase of the employment uses takes the 
development appraisal into a deficit, i.e. there 
is a viability gap.  ION Property Developments 
and the Council has therefore submitted a 
Liverpool City Region Combined Authority Single 
Investment Fund (SIF) funding bid to address 
this viability gap and allow two speculative light 
industrial units to be delivered (45,000sqft).

Engagement and Consultation 

4.9
The masterplan guidance document that was 
issued to ION Property Developments (ION) by 
Knowsley Council at the commencement of the 
masterplan process included the requirement 
to engage surrounding residential and business 
communities in planning the site’s future. 

4.10
In response to this requirement and as a 
commitment that ION make in relation to all their 
development proposals, a consultation exercise 
was launched on Wednesday 3 May 2017 with 
a public drop in exhibition of the masterplan 
proposals.

4.11
The draft masterplan report was available on 
ION’s website alongside a feedback form to 
capture comments and suggestions on the 
proposals from 3 May 2017 until Thursday 25 
May 2017. 

4.12
This section of the masterplan report summarises 
the consultation process, the feedback proposed, 
and how this has been taken into consideration in 
finalising the masterplan proposals.

Consulting on the Draft Masterplan

4.13
The drop in exhibition was advertised in the 
following way:
• Press release (Appendix C) sent to the 

Liverpool consumer press and north west 
property / business press on the 27 April 
2017 – it was included in the following 
publications, Insider Media Ltd, Place North 
West and Your Move Magazine

• On ION Property Developments website
• Twitter release with a link to ION Property 

Developments website
• As part of the Council’s advertisement 

material that informed local residents and 
businesses of their own drop in exhibition 
event to be held at the same venue and same 
time as the masterplan consultation      

 
4.14
The masterplan drop in exhibition was held at 
Knowsley Lane Primary School on Wednesday 
3 May 2017 between 15.30 and 20.00.  At the 
event a series of exhibition boards were available 
to view, which provided information regarding 
the site and the masterplan.  A copy of the 
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exhibition boards is included at Appendix D.  The 
draft masterplan report was also made available 
on ION’s website throughout the consultation 
period (http://iondevelopments.co.uk/knowsley-
lane-regeneration-scheme-unveiled/ and 
http://iondevelopments.co.uk/earlsfield-park-
consultation-questionnaire/).

4.15
Members of the project team were in attendance 
at the event to guide attendees through the 
boards and respond to queries, including 
representatives from ION, Bellway Homes, 
Cushman & Wakefield (planning consultants), 
Ryder Architecture, and Mott MacDonald 
(transport and highway consultants).

4.16
Feedback forms were available at the drop 
in exhibition as well as being available online 
following the event.  A comments box was 
available on the day for completed forms. 
Alternatively, attendees were given the 
opportunity to post or email their comments. 
A copy of the feedback form is available at 
Appendix E.

Consultation Feedback

4.17
The consultant team that were in attendance at 
the drop in exhibition on 3 May 2017 recorded 
a summary of the main issues raised by local 
residents and businesses that attended the 
event.  A summary record is included at 
Appendix F.

4.18
Six feedback forms were received during the 
drop in exhibition and / or received electronically 
/ by post ahead of the 25 May 2017 deadline.  
The feedback form posed a series questions on 
the main elements of the masterplan proposals.  
Graphs and charts that present the responses to 
the questions are included at Appendix G.

4.19
In summary, responses to the questions on 
the feedback form provided consensus on the 
following issues:
• That the exhibition provided sufficient 

information to understand and assess the 
proposals

• That Oak Plantation, other woodland areas, 
and the existing hedgerows to the main site 
boundary and field boundaries were a priority 
to be protected and improved as part of the 
proposed green infrastructure framework

• That the highest priority for improvements 
to Lord Derby Playing Fields and / or Oak 
Plantation were improved boundaries and 
habitat restoration, and that the access and 
car park improvements received the least 
support

• Enhanced sports changing facilities 
and benches / bins / signage were also 
considered priorities for investment at Lord 
Derby Playing Fields and / or Oak Plantation

• Vehicular access to the residential and 
employment areas was a cause for concern 
for traffic along Knowsley Lane but a 
signal controlled junction for the eastern 
employment area may be beneficial

• Pedestrian and cycle connections between 
the site and the existing Lyme Grove, 
Longview, and Woolfall Heath communities 
do not appear to be important but there was 
some support for connections to Radway 
Road / Lyme Grove and Primrose Road / 
Lyme Grove

• The proposal for a petrol filling station and 
coffee drive thru was not well liked but there 
was some support for the family restaurant / 
public house and associated hotel

• New housing should be for private sale with a 
good mix of 2, 3, 4 and 5 bed homes

• The priority design solutions for the 
employment units were building materials, car 
park / servicing routes, and the orientation of 
building onto Knowsley Lane

4.20
The feedback form also provided the opportunity 
to record responses where they were not directly 
covered by a specific question.  The main issues 
raised are summarised in the table below.

Comments Received

• The new residential access is not well located and is likely to lead to cars parked on Knowsley Lane – could it be opposite Astley 
Road?

• There should be a signal controlled pedestrian crossing by the existing bus stop
• The access to the employment area should be from the slip road of the M57
• Leave the green space alone - rethink your plans!
• There should be a play area included
• What is the need for new employment etc – Kings Business Park is empty with other retail within a mile of the development, so why 

is there a need for more?
• This is a residential area, not a business park
• This will lead to a loss of wildlife
• This is happening whether we like it or not, so please be respectful of existing residents and make it a place where people want to 

work and live:
        Tasteful design – colour of units to blend in with the natural background
        Maintain as much natural environment / greenspace / trees / hedges / grass areas as possible
        Depending on the elevation/orientation, would not want to see them
• The petrol station and drive-thru will lessen the appeal of the area and attract the wrong attention
• How close will existing homes be to the new buildings and how many new buildings will there be?
• This will result in congestion (particularly Knowsley Lane / Liverpool Road / to and from Prescot), noise / light / air pollution in an area 

that is already affected by health inequalities
• This will impact on the value of property
• There should be a curfew on the hours of opening and lighting for the petrol station
• Noise impact as a result of construction and the operation/services to the ancillary service uses
• Strongly opposed to the loss of hedges and any proposal for a public path on the opposite side of Knowsley Lane to existing 

properties
• The restaurant / pub and hotel need to be relocated
• Has crime impact been considered?
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Masterplan Response

4.21
ION, Bellway Homes, and their consultant team 
have reviewed the feedback received over the 
consultation period and been through a process 
of considering how the masterplan is able to 
incorporate the various responses. 

4.22
A summary of the main changes resulting from 
consultation responses is set out below:
• The petrol filling station and drive thru have 

been relocated further north east so that they 
are directly adjacent to the M57 slip round 
roundabout, and not directly opposite existing 
homes

• The location of the residential vehicular 
access point has been revised and the 
right turn facilities have been removed 
– a pedestrian crossing between the 
development and Astley Way has also been 
introduced

• ION are considering the preparation of an 
occupier guide for the eastern employment 
area and ancillary service area that will either 
be part of the design and access statement 
or a standalone document in support 
of the forthcoming planning application.  
This guide will further develop the design 
framework section in the masterplan 
report to provide a structure for individual 
designs to be developed whilst retaining a 
sense of common identity, character and 
quality.  Differentiation between brands and 
companies is important, but it to everyone’s 
benefit, including existing residents, is design 
coordination that results in an attractive 
environment and one that adds to property 
values.  The guide is likely to consider 
landscape / plot planning, public realm 
design, utilities and drainage, proximity /
adjacency to existing properties, and building 
design (including materials and orientation)

• Further landscape analysis and design 
has been undertaken to be clearer on the 
improvements and enhancements to the 
existing green infrastructure across the site.  

