From: Gabrilatsou, Joanna <Joanna.Gabrilatsou@jll.com>

Sent: 11 November 2022 14:18:56 UTC+00:00

To: "Quinn, Mark" <mark.quinn@knowsley.gov.uk>

Cc: "Black, Yvette" <Yvette.Black@jll.com>

Subject: External Mail: Wilson Road app 22/00284/0UT

Attachments: 12156-AEW-XX-XX-VS-A-0001_Height Parameter Photomontage 1 - South East

View copy_P6_compressed.pdf, 12156-AEW-XX-XX-VS-A-0002_Height Parameter Photomontage 2 -
North West View_P7_compressed.pdf, 12156-AEW-XX-XX-VS-A-0003_Height Parameter Photomontage
3 - West View_P6_compressed.pdf, 12156-AEW-XX-XX-VS-A-0004_Height Parameter Photomontage 4 -
West View with proposed units_P6_compressed.pdf, 12156-AEW-XX-XX-VS-A-0005_ Height Parameters
Axo 1 (supporting image)_P2_compressed.pdf, 12156-AEW-XX-XX-DR-A-0507_Height Parameters
Photomontage Key Plan_P3_compressed.pdf, JLL Response - Building Height 27.07.2022.pdf

CAUTION: This email originated from an external source. If you suspect a potential phishing email, report it via
the IT Self Service Portal which can be found within the Quick Links section on Bertha

Good afternoon Mark
Following your email of 28 October, we have reviewed the heights in detail.
We understand that the Council is not supportive of a building up to 22/23m in height in this location.

A building of 17m in height is not however achievable within the industrial market. It is not a height that
occupiers would operate to. We have discussed this both as a design team and with our industrial
agency team who are leaders in the market.

We therefore propose the application allows for a maximum height parameter of 20m. This is
considered effective within the market and makes a significant difference within the setting of the area
as demonstrated in the attached visuals when compared with the 23m option. The visuals are as
follows:

Photomontage 1 (ref: 12156-AEW-XX-XX-VS-A-0001 P6) - South East View, Wilson Road

Photomontage 2 (ref: 12156-AEW-XX-XX-VS-A-0002 P7) — North West View, Wilson Road

Photomontage 3 (ref: 12156-AEW-XX-XX-VS-A-0003 P6) — West View, Rudgate Road

e Photomontage 4 (12156-AEW-XX-XX-VS-A-0004 P6) — West View, Rudgate Road including the
proposed industrial unit (planning ref: 22/00109/FUL)

o Height Parameters Axonometric Image - Indicative (ref: 12156-AEW-XX-XX-VS-A-0005 P2)

e Height Parameters Photomontage Key Plan (ref: 12156-AEW-XX-XX-DR-A-0507 P3)

Photomontages 1-4 show the indicative design of a typical building with a ridge height of 18.8m. It also
shows where a 23m max building would sit (blue dotted line) thus showing a significant improvement.

Whilst the ridge height sits at approximately 18.8m, with eaves height of 16.5m and underside of
haunch at 15m, we propose a maximum height of 20m (ridge height) as this allows for a bit of creep
dependent on details required for the final design at reserved matters stage, eg the details required for
the steel frame, allowance for PVs and implications that would have on the structure, depth of



insulation etc. All these and other elements will affect the maximum height to ridge and ensure there is
the required operational height internally to allow for the relevant racking, automation etc. The
attached therefore shows a typical building within the market which is closer to 17m but is indeed
within market expectations and operational requirements, therefore deliverable.

A building would not be delivered at 17m to ridge within current market requirements. This would
result in, when taking into account eaves and underside of haunch, around 12.5m clear internal space
thus would not be sufficient for combined racking and automation, therefore would not be deliverable.

Nevertheless, we are confident that as shown in the attached images, that a building up to 20m is
acceptable in this location.

I note that you reference the character of the area. As mentioned previously, the Wilson Road corridor
is at early stages of change. This is also reflected in the Rudgate Road application.

In addition, there are existing buildings fronting Wilson Road which back immediately onto residential
properties which have a much greater immediate impact on residential areas. Eg, the Halewood
International Distillery site backs onto properties at Bridgewater Way. This site sits south west of the
application site. The below images (from Google Maps) show a street view and aerial image with
buildings wrapping around the rear of Bridgewater Way.




Furthermore, the Council has approved taller buildings in other areas which are not even characteristic
of their existing setting. This includes a 40m high building for Amazon overlooking a large playing field at
Moss Lane therefore particularly open in character and closer to residential properties than the
application site. (Please see details in the attached Building Height document we shared in July).

The proposal will not create the impacts that the properties at Bridgewater Way experience or at Moss
Lane. There appears to be an inconsistency in approach.

However, the application site is within a setting of an old generation industrial estate for which the
proposal provides a first for its redevelopment and regeneration with a warehouse/logistics building
that can deliver sophisticated technology, meeting BREEAM excellent and meeting market
requirements.

| also refer to your email of 27 June, where you reference the Contract Chemicals scheme at 19m. Our
client’s proposal would therefore be similar to that and considered appropriate and consistent.

We would welcome your review and consideration of the revised height parameter with a positive
outcome. If required we would also be happy to attend a meeting with you to discuss.

| look forward to hearing from you.
Kind regards
Joanna

Joanna Gabrilatsou

Director - Planning & Development North

JLL

Landmark St Peters Square 1 Oxford Street | Manchester | M1 4PB
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6435 sqft

Indicative Unit Footprint - u/s haunch: 15m, eaves: approx. 16.5m, ridge: approx. 18.8m

12156-AEW-XX-XX-VS-A-0001_Height Parameter Photomontage 1 - South East View_ P6
Date: 11/11/22
Drawn/Checked: ES / AL







Indicative Unit Footprint - u/s haunch: 15m, eaves: approx. 16.5m, ridge: approx. 18.8m | 23m

12156-AEW-XX-XX-VS-A-0002_Height Parameter Photomontage 2 - North West View P7
Date: 11/11/22
Drawn/Checked: ES / AL







Indicative Unit Footprint - u/s haunch: 15m, eaves: approx. 16.5m, ridge: approx. 18.8m

12156-AEW-XX-XX-VS-A-0003 Height Parameter Photomontage 3 - West View P6
Date: 11/11/22
Drawn/Checked: ES / AL
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Proposed Units (Different application site) Indicative Unit Footprint - u/s haunch: 15m, eaves: approx. 16.5m, ridge: approx. 18.8m 23m

12156-AEW-XX-XX-VS-A-0004 Height Parameter Photomontage 4 - West View with proposed units_P6

Date: 11/11/22 A-e W
Drawn/Checked: ES / AL
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- 20m maximum height - 17.5m maximum height Indicative Unit Mass - u/s haunch: 15m, eaves: approx. 16.5m, ridge: approx. 18.8m

12156-AEW-XX-XX-VS-A-0005 Height Parameters Axo 1 (supporting image) P2
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Drawn/Checked: ES / AL
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12156-AEW-XX-XX-DR-A-0507 Height Parameters Photomontage Key Plan_P3
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Application: 22/00284/0UT

JLL Response to Mr Mark Quinn’s email (dated 27 June 2022) regarding building height
27 July 2022

Introduction

JLL Planning received Mr Quinn’s email (dated 27 June 2022) relating to the following planning
application (ref: 22/00284/0UT) at John Mason International Ltd 35 Wilson Road Huyton Knowsley L36
6AE.
‘Demolition of Existing Buildings and Outline Application for The Erection of a Logistics Warehouse
(Use Class B8) - Approval Sought for Access (Appearance, Layout, Landscaping and Scale Reserved
for Future Approval)’

Within the email (see appendix 1), Mr Quinn sets out that following a discussion with their manager, they
had concerns with the parameters plan which proposes a maximum building height of 23m and having
taken into account of the surrounding building heights in the Huyton Business park considered 23m to
be significantly higher. They noted that they have two similar proposals in the borough: one at the former
contact chemicals site has a maximum height of 19m and one at Villiers Rd which has a maximum hight
of 15.3m. They consider 23m to be far too high, taking account of the character of the area, and set out
that 17mis considered acceptable. They conclude by requesting the maximum height on the parameters
planisreduced to 17m.

JLL Response

JLL has undertaken a borough wide search and has identified the following recent permissions which
incorporate a mix of B2 (General Industrial) and B8 (Storage and Distribution) within the development:
Table 1: Summary of Permissions

No.1 Planning Address Height Proximity to nearest
Reference residential dwelling
1 16/00400/FUL | Knowsley Industrial | Approved 6 18m 130m
Park, Venus 217,110 | February
Hornhouse Ln, 2017
Kirkby, Liverpool L33
XL
2 18/00062/HYB | Land at Knowsley Approved 17 | 19m 25m
Lane Huyton July 2018 applied to
Knowsley, L36 8HW future
industrial
and
commercial
buildings

Jones Lang LaSalle Limited
Registered in England & Wales Number 1188567
Registered Office 30 Warwick Street London W1B 5NH
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3 20/00494/HYB | Fox's Bank Ln, Approved 4 18m 123m
Widnes, Prescott L35 | March 2022
3SU (Former Cronton
Colliery site)

4 18/00776/HYB | Moss Ln, Liverpool Approved 27 | 40m (ridge | 325m
L33 7XQ March 2019 height)

5 20/00124/FUL | Moss Ln, Liverpool Approved 15 | 18m 325m
L33 7XQ May 2020

6 22/00162/REM | Former Site of Pending Potentially | 123m
Cronton Colliery decision 22.6m
Cronton Road
Cronton Knowsley
L351QR

For more details of the above applications, please see Appendix 2.