This is included in sections two and three of 
this report, however, it is important to note 
here in relation to consultation responses that 
investment is proposed to be made in:

• Further landscape analysis and design 
has been undertaken to be clearer on the 
improvements and enhancements to the 
existing green infrastructure across the site.  
This is included in sections 2.0 and 3.0 of 
this report, however, it is important to note 
here in relation to consultation responses that 
investment is currently proposed to be made 
in the following areas subject to agreement 
with Knowsley Council:

• Oak Plantation, other woodland areas, and 
the existing hedgerows to the main site 
boundary and field boundaries in terms of 
protection and improvement as an integral 
part of the proposed green infrastructure 
framework; and 

• Enhanced sports changing facilities and 
benches / bins / signage at Lord Derby 
Playing Fields and / or Oak Plantation

Approach to Planning Applications 

4.23 
Based on the outcome of the initial development 
appraisal, the initial planning application strategy 
is to submit a hybrid planning application 
immediately following the adoption of the SPD 
and endorsement of the masterplan.  This hybrid 
application is likely to comprise the following:
• Detail – provision of vehicular access 

infrastructure to the new managed 
workspace / starter unit – western 
employment zone

• Detail – provision of the vehicular access 
infrastructure to the eastern employment 
zone, including the speculative first phase 
floorspace and the vehicular access 
infrastructure ‘stub’ into the remainder of the 
employment zone

• Detail – construction of 45,000sqft of light 
industrial / office units (two units and subject 
to funding bid success)

• Detail – between 150-160 new homes
• Detail – construction of the ancillary leisure / 

retail (petrol filling stations, drive thru [x1], pub 
/ restaurant, hotel [lodge 40 – 60 rooms])

• Outline – due to the detail of investment 
required into the Oak Plantation and Lord 
Derby Playing Fields, at this current time 
these proposals are considered best to 
dealt with in outline, albeit the necessary 
contribution will be provided on receipt of 
planning permission

• Outline – 16,000 sqft light industrial / office in 
eastern employment zone

• Outline – 265,000sqft of advanced 
manufacturing / R&D / sub regional logistic 
and 18,000sqft managed workspace / start 
up units and associated landscaping

4.24
Many of the other comments and suggestions 
received are points of detail that will be 
considered and addressed as part of the 
forthcoming planning application that will take its 
reference from this masterplan report, specifically 
within the following planning application 
documents (anticipated to be required):

• Transport assessment and framework travel 
plan

• Design and access statement / occupier 
guide

• Preliminary ecological appraisal (and 
associated species surveys if required)

• Acoustic assessment and report
• Air quality assessment
• Flood risk assessment and drainage strategy
• Landscape masterplan and management 

strategy

4.25
Reserved matters applications are anticipated to 
prepared and submitted to align with the market 
demand and against the provisions of paragraphs 
4.5 and 4.6 of this masterplan report.

42



5.0
Appendix

43



Appendix A



R Mason Esq
ION Property Developments
2 Queen Square
Liverpool L1 1RH

Direct Dial: 0151 242 3123
Mobile: 07767 685 598
Email: mark.coulthurst@masonowen.com

Our Ref: MC.GQ
Your Ref:

Email:
Date: 16 February 2017

Dear Rob

KNOWSLEY LANE - MARKET

It was good to speak to you the other day and specifically regarding the potential for offices on the site.
To confirm that I would not recommend the development of pavilion offices within the phase 1
speculative scheme at this time, or for the foreseeable future.

There is still a significant amount of vacant office stock overhanging the market and dating from around
10 years ago. To provide more office space would in my opinion be counter-productive and could, if
anything, damage the recovery of competing office parks nearby.

As discussed there are other issues too with any out of town office development, not least the provision
of an adequate number of parking spaces. In my experience the vast majority of out of town office
workers will seek to drive to work even if suitable public transport is available which will give rise to
Estate Management issues.

That said, there are early signs of an improvement in the office sector, so for even greater flexibility
going forward, you could explore the possibility of leaving aside an area within the master plan for office
use. Depending on demand at the time this could be utilised for either offices or industrial development
as required which would enable you to respond to any specific inward office or hybrid enquiry in the
future but on a design and build basis only.

As discussed I can foresee interest from the advanced manufacturing and R&D sector going forward,
but at this stage we need to establish the Business Park as a credible location.

I remain strongly of the view that this is a superbly located, industrial/manufacturing business park site
in a location which will attract interest from throughout the region and beyond. This should remain the
focus of any development going forward in conjunction with the planned pub/hotel and retail offer.

It is my opinion the industrial market in Merseyside is as strong as it has been for some time. The
longstanding over supply of vacant properties that had characterised the industrial market for so long
has mostly now been taken up.

At the time of writing, the market is conversely defined by a lack of supply, particularly of the type, size
and quality of building required by local and regional SME’s looking to grow their business and in my
opinion business expansion in the Liverpool City region is currently being stifled.

Whilst there has been very little speculative industrial development in recent years for obvious reasons
this lack of supply is now starting to be addressed by developers who are actively looking to undertake
schemes in the next 12 months or so. I attach an updated schedule of potential competing schemes for
your perusal.

At the time of writing, St Modwen is nearing completion of circa 60,000 sq.ft. at Stonebridge West in
units of 5000 sq.ft.,10,000 sq.ft.,17,000 sq.ft. and 30,000 sq.ft. The agents report that the smallest unit
is under offer for sale at a price in the order of £90.00 per sq.ft. They have interest in the larger
properties and the take up of these units or otherwise will act as a barometer of the market over the
next few months.

Network Space is shortly to seek planning consent for two speculative developments within its existing
schemes. At Alchemy Business Park on the East Lancashire Road, it is looking to provide a total of
100,000 sq.ft. within three detached units of 22,800 sq.ft., 32,650 sq.ft. and 45,700 sq.ft.

At its scheme at Mere Grange in St Helens the same developer is planning to speculatively develop
circa 90,000 sq.ft. within four units from 18,488 sq.ft.-26,295 sq.ft. These units are of very similar size
to one another which is surprising and I would reiterate the need to offer a range of sizes within the first
phase at Knowsley Lane in order to maximise flexibility and to seek to minimise risk.

It’s interesting to note that Network space has moved away from further office accommodation at Mere
Grange to develop industrial accommodation instead. At the time of writing a significant percentage of
its phase 1 office scheme which it developed some 10 years ago, remains unoccupied.

Redsun Developments are looking at a further 35,000 sq.ft. on Wilson Road on Huyton Business Park.
I do not think this is likely to happen until at least Q2 2018.

In my experience the supply of a quality product in a good, accessible location will generate its own
demand and I believe that significantly more quality accommodation is required in order to satisfy
current business needs particularly in the short/medium term.

I consider it important to move quickly at Knowsley Lane in order to make the best use of the gap in the
market and maximise our prospects of success. Should we delay too much longer there is the possibility
that an opportunity may be missed.

In order to be successful however any scheme must include the construction of a speculative first phase
in order to generate interest. My view is that the first phase should extend to circa 50,000 sq.ft. in units
designed to cater for the needs of local SME’s involved in manufacture and sub-regional logistics who
typically require units in the 10,000/30,000 sq.ft. range together with a terrace of units to accommodate
smaller requirements from say 3,500 sq.ft.

Subsequent phases can then ideally be undertaken on a build to suit basis depending on interest
received from the market.

It is vital that the product is of the highest quality and this includes the surrounding area including
infrastructure, landscaping, etc, in order to lift the subject scheme above the competition. I think we
have an advantage in this respect in that never having been developed, the site enjoys a semi-rural
setting which will appeal to prospective occupiers over the traditional industrial estate setting.

As part of any marketing campaign the development should be given its own strong identity from the
very start which will run through all future marketing, PR, etc, ie. Prescot Fields, Prescot 57, Knowsley
Park 57, etc. This should be attended to in the very near future ideally.

As previously discussed there is very much an appetite from the small/medium size manufacturing,
engineering and service/logistics companies to purchase their own property often in SIPPS.

I would stress again the importance of being able to offer units for sale as well as to let from the outset
in order to maximise the prospects of success and afford us a market advantage.



I understand that Network space is only offering accommodation on a leasehold basis so this should
give us an advantage over them in the short-term.

This is a fantastic site being immediately adjacent to the M57 (J2) along what is effectively a central
spine road within the Liverpool City region. It offers direct links to the A5300 (M56), M62 and A580 and
will in my opinion attract enquiries also considering other locations including Knowsley and those
companies looking to be close to Speke and Jaguar Land Rover.

The site also enjoys a degree of prominence from the motorway and the pub, hotel and retail offer at
the entrance will create an identity, credibility and a critical mass from the outset. I believe the fact that
we are able to offer prospective occupiers on-site services and facilities will give our marketing
campaign a distinct advantage over other new schemes.

In summary I remain confident that we will be able to generate strong interest in this highly accessible
location from local, regional and national occupiers. That said, I do think it important that the scheme is
progressed as soon as possible in order to maximise its prospects of success.

I trust that this brief resume is sufficient for your immediate purposes but please do not hesitate to
contact me if you have any further queries.

Yours sincerely

MARK COULTHURST BSc MRICS
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Earlsfield Park 
Retail Sequential Assessment 
Date: July 2017 

A high level sequential assessment has been conducted to support the Master Plan proposals.  This takes 
into account the retail centres as identified by KMBC as Local Planning Authority (LPA). 

When applying the sequential approach, the Planning Practice Guidance (PPG) states that relevant 
considerations should be whether a sites is suitable, available and viable. 

Furthermore, due consideration must be had to the nature and scale of the developer’s requirements, as 
established by the Tesco Dundee Supreme Court Judgement (March 2012). This judgement made clear that 
developer requirements were to be taken into account when considering the suitability of potential sequential 
sites. The effect of the Tesco Dundee case is that any sequential assessment has to reflect a ‘real world’ 
opportunity rather than a hypothetical one. 

The nature and scale of the developer’s requirements are outlined elsewhere in the master plan (section 2.0 
page 13), however for clarity, the ancillary uses that fall into the definition of main town centre uses can be 
summarised as: 

Main town centre use Total Floorspace (sqm) Built Footprint (sqm) 

40-60 bed hotel (Use Class C1) 1,380 680 

Pub/ restaurant (Use Class A3) 1,250 930 

Drive-thru unit (Use Class A1) 500 220 

As referenced elsewhere within the masterplan (section 2.0 page 13), there is a key requirement for all of 
the above uses to be jointly located on a single site. As such, it is essential to consider the combined floor 
space/ land requirement of the proposed main town centre uses. 

Combined, the proposed development has a built footprint of 0.18 hectares, albeit this is further increased 
to 1.5 hectares by the on-site requirement for car parking and vehicle circulation. 1.5 hectares has thus been 
adopted as the minimum site size requirement. 

The table below identifies the available in or edge-of-centre units and land, and comments as to their 
suitability1. As agreed with the LPA, the focus of the sequential assessment has been to the following retail 
centres: 

 Prescot Town Centre;
 Huyton Town Centre;
 Liverpool Road District Centre;
 Stockbridge Village District Centre;
 Hillside Road Local Centre.

The assessment of Prescot Town Centre has had consideration to the opportunity sites highlighted within 
the Prescot Town Centre Masterplan SPD (PTCM). 

1 Information sources include: Prescot Town Centre Masterplan SPD; CoStar; and Local agents. 



 

  

 

Site Description (Existing 
building/ development 

plot) 

Available 
floor space / 

site area 

Comments 

Prescot Town Centre 

Land at Church 
Street 

Retail unit, vacant garage 
and small landscaped area 

0.15 ha The site does not meet the minimum site size requirement and is thus not suitable for the 
proposed development. 

Land at Mill Street 
West 

Surface car park 0.5 ha The PTCM identifies this site as the preferred location for the theatre development. As such, 
the site is not considered to be available for the proposed development.  
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Land at Sewell 
Street 

Former vacant garage, two 
commercial units and 
Prescot Community Church 

0.5 ha The site includes the Prescot Community Church which is required to remain. As such, the 
site is not suitable for the developer’s requirements. 
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Land at Eccleston 
Street East 

Existing 1, 2 and 3 storey 
buildings 

0.2 ha The site is too small to meet both the minimum land area for the built footprints as well as 
car parking and vehicle circulation space for the drive-thru unit. As such, the site is thus not 
suitable for the proposed development. 

Land at Aspinall 
Street 

Postal depot and Prescot 
Business Centre 

0.2 ha The PTCM identifies the site to provide new residential development. The site is not 
therefore considered to be available for the proposed development. 
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Prescot Shopping 
Centre 

Prescot Shopping Centre 1.9 ha The site is occupied by an existing shopping centre which will remain in situ for the 
foreseeable future. As such, the site is not available for the proposed development. 

Print works Former print works building 185 sqm / 0.13 
ha 

The PTCM identifies that the majority of the site should provide new car parking. As such, 
the site is not considered to be available for the proposed development. 
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Garage to the west 
of Sewell Street 

Vacant garage 207 sqm / 0.02 
ha 

The site is significantly too small for the proposed development and is thus not a suitable 
alternative. 



 
Deanes House and 
Car Park 

Deanes House and surface 
car park 

0.18 ha The site is too small to meet both the minimum land area for the built footprints as well as 
car parking and vehicle circulation space for the drive-thru unit. As such, the site is thus not 
suitable for the proposed development. 

Knowsley Registry 
Office, High Street 

Registry office 0.25 ha The PTCM identifies that preferred alternative uses are a small hotel or residential uses. As 
such, the site is not considered to be available for the full range of the proposed town centre 
uses. 
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Greenall Court Social housing development 0.5 ha The site contains an existing social housing development and is thus not considered to be 
currently available for redevelopment.  
Furthermore, the site does not meet the minimum site size requirement and is thus not 
suitable for the proposed development. 

Land between 
Atherton Street 
and Chapel Street 

Partially vacant Methodist 
church 

0.28 ha The site is too small to meet both the minimum land area for the built footprints as well as 
car parking and vehicle circulation space for the drive-thru unit. As such, the site is thus not 
suitable for the proposed development. 

Cyprus Street Car 
Park 

Public car park and vacant 
2 storey commercial 
building 

0.29 ha The site is too small to meet both the minimum land area for the built footprints as well as 
car parking and vehicle circulation space for the drive-thru unit. As such, the site is thus not 
suitable for the proposed development. 

Huyton Town Centre 

Units 9-19, 
Cavendish Walk 

Retail store 97 sqm The site is significantly too small. Furthermore, the site comprises part of an established 
shopping centre and is thus not suitable for redevelopment to incorporate the drive-thru 
restaurant element of the proposed development. 

Units 20-29, 
Cavendish Walk 

Retail store 228 sqm The site is significantly too small. Furthermore, the site comprises part of an established 
shopping centre and is thus not suitable for redevelopment to incorporate the drive-thru 
restaurant element of the proposed development. 

27-29 Derby Road Retail store 104 sqm The property is too small to meet both the minimum requirements for the proposed 
development. There is no on-site car parking or space for vehicle circulation for the drive-
thru unit, and the building is only available for let and thus cannot be redeveloped to 
incorporate these elements. As such, the site is thus not suitable for the proposed 
development. 



 
38-48 Derby Road Retail store 149 sqm The property is too small to meet both the minimum requirements for the proposed 

development. There is no on-site car parking or space for vehicle circulation for the drive-
thru unit, and the building is only available for let and thus cannot be redeveloped to 
incorporate these elements. As such, the site is thus not suitable for the proposed 
development. 