The below map indicates the location of the application site (see red star) as well as the above
applications. While the applications are spread around the borough, the below shows that all the sites
are located within relatively close proximity to residential dwellings/areas.
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Reasoning

Table 1 above provides evidence that recently approved B2 (General Industrial and B8 (Storage and
Distribution) units in the borough have achieved heights of over 17m. At Land at Knowsley Lane (ref:
18/00062/HYB) 19m was achieved at a site which is within 25m of the nearest residential dwelling.
Moreover, at Knowsley Industrial Estate 18m has been achieved (ref: 16/00400/FUL) at a site which is
located within 130m of the nearest residential dwellings and within an existing industrial estate
comprising lower and smaller buildings.

Most significantly, an application (ref: 18/00776/HYB) at Moss Lane was approved in 2019 for a building
measuring 40m in height (ridge height). The approval sits next to an established industrial estate of much
lower, and smaller buildings. The site is also located 325m from the furthest residential dwelling.
However, it is important to consider that the approved 40m building would have been overlooked by
numerous residential dwellings which front onto Simonswood Lane. The properties front directly onto
Eddie McArdle playing fields and therefore there would have been no buffer between these properties
and the approved 40m building (as shown in the google maps extract shown below).

Dwellings
fronting onto
Simonswood
Lane

Site of 40m
building
approved under
application ref:
18/00776/HYB

Eddie McArdle
playing fields

A full planning application (ref: 20/00124/FUL) was later submitted and comprised proposals for a
warehouse at a reduced height of 18m and was approved on 15 May 2020. The supporting planning
statement set out that the ‘The building will have a maximum height of 15m to underside of haunch with a
maximum apex height of 18m. The proposed building height is significantly less than that allowed under the
existing hybrid planning permission (Ref:18/00776/HYB) of up to 40m ridge height and is therefore within the
previously approved parameters’. The 2019 approval confirms that a height of 40m can be achieved and
has been approved in an area characterised by a mix of lower height industrial/logistics and residential
uses and on a site which immediately abuts a playing field to the west, providing open views of the
approved development.

Linden Hill’s site (the application site) is located within Huyton Business Park which is predominantly
industrial in character and while residential areas are located to the west of the site, the application site
is wholly surrounded by industrial uses. The closest residential dwellings to the application site are those
situated along Holland Grove located approximately 186m away. These properties abut the site to the
side and have no windows that face directly towards the site and therefore do not overlook the site. The
proposed height of 23m is therefore not considered to be excessive given the character of the area is
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predominantly industrial and not dissimilar to the character of the area at Moss Lane. Moreover, views
from the residential properties are blocked by the intervening industrial buildings, in particular the TD
Textiles building.

JLL is also mindful that the Wilson Road corridor comprises lower height buildings, however these are
mainly of an older generation. The application site is one of the first plots along this corridor that is
proposed for major redevelopment and proposes a modern building that will respond to the needs of
end occupiers. It is expected that as further plots are redeveloped in the future, the height of buildings
may increase, and respond to occupier demands, e.g. through increased racking heights and therefore
higher bays.

As an established but largely tired industrial corridor, it is expected that the scale and massing of
development will change over time as old plots are redeveloped, whilst reflecting the character of the
area.

It is considered that a reduction in the height to 17m is onerous in this location and should be
reconsidered by the Council. However, the applicant is prepared to reduce the height to a maximum of
20m which allows for the required floorspace to be achieved and is more in line with the recent
permissions evidenced around the borough.

Conclusion

As set out above, recent permissions in the borough have achieved heights of over 17m in areas which
have similar area characterstics as Huyton Road Business Park, ie in industrial areas with lower buildings
and are either in closer proximity to residential dwellings or are directly overlooked by residential uses.
Most notably 40m was achieved at Moss Lane to the north of Knowsley Industrial Estate at a site which is
made up of lower height industrial buildings and directly overlooked by residential dwellings.