Liverpool Road District Centre 

94 Liverpool Road Retail Store 66 sqm The site is significantly too small. Furthermore, the site comprises part of a small shopping 
parade and would thus not be suitable for the drive-thru restaurant element of the proposed 
development. 

Stockbridge Village District Centre 

There are currently no sites or buildings being advertised for sale or let within or adjacent to Stockbridge Village District Centre. 

Hillside Road Local Centre 

There are currently no sites or buildings being advertised for sale or let within or adjacent to Hillside Road Local Centre. 



 

  

 

In conclusion, the above table demonstrates that there are no sequentially preferable sites that are suitable 
or available within or adjacent to any of the identified centres that will meet the developer’s requirements. 
 
The sequential test is therefore satisfied. 
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Press Release 

April 27th 2017– For immediate release 

Property developers, Ion, unveil plans for high-quality regeneration 

scheme which will bring new employment and housing to Knowsley. 

Leading Liverpool property developer, Ion (formally Neptune Developments), is collaborating with the Knowsley Estate on a development that will 

bring new jobs and homes to North Huyton. The development site is located close to Junction 2 of the M57 directly south of the Knowsley Estate and 

will be known as Earlsfield Park. A draft masterplan for the scheme has been prepared will be unveiled at a public consultation event on 

Wednesday, 3rd May. 

The 23-hectare Knowsley Lane site, which sits directly parallel to the M57 along the southern borders of the Knowsley Estate site has been earmarked as 

perfect for a 16-hectare prestigious employment park and a housing development of approximately 150 new homes. The employment park is set to build 

on the success of nearby Kings Business Park by complementing its offering - while the sustainable and high quality family housing will broaden the 

district’s appeal to families looking to relocate.  

The ambitious development is proposed to sit adjacent to the existing Lord Derby Playing Fields and Oak Plantation - areas which will be preserved 

and improved by Ion to offer an essential recreation space to the residents and workers nearby. 

The employment park is to be pitched as a ground breaking ‘hybrid’ model where the demand for manufacturing, research and development facilities and 

sub-regional logistics business space can be fulfilled alongside more traditional office and workshop spaces. High quality landscaping on this semi-rural site, 

alongside a good leisure, retail and food offering will propound an already attractive offering and is set to entice businesses to the Huyton area. 

The development plan has been devised in collaboration with Knowsley Council, determined by the council’s ambitious growth plans and the need to 

ensure the scheme meets local need. A drop-in event, to be held on Wednesday, 3rd May, 3.30pm to 8pm at Knowsley Lane Primary School will give the 

public the opportunity to see the masterplan that Ion has developed for the site and give feedback to the developer’s team. Knowsley Council will also be 

present at the event consulting on its draft Supplementary Planning Document for the area. Ion’s masterplan is also available to view on their website -

http://iondevelopments.co.uk/projects/knowsley-lane/. 

Ion (previously Neptune Developments) is an expert at regeneration and have been instrumental in various transformational regeneration schemes 

around the city including Liverpool Science Park, Mann Island and the Speke Airport Hangers and Terminal Buildings.  

Steve Parry, managing director of Ion, commented: ‘Knowsley Council have an ambitious strategy for very positive change – and Ion, along with the Knowsley 

Estate are committed to bringing the very best in high-quality development to the area. The site lends itself beautifully to a mixed-use development through the 

semi-rural location. An added focus on landscaping and creating an improved recreational area will make Earlsfield Park an excellent choice for both living and 

working. The access to the M57 makes it an attractive prospect for businesses relocating and the proximity to the beautiful Knowsley Estate will lend itself well 

to family life.’ 

John Flaherty, Executive Director (Place) at Knowsley Council said: ‘Development at Earlsfield Park will make a significant contribution towards achieving 

Knowsley’s ambitious growth plans for jobs, housing and business. 

The employment uses on the site will contribute to the economic growth and prosperity of Knowsley and the city region and the delivery of high quality family 

homes will broaden the housing appeal of the area. Knowsley Council looks forward to working in partnership with Ion to agree their masterplan and bring this 

exciting opportunity to market.’ 
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Earlsfield Park Masterplan

Purpose of the Exhibition
The purpose of the exhibition is to share 
the key information contained within 
the Earlsfield Park masterplan that 
has been produced by ION Property 
Developments.

The masterplan demonstrates how 
a Hybrid Employment Park (please 
refer to board 3 for a definition) can be 
designed and delivered on land that 
Knowsley Council has identified for 
such development in their adopted Core 
Strategy Local Plan (CSLP).

Objectives of the exhibition and 
consultation process
ION Property Developments invite 
the local community to consider the 
information on display today and the 
master plan report on their website 
(www.iondevelopments.co.uk), and 
provide comment on what they like, what 
they don’t like, and what else the master 
plan should consider.

These responses will be comprehensively 
reviewed to inform the final master plan 
and associated report.

Next steps
The consultation period is open until 
5pm on Thursday 25 May 2017 when 
all comments need to be returned.

All comments will be considered in the 
preparation of the final master plan 
report.  This report will be submitted to 
the Council for its approval.

ION Property Development will then 
submit a planning application for the 
development proposed by the master 
plan.  

Introduction
CSLP policy SUE 2 and 2c requires the 
production of the masterplan to support 
the comprehensive and coordinated 
development of the site, to ensure the 
highest standards of planning and design, 
and to ensure that the infrastructure 
needs arising from the development are 
met in a timely and coordinated way.  

This is to be informed by a 
supplementary planning document that 
sets out further guidance on what the 
masterplan must include.  

The Council are separately consulting 
on the draft SPD, which has directly 
informed the masterplan.

Your feedback / contact
A short questionnaire is available today to 
complete and post in the comments box.  

The questionnaire can also be taken 
away, completed, and posted to the 
following address:

Andrew Teage
Cushman & Wakefield
No 1 Marsden Street
Manchester, M2 1HW
Alternatively comments can be emailed 
to the following email address:
planning.consultation@cushwake.com

This is likely to be a hybrid planning 
application that seeks planning 
permission in full detail for:
• 4,200sqm of employment

floorspace and associated
infrastructure.

• Between 150 - 160 new homes,
and

• Enhancements to the Oak
Plantation and Lord Derby Playing
Fields.

• Outline (the principle of development)
for the remainder of the development
proposed by the masterplan.

Earlsfield Park Masterplan Location
The masterplan site is an elongated level 
parcel of land between the M57 to the 
north and Knowsley Lane to the south. 

The site includes the Lord Derby 
Playing Fields to the west of George 
Hale Avenue (private road maintained 
by the Knowsley Estate); some existing 
housing and woodland immediately east 
of this avenue; and a farm comprising 
stables and agricultural land stretching to 
Junction 2 of the M57 to the east. 

Location Plan

Site Boundary



Earlsfield Park Masterplan
Understanding the Masterplan Site
Defining the Place
The constraints and opportunities plan 
has been informed by a detailed site 
visit and site survey.  This provides a 
comprehensive picture of the physical, 
social and environmental parameters of 
the masterplan site.  

Constraints and Opportunities Plan

This is the starting point of being able to 
understand the type of place the site is at 
present, which will ultimately define the 
type of place Earlsfield Park can become 
in the future.

Historical points of reference 
An analysis of the historical growth of the 
area surrounding the masterplan site has 
been undertaken, which has sought to 
identify characteristics that can inspire and 
inform development as it comes forward. 

St Mary’s Church

Hillside Shops

School Cottages

Boundary Hedge to Knowsley Lane

Knowlsey Lane Housing Oak Plantation

Knowlsey Hall Gates

M57 Lathom Court



Earlsfield Park Masterplan
Masterplan Response
Earlsfield Park Hybrid Employment 
Park
Earlsfield Park Hybrid Employment 
Park provides the opportunity 
to deliver a range of high quality 
advanced manufacturing, research and 
development (R&D), and sub regional 
logistics floorspace alongside high quality 
new homes, ancillary support services 
for staff, visitors and the local community, 
and enhanced / new recreational areas 
and spaces.  This new development also 
has the potential to be well connected 
to wider local assets such as Kings 
Business Park, Knowsley Estate, local 
Primary Schools, Hillside Road Shopping 
Parade, King George V Memorial Playing 
Fields, and more widely Prescott Town 
Centre.

Land use Pre consultation draft SPD 
parameter

Draft masterplan response

Employment Minimum 16 hectares 16.5 hectares

Residential Approximately 100 new homes Between 150 and 160 new homes

Public Open 
Space

(a) 0.58 hectares public open 
space
(b) 0.40 hectares sports 
provision

(a) 0.67 hectares public open space 
(residential)
(b) New vehicular access and 
upgrade / enhancement to Lord 
Derby Playing Field and / or Oak 
Plantation.

Master Plan Land Use Parameters

Vision Concept Plan

Illustrative Masterplan

The Hybrid Employment Park will 
therefore create a truly ‘mixed’ use 
destination that will provide a product, 
offer, and critical mix of land uses that is 
unique, particularly to its local and city 
region context, bringing a profile and 
standing to the Borough that the Council 
set out to achieve in bringing the site 
forward through their local plan core 
strategy.



Earlsfield Park Masterplan
Green Infrastructure 
Creating a Common Identity
The existing landscape, recreational 
space and ecologically sensitive areas 
of the site has provided a strong 
reference point for structuring the master 
plan, particularly in using this ‘green 
infrastructure’ to foster a common 
identity and character across the different 
development zones of the site. 

Green Infrastructure Framework

Guiding Principles
The site comprises a variety of natural landscape and recreational open space that are to be retained 
and enhanced.  These have been pivotal in the development of the Design Framework, in maintaining 
the character of the site, and in knitting the master plan proposals together as a coherent mixed use 
development that has a common identity. 

Key principles applied to the proposed ‘Green Infrastructure Framework’ as demonstrated in section 2 and 
figure 5 of the draft masterplan report are as follows:
• The hedgerows, ditches and streams, particularly to the northern and eastern boundaries of the site 

present the greatest ecological and environmental value as habitat corridors / woodland resources – all 
development proposals should seek to positively integrate these natural features, and where possible, 
consider their recreational role in terms of integrating footpaths that will encourage public engagement 
with wilder areas of the site.

• The pond within the small woodland located in the north east corner of the eastern employment area, 
along with the pond in middle of the residential neighbourhood, and to the east of George Hale Avenue, 
should be retained.  These ponds have the potential to be the focus for any required public open space.

• All development proposal should consider retaining all trees and woodland of value through careful 
masterplanning and design.

• All trees subject to an existing tree preservation order will be retained and integrated within the 
development areas and / or new open space as appropriate. 

• Ecological enhancements are to be encouraged within landscape and green infrastructure design, 
including planting mixes of wildflower and tree screening habitats, particularly to the boundaries of the 
site, as well as proposed ‘building plot’ boundaries by strengthening existing weak areas / gaps and 
new planting from a strategic landscape perspective, including consideration of linear linkages to provide 
ecological corridors.

• All elements of the green infrastructure framework, whether they are landscaping bunds, structural 
landscaping, general planting, or public realm etc must seek to be multi functional, particularly to 
increase connectivity and permeability between and through the employment zone and into the 
residential neighbourhood to the west. 

• Development frontages to landscapes and natural environments and the green links and corridors that 
connect them must seek to be ‘active’.

Green Infrastructure Framework
A framework of green infrastructure has 
been created to tie together the various 
landscape, open space, recreational and 
ecological components that will create a 
single identity for Earlsfield Park.

The green infrastructure framework has a 
further master plan function – it provides 
a mechanism to address the interface 
and transition between the different 
land uses proposed across the site and 

is something that the master plan has 
carefully sought to achieve.

Delivery of the employment and housing 
uses within Earlsfield Park will enable 
a significant financial contribution to 
be made to the enhancement of Oak 
Plantation and the adjoining Lord Derby 
Playing Fields as anticipated by the vision 
contained within the draft SPD. 

Works that this funding could assist in 
delivering include:
• Improved boundary treatments. 
• New entrance feature to Oak Plantation 

to promote the site as a public open 
space.

• Creation of formal pathways. 
• Habitat restoration. 
• Benches, bins and signage. 
• Access / car park improvements to 

playing fields.
• Enhanced sports changing facilities.

Aerial Perspective
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Urban Design Framework
The masterplan also includes a Design 
Framework that sets out the strategic 
design principles that will form the basis 
of any detailed development proposal 
coming forward.  

This will enable well designed and 
attractive commercial buildings and 
new homes to come forward that 
are set within a pleasant landscaped 
environment, which in turn will serve to 
create a real sense of place.

 Urban Design Framework

Strategic Development Objectives
The key principles are set out below:
• To achieve a well considered and 

well planned blend of employment 
floorspace, homes, recreational and 
natural open space, and small scale 
ancillary local service uses in proximity 
to one another that will:

• Increase business interaction and 
opportunities.

• Create a sense of place.
• Provide activity, services and facilities 

for the benefit of the wider community 
within and adjacent to the site. 

• Appropriate zoning of uses to optimise 
the profile of the site at such a 
prominent location alongside the M57 
motorway whilst being sympathetic 
to its relationship with residential 
neighbourhoods to the south of 
Knowsley Lane.

• Being a truly ‘mixed’ use employment 

Aerial Perspective

The Urban Design Framework plan 
visually presents the key components 
of the Design Framework.  The guiding 
principles table on this board and the 
following two boards (employment zone 
and residential neighbourhood) are also 
taken from the masterplans Design 
Framework.

destination that provides the 
opportunity to deliver a range of high 
quality advanced manufacturing, 
research and development (R&D), and 
sub regional logistics floorspace.

• An applied hierarchy to the location 
of individual employment units that 
seeks to optimise developable area 
whilst remaining sympathetic to the 
immediate semi rural context and 
maintaining / enhancing the existing 
recreational space and established 
landscape / woodland.

• Creation of a gateway environment to 
mark the key M57 / A57 junction with 
appropriate scale, massing, landscape 
and public realm treatment, which also 
reflects and responds to the entrance 
and gateway to Kings Business Park.

• Encourage pedestrian and cycle 
connectivity between the site, Kings 
Business Park, and the Longview 

and Lyme Grove neighbourhoods, 
particularly focusing on the identified 
key points of approach and nodal /
crossing points.

• Utilise the existing landscape, 
recreational space and ecologically 
sensitive areas of the site to create a 
‘green infrastructure framework’ that 
will foster a common identity across the 
different character areas. 

• Promote and encourage pedestrian 
and cycle connectivity between 
the different character areas of the 
site utilising the green infrastructure 
network as a primary mechanism.

• Efficient treatment of strategic 
infrastructure works to maximise its 
effectiveness whilst minimising any 
physical dominance it may have, 
particularly the new main vehicular 
access points. 

• Respect and respond to the identified 
key views that provide a direct visual 
connection to the surrounding and 
intermediate woodland and landscape 
areas, resulting in an aesthetically 
stimulating environment both externally 
and internally.

Character Areas
Together, the Green Infrastructure 
Framework and Urban Design 
Framework define three distinct character 
areas across Earlsfield Park.  These are 
as follows, and are explained in more 
detail on exhibition boards 6 and 7:

• Eastern Employment Zone
• Western Employment Zone / Oak 

Plantation and the Lord Derby Playing 
Fields

• Residential Neighbourhood



Earlsfield Park Masterplan
Eastern and Western Emplotment Zones
Introduction
This exhibition boards provides further 
explanation of the proposals for the two 
employment zones and Oak Plantation 
and the Lord Derby Playing Fields.

Type (land use) Maximum floorspace 
(sqm)

Type (occupier target) Potential job creation 
(FTE)

B1 (c) light industrial / B8 
logistic units

35,000 
(across a variety of unit 
sizes)

Targeted at advanced 
manufacuring research 
and devlopment, and 
sub regional logisitics.

675

B1 (c) light industrial / B8 
storage and distribution 
start up units

2,000 Local and regional small 
and medium enterprise

36

Ancillary C1 Hotel, A3 
leisure, A1 retail

2,500 Ancillary support 
service uses to serve 
the employment zones 
and Kings Business 
Park within the context 
of supporting the LCR 
growth sectors, and 
provide an additional 
resource for existing 
and new residents and 
visitors.

101

Guiding Principles

The guiding principles for the employment zones are illustrated by the sketch cross sections.  These are underpinned by a philosophy that the layout of the units within the 
eastern employment zone in particular will typically comprise individual buildings in separate plots with interest and diversity being maintained through changes of layout, 
massing and detail of design.

Two sketch cross section approaches are presented to explore different treatments for industrial units within the employment zones. They both incorporate a hierarchy 
of scale, form, landscape and space to address the transition between the residential properties along Earlsfield Park, the small and medium industrial units across the 
eastern employment zone, the service road, and then large industrial units that border the M57.

The incorporation of landscaping bunds, structural landscaping, planting, and public realm will be multi-functional.  It will provide the framework within which individual 
employment units will be set, provide a visual and acoustic buffer between the development and the edge of the existing housing, as well as being part of the green 
infrastructure framework that seeks to increase connectivity and permeability between and through the employment zone and into the residential neighbourhood to the 
west.  

To optimise the creation of a buffer zone between the employment zone and residential neighbourhoods of  Longview and Lyme Grove, it is proposed that the existing 
pedestrian route be enhanced and extended, thus providing a safe link between each phase of the development and in keeping with the character of the area.  

As demonstrated in option A cross section, the form and hierarchy of the industrial units seek to optimise the area of developable land within the site, while remaining 
sympathetic to the surrounding scale and typology.  Their orientation is important so that their visibility and profile is maximised to the two key movement corridors – the 
M57 and Knowsley Lane.

Option B demonstrates the less effective architectural response.  The decision to base the form of the industrial units on the vernacular of the area as illustrated in option A, 
reinforces the overall concept of creating a coherent design, knitting the development into the existing urban fabric.

The ancillary support services (hotel, restaurant / family pub, café, petrol filling station) must be planned and designed to create a visual and commercial presence onto 
the M57 / A57 roundabout in conjunction with the adjacent employment units.  A functional connection and reference point between the Kings Business Park on the 
opposite side of the roundabout and the employment and business activity on the site itself is to be achieved to create a resource and gateway / entrance feature for both 
employment destinations.

The hotel will provide scale and presence on the roundabout alongside the adjacent employment units.  It is considered that an optimum height for this development will be 
3 storeys

The commercial signage associated with the uses fronting the roundabout in conjunction with appropriately designed and located landscape / public realm will all seek to 
enhance the gateway environment at this location.

Flexibility is key and at the heart of comprehensively delivering the mix of land uses, activity, and infrastructure that will make the Earlsfield Park a success now and into the 
future, however there are certain parameters that all development must adhere to:
• Eastern employment zone units will have a maximum height of 3 storeys.
• Western employment units will have a maximum height of 2 storeys.
• The maximum height for the ancillary service uses will be defined by the proposed hotel and will be no more than 3 storeys.
• The land take for the western employment area will be no more than 1.5hectares.
• Where possible the existing hedgerow fronting Earlsfield Park is be protected and reinforced – principally to the west of the main eastern employment zone access 

road.
• The hierarchy of scale, form, landscape and space principles set out in sketch cross sections A and B will form the basis of any future layout proposals. 
• A common design philosophy for the employment units across the site will be developed as part of the eastern employment zone phase 1 development.

Volume and Type of Proposed Employment Uses

Eastern Employment Zone including 
an Ancillary Service Area Cluster

The masterplan incorporates the majority 
of the employment generating uses in the 
eastern zone, which is consistent with 
the Council’s draft SPD.  This seeks to 
showcase the economic and business 
profile of the site along the M57 corridor, 
as well as providing a clear connection 
to the established Kings Business 
Park referencing the importance of the 
relationship between the two business 
locations.  

This zone also includes a cluster of 
ancillary service uses that will directly 
serve the Hybrid Employment Park and 
adjacent Kings Business Park.  

They are proposed to be:
• A petrol filling station that will  
    incorporate a small amount of          
    convenience retail
•  A family restaurant / pub
•  A mid scale hotel
•  A drive through coffee unit

These ancillary uses are critical to the 
concept of the Hybrid Business Park 
offering prospective occupiers on site 
services and facilities that create an 
immediate identity, credibility and a 
critical mass, as well as providing benefit 
to the adjacent Kings Business Park, the 
new residential community, as well as the 
existing residential communities. 

Western Employment Zone

This zone will include good quality 
managed small scale workspace that 
will be set in an enhanced landscaped 
area on the edge of Lord Derby Playing 
Fields.  This workspace will be the 
move on space for people who have 
started businesses in their own homes 
but cannot / do not want to take space 
on more traditional leasehold terms.  
It will be space for the cake bakers /
microbrewers / drapers etc of the future.  

Industrial Units

Employment Sketch Cross Section Options
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Residential Neighbourhood
Introduction and Rationale
To achieve the objectives of the draft 
SPD that seeks to assist in rebalancing 
the Borough’s housing stock by providing 
a range of homes to serve the higher 
end of the market, specifically high 
quality family housing, ION Property 
Developments has entered into a 
partnership with Bellway Homes. 

Bellway Homes assessment of the site 
in terms of location, local need, wider 
demand and market appetite for new 
homes, as well as and the quality of 
residential environment that the Council 
aspire to, concludes that a critical mass 
of new homes is vital to creating a viable 
new residential market within this part 
of Huyton, and indeed Knowsley as a 
whole.  

This critical mass stands at between 
150 - 160 new new homes, which is 
envisaged will facilitate the delivery of 
a single comprehensive sustainable 
community that will make the step 
change in the residential market that 
the Council require (Knowsley Housing 
strategy 2016 - 2020).  

This step change which is to achieve 
a housing offer that not only meets the 
needs of the existing residents of the 
borough but also attracts economically 
active people into the Borough and the 
wider City Region.  Earlsfield Park is able 
to directly meet this aspiration by aligning 
new homes and new employment 
opportunity in one single integrated 
destination.

Bellway Layout

Vision Concept Plan

The quantum of housing is also required 
to provide a level of financial cross 
subsidy to guarantee the delivery of the 
infrastructure to access the employment 
zone and deliver the green space 
enhancements.

Proposed Layout
The new residential neighbourhood 
therefore has the potential to provide a 
seamless transition from the bold identity 
and scale of the eastern employment 
zone to the domestic scale of the 
existing properties and proposed start 
up units on George Hale Avenue and the 
recreational and woodland areas of Lord 
Derby Playing Fields and Oak Plantation 
beyond. 

The existing landscape setting, including 
natural and ecological assets such as the 
pond in the north west corner of the site 
and the adjacent woodland, provides an 
attractive ‘green’ framework within which 
high quality new homes can be carefully 
laid out.

Its character will also be derived from 
variety of architectural styles in the 
surrounding area that use a range of 
materials, boundary and fenestration 
details.

Guiding Principles
Attractive well designed homes that meet needs of local people, and attract new residents to the area, 
through a coherent mix of family, detached, semi detached and terraced houses will be provided.

New homes will consider the architectural style, detailing and materiality of the existing housing in the area, 
specifically those with heritage value, to provide character and diversity across the new neighbourhood.  
It is expected that new proposals will be designed to a simple palette of materials and detailing that 
compliments the simple building form that is prevalent across the local area.

New homes will present a strong built form to Knowsley Lane and provide a consistent boundary treatment 
to the site frontage incorporating a creative approach to landscaping and public realm.  Reference must be 
taken from positive examples of existing boundary treatments in the local area.

Create a clear hierarchy of streets that facilitates effective vehicular access and egress but are also 
designed to promote a walkable neighbourhood with strong and clear pedestrian and cycle links.  This 
will create rewarding, people riendly public realm experiences that are designed to encourage responsible 
vehicle speeds and manage the visual impact of the parked car. 

Create a clear hierarchy of open and amenity space – from public open space to private garden – that 
is designed to be an integral part of the overarching green infrastructure framework and that facilities 
pedestrian and cycle connectivity to the western and eastern zones of the site. 

Ensure connectivity to existing pedestrian and cycle routes to allow and encourage movement to local 
amenities both within the site and externally in the Longview neighbourhood.

Provide active street frontages encouraging social interaction between new residents.

Consider and respond positively to motorway noise and air quality impacts.

Illustrative Layout

Example Street Scenes
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Access & Movement
Introduction
The access and movement strategy has 
been informed by early discussions with 
Knowsley Council Highways team. 

The strategy has been developed to 
allow convenient access to the individual 
elements of the Earlsfield Park site, whilst 
at the same time connecting the site 
with existing walking, cycling and public 
transport networks.

Access and Movement

Junction Concept Layout Plan

Access & Movement Framework
The access and movement framework 
provides a visual representation of the 
proposals for access and egress to the 
site, as well as internal and external 
connectivity.  

Further details that will govern future 
development proposals are set out in the 
guiding principles below.

Guiding Principles

Vehicular access to the eastern employment zone, new homes and western employment zone will be provided by separate access junctions with Knowsley Lane.  This will 
allow the separation of industrial heavy goods traffic and residential traffic inside the development parcels in the interest of amenity and safety.

Access will be provided to the eastern employment zone by a new signal controlled junction with Knowsley Lane and Radway Road.  The location of the access has been 
sited so as to reduce the chance of potential impact on the nearby M57 slips / Knowsley Lane / Liverpool Road roundabout.  Another important factor in determining the 
location is the need to reduce impact of heavy goods on existing residents. 

Access to the residential area will be provided by a ghost island priority junction.  A ghost island priority junction will also be used for vehicular access to the western 
employment zone junction with Knowsley Lane.  The junction will be located in close proximity to the existing junction access to the site. 

The movement and access network will be shaped through reference to the principles of the urban design framework and be designed to promote pedestrian and cyclist 
permeability. 

The movement network will work in tandem with the Green Infrastructure Framework to create routes that are clear, intuitive, work with the site and its natural 
characteristics (including woodlands, structural landscaping and topography). 

Development will be structured around a tailored strategic street hierarchy that will help to make legible connections and convey a semi rural character.  The hierarchy aims 
to promote low speed family friendly streets including, at the lower order, shared surfaces. 
Street layout and design will be complemented by additional off highway pedestrian and cyclist links that can open up access for enjoyment of landscape / open 
space elements.  These can further help the sense of connectivity into the surrounding area – aligning to existing key routes in and around Longview and Lyme Grove 
neighbourhoods, as well as Kings Business Park.

The design of the internal pedestrian footways and cycleways will be designed with good passive surveillance wherever possible.  This will help encourage the use of these 
routes and provide a level of security to pedestrians and cyclists.

Pedestrian crossing facilities will be provided within all development parcels.  For the eastern employment zone pedestrian crossing facilities will be integrated into the 
new traffic signal junction design to allow the safe crossing of the access junction and of Knowsley Lane.  The pedestrian connection to Radway Road is important in 
connecting the site to nearby amenities, including the Primary School’s, and the wider residential area.

An uncontrolled crossing will be provided in relation to the location of the new residential neighbourhood.  This will include a central pedestrian island to allow the safe 
crossing of Knowsley Lane and will be incorporated into the ghost island design. This will ensure that connection to the residential area to the south is maintained.

For the western employment zone an uncontrolled pedestrian crossing with a pedestrian refuge will be incorporated into the design across Knowsley Lane.  This will help 
connect the site to the wider residential neighbourhoods.

A new combined pedestrian and cycle facility is currently proposed to run parallel to Knowsley Lane which will be provided as part of the development.  This will provide 
a continuous sustainable transport connection along and between the eastern employment zone, new homes and the western employment zone – appropriate crossing 
facilities will be provided where this route crosses George Hale Avenue to provide the opportunity for cyclists and pedestrians to safely access Lord Derby playing fields and 
Oak Plantation beyond.

The pedestrian and cycle facility will run the length of the eastern employment zone converting to a pedestrian only link west of George Hale Avenue through to the western 
employment zone.  To the east the combined pedestrian / cycle facility will connect to existing pedestrian facilities at the M57 slips / Knowsley Lane / Liverpool Road 
roundabout.  Current bus stop facilities are likely to be required to be upgraded to current best practice standards in line with the relevant Knowsley Metropolitan Borough 
Council standards.
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Consultant Team Summary Feedback 
• Need for a pedestrian crossing between the school and the north side of the road to access the new 

housing and the east bound bus stops

• Concern over traffic – it is already difficult for some people to get out of their drives due to volumes of
traffic. The road is very busy when the motorway is closed. What would happen if the Estate held a
concert again – apparently the road has been closed in these circumstances.

• Concern over headlights shining into houses opposite the residential and industrial access roads

• Lack of play equipment in the area

• Need to ensure people don’t go into the woods to the east of George Hale Avenue

• Wildlife – the site is home to bats, larks and brown hares.

• Will there be any social housing?

• No demand/need for more housing/employment units and pubs/shops etc. – Kings Business Park is not
full and the Gleeson Housing site has not gone well

• Impact on house prices

• Prefer housing to employment units

• Disturbance from PFS – light spill and noise

• Mixed views on the quality of the hedges – all agreed they looked poor – some considered they should
be removed some felt they should be properly maintained

• What will happen to Mrs Patten (the farm tenant)?

• Impact on school places/doctors etc.

• The amount of money that Knowsley Estate would make.

• Concern over level of existing traffic that will be significantly exacerbated by the new development – not
just along Knowsley Lane but key roads off it, including Radway Road, particularly as this is currently 
proposed to interface with the new traffic light controlled main employment access.

• Are the locations of the new vehicular accesses fixed, particularly the residential access?

• Strong opposition to the principle of the start-up employment units being located to the west of George
Hale Avenue on land that was perceived to be protected from development.

• Real scepticism about the market demand for new employment floorspace / new homes / restaurant /
café uses given context of similar types of use standing empty at Kings Business Park.

• Further detail on the interface distances / planting / screening between the employment fronting
Knowsley Lane and the existing homes on the opposite side of the road.

• Request on the timing / Help to Buy assistance on the new homes from a resident on Knowsley Lane
looking to move into one of the new homes.
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Public Consultation Feedback Questionnaire 

Earlsfield Park Master Plan Knowsley Lane, Huyton 

Thank you for attending today’s public consultation event. Your views on the proposed developments are 
important and your comments will help us to refine the proposals ahead of submitting the final masterplan 
report to the Council for approval and any subsequent planning applications. 

Q1 How effective was the exhibition in helping you gain an understanding of the  masterplan 
proposals? 

Very effective Effective Somewhat effective Not effective 

Q2 A framework of green infrastructure is proposed to tie together the various landscape, open space, 
recreational and ecological components to create a single identity for the master plan – in order 
of priority, please rank (tick) the most important to be protected and improved? 

1. High 
Priority

2. Priority 3. Medium 
Priority

4. Low
Priority

5. Not a 
Priority

Lord Derby Playing Field  

Oak Plantation  

Existing ponds  

Existing hedgerow – Knowsley 
Lane / field boundaries  

Existing woodland areas  

Other (please state)  

Q3 Delivery of the employment and housing uses will provide a significant financial contribution to 
be made to the enhancement of Lord Derby Playing Fields and / or Oak Plantation.  Please rank 
(tick) those most important to you in order of priority. 

1. High 
Priority

2. Priority 3. Medium 
Priority

4. Low
Priority

5. Not a 
Priority

Improved boundary treatments 
– hedges / walls / fences 

New public access entrance 
feature to Oak Plantation 

Creation of formal pathways  

Habitat restoration 



Benches, bins and signage 

Access/Car Park improvements 
to playing fields 

Enhanced sports changing 
facilities 

Other (please state)  

Q4 Vehicular access points? Vehicular access will be provided to Earlsfield Park as follows: 
• eastern employment zone – a new signal controlled junction with Knowsley Lane and Radway Road
• new residential neighbourhood – ghost island priority junction (no traffic lights)
• western employment zone / Lord Derby Playing Fields – ghost island priority junction (no traffic lights) 
Whilst this will be subject to traffic modelling and the relevant design standards, do you agree that
this is the correct vehicular access strategy? 

Eastern employment zone – 
a new signal controlled 

junction with Knowsley Lane 
and Radway Road 

New residential 
neighbourhood – ghost 
island priority junction 

(no traffic lights) 

Western employment zone – 
ghost island priority junction 

(no traffic lights) 

Yes 

Somewhat 

No 

Other (please state) 

Q5 Pedestrian and cycle connections between the site and the existing Lyme Grove, Longview, and 
Woolfall Heath communities are considered very important.  In order of priority, please rank (tick) 
those you consider most important?   

1. High 
Priority

2. Priority 3. Medium 
Priority

4. Low
Priority

5. Not a 
Priority

Radway Road / Lyme Grove 

Primrose Drive / Hillside Road 

Astley Road / Hillside Road 

Knowsley Lane / Kings Drive 

Knowsley Lane / Liverpool Road 

Other (please state) 



Q6 The masterplan includes ancillary retail and leisure facilities because they are considered to have 
a range of benefits that are important to the success of a Hybrid Employment Park.  In order of 
priority, please rank (tick) those you consider most important? 

1. High 
Priority

2. Priority 3. Medium 
Priority

4. Low
Priority

5. Not a 
Priority

Petrol filling station, including 
integral convenience retail 

Family restaurant / public house 

40-60 bed hotel (associated with
family restaurant) 

Drive-thru coffee unit 

Other (please state) 

Q7 What type of houses do you think the area requires all or some of the following (please tick one of 
more):  

2 bed 3 bed 4 bed. 5 bed 
Homes bought privately through a mortgage 
Buying through a government scheme such as 
‘Help to Buy’ or Renting 
Purchasing a share of,  a property through a 
housing association 

Other (please state) 

Q8 The design of the employment units, particularly in the eastern employment zone, is considered 
to be important to the character of the site and protecting residential amenity.  What design 
responses are considered to be most important? (please tick one or more) 

1. High 
Priority

2. Priority 3. Medium 
Priority

4. Low
Priority

5. Not a 
Priority

Height of buildings 

Orientation of the buildings 
(direction of building to Knowsley 



Lane gable elevation or main long 
elevation) 
Building materials 

Car parking / Service routes 

Signage (on the building) 

Signage (stand alone at the 
entrance) 

Other (please state) 

Q9 Please provide any other feedback here, including comments on the proposals, suggestions for 
how we could improve the proposals, or any issues you would like us to consider in further detail. 

Q10 The project team may contact you to discuss your responses in relation to the forthcoming 
planning application only. Your details will not be shared. If you are happy to be contacted, please 
provide your details below. 

Name 
Address 

Postcode 
Contact details 



Completed forms should be: 

• placed in the comments box provided; or 

• emailed to planning.consultation@cushwake.com by 5pm on Thursday 25 May 2017; or 

• posted to by 5pm on Thursday 25 May 2017 FAO Andrew Teage, Cushman & Wakefield, No 1
Marsden Street, Manchester, M2 1HW 

mailto:planning.consultation@cushwake.com
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Q1 How effective was the exhibition in helping you gain an understanding of the  masterplan 
proposals? 

Q2 A framework of green infrastructure is proposed to tie together the various landscape, open space, 
recreational and ecological components to create a single identity for the master plan – in 

order of priority, please rank (tick) the most important to be protected and improved? 

0 0.5 1 1.5 2 2.5

Very effective

Effective

Somewhat effective

Not effective

Could not attend

How effective was the exhibition

0

1

2

3

4

5

6

7

Oak
Plantation

Existing
ponds

Existing 
hedgerow –
Knowsley 

Lane / field 
boundaries 

Existing
woodland

areas

Priority green infrastructure 
components

High Priority Priority Medium Priority Low Priority Not a Priority



Q3 Delivery of the employment and housing uses will provide a significant financial contribution to 
be made to the enhancement of Lord Derby Playing Fields and / or Oak Plantation.  Please rank (tick) those 
most important to you in order of priority. 

Q4 Vehicular access points? Vehicular access will be provided to Earlsfield Park as follows: 
• eastern employment zone – a new signal controlled junction with Knowsley Lane and Radway Road
• new residential neighbourhood – ghost island priority junction (no traffic lights)
• western employment zone / Lord Derby Playing Fields – ghost island priority junction (no traffic lights) 
Whilst this will be subject to traffic modelling and the relevant design standards, do you agree that
this is the correct vehicular access strategy? 

0
0.5

1
1.5

2
2.5

3
3.5

4
4.5

Priority improvements to Playing Fields/Oak Plantation

High Priority Priority Medium Priority Low Priority Not a Priority

0 0.5 1 1.5 2 2.5 3 3.5

Eastern employment zone – a new signal controlled junction 
with Knowsley Lane and Radway Road

New residential neighbourhood – ghost island priority 
junction (no traffic lights)

Western employment zone – ghost island priority junction 
(no traffic lights)

Vehicular access

No Somewhat Yes



Q5 Pedestrian and cycle connections between the site and the existing Lyme Grove, Longview, and 
Woolfall Heath communities are considered very important.  In order of priority, please rank (tick) those 
you consider most important? 

Q6 The masterplan includes ancillary retail and leisure facilities because they are considered to have 
a range of benefits that are important to the success of a Hybrid Employment Park.  In order of 
priority, please rank (tick) those you consider most important? 

0 0.5 1 1.5 2 2.5 3 3.5 4 4.5

Radway Road / Lyme Grove

Primrose Drive / Hillside Road

Astley Road / Hillside Road

Knowsley Lane / Kings Drive

Knowsley Lane / Liverpool Road

Pedestrian and Cycle connections

Not a Priority Low Priority Medium Priority Priority High Priority

0 1 2 3 4 5 6

Petrol filling station, including integral convenience retail

Family restaurant / public house

40-60 bed hotel (associated with family restaurant)

Drive-thru coffee unit

Ancillary retail and leisure components

Not a Priority Low Priority Medium Priority Priority High Priority



Q7 What type of houses do you think the area requires all or some of the following 

Q8 The design of the employment units, particularly in the eastern employment zone, is considered 
to be important to the character of the site and protecting residential amenity.  What design responses 
are considered to be most important? 

0

1

2

3

4

5

6

7

2 bed 3 bed 4 bed 5 bed

Type of housing

Purchasing a share of,  a property through a housing association

Buying through a government scheme such as ‘Help to Buy’ or Renting

Homes bought privately through a mortgage

0 0.5 1 1.5 2 2.5 3 3.5 4 4.5

Orientation of the buildings (direction of building to
Knowsley Lane gable elevation or main long elevation)

Building materials

Car parking / Service routes

Signage (on the building)

Signage (stand alone at the entrance)

Employment unit design response

Not a Priority Low Priority Medium Priority 2 Priority High Priority 3