We therefore request that in light of the above information, the Council considers a proposed maximum
height of 20m which is considered compatible with the character of the surrounding area in the heart of
the Huyton Road Business Park and ensures the applicant is able to achieve the heights and floorspace
required at this site to deliver a modern, fit for purpose warehouse/logistics building.
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Appendix 1 - (Mr Quinn’s Email dated 27 June 2022)

Black, Yvette
Subject: [EXTERMNAL] 22/00284/0UT - JOHN MASOM INTERMATIONAL, WILSOMN ROAD
Impertance: High

From: Quinn, Mark <mark.guinn@knowsley.gov.uk>
Sent: 27 June 2022 14:30

To: Forshaw-Murphy, Clarissa <Clarissa.Forshaw-Murphy@eu.jll.com>
Subject: [EXTERNAL] 22/00284/0UT - JOHN MASON INTERNATIONAL, WILSON ROAD
Importance: High

I Caution: Message from external sender

Hi Clarissa

| refer to the above application. | was discussing this application with my manage earlier today. . We have concerns
with the parameters plan which proposes a maximum building height of 23m. Taking account of the surrounding
building heights in the Huyton Business park 23m is significantly higher . We have two similar proposals in the
borough and one at the former contact chemicals site has a maximum height of 19m and one at Villiers Rd had a
maximum hight of 15.3m. 23 m is significantly higher than either of these schemes.

It is considered that 23m is far too high taking account of the character of the area. 17m is considered
acceptable. Therefore could you please reduce the maximum height on the parameters plan to 17m.

Regards

Mark Quinn
Principal Planner
Planning

Telephaone: 0151 443 2223
Knowsley Council, Nutgrove Building - Second Floor, Westmorland Road, Huyton, Knowsley, L36 9FB
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Appendix 2 - Comparable Permissions

Planning
Reference

Description
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Height &
Proximity to
EEIGEN
residential
dwelling

16/00400/ | Knowsley Variation Of Condition No. 2 Attached To Planning Approved | Height: 18m
FUL Industrial Permission 14/00510/Ful - Demolition Of Existing 6
Park, Venus Building And Erection Of A New Industrial/ Warehouse February | Proximity:
217,110 Building (Use Classes B2/B8) Including Ancillary Office 2017 130m
Hornhouse Space And Construction Of Car Parking Spaces - To
Ln, Kirkby, Allow For Amendments To: Increase Of Floor Space By
Liverpool L33 | 640sq.M; Alterations To Elevations; Relocation Of
XL Sprinkler Tank And Pump House; And Amendments To
Car Parking Layout Including Increase In Number Of
HGV Spaces And Area For Future Car Park Expansion.
18/00062/ | Land at Detailed Application For 4,180 Sq.m of Employment Approved | Height: 19m
HYB Knowsley Floor Space (Use Class B1), 3,275 Sq.m Ancillary Floor 17 July applied to
Lane Huyton Space (Use Classes A1/A4/C1/Sui Generis), 154 2018 future
Knowsley, L36 | Residential Dwellings, Improvements to Lord Derby industrial and
8HW Playing Fields/Oak Plantation and Associated commercial
Landscaping and Infrastructure Including A Dedicated buildings
500kva Substation for The Residential Neighbourhood
and A 1000kva Substation For The Eastern Employment Proximity: 25m
Area And The Demolition Of Knowsley Lane Farm.
Outline Application for Up To 26,350 Sq.m Of
Employment Floor Space (Use Classes B1) And
Associated Landscaping and Infrastructure
20/00494/ | Fox'sBankLn, | Hybrid Planning Application Comprising: Full Approved | Height: 18m
HYB Widnes, Application For The Development Of 161,900 Sq Ft 4 March
Prescott L35 (15,041 Sq. M) (Gia) Of Storage And Distribution 2022 Proximity:
3SU (Former Floorspace (Use Class B8), Including Ancillary Offices 123m
Cronton (Use Class B1), Security Gatehouse, Site Access Road,
Colliery site) Engineering Earthworks To Form A Part Country Park,
Public Car Park To Serve Country Park, And Associated
Works; And Outline Application With Details Of Point Of
Access (Details Of Part-Access, Landscaping,
Appearance, Scale And Layout Are Reserved) For The
Development Of Up To 838,100 Sq. Ft (77,862 Sq. M)
(Gia) Of Storage And Distribution Floorspace (Use Class
B8), With Ancillary Offices And Light Industrial (Use
Class B1); Engineering Earthworks To Form Country
Park And Drainage Attenuation Ponds;
Pedestrian/Cycle/Equestrian Route Connecting Existing
M62 Footbridge With Proposed Country Park; And
Associated Works
18/00776/ Moss Ln, Hybrid Planning Application for The Following Approved | Height: 40m
HYB Liverpool L33 | Development: (1) Full Planning Permission for The 27 March | (ridge height)
7XQ Provision of a New Access To Moss Lane; And (li) Outline | 2019
Planning Permission (Access To Be Considered - All Proximity:
Other Matters Reserved For Future Approval) For Up To 325m
74,322sqm Of B1/B2/B8 Floorspace
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20/00124/ Moss Ln, Erection of B8 Warehouse/Distribution Centre Including | Approved | Height: 18m
FUL Liverpool L33 | Mezzanine Floor, Ancillary Office And Welfare 15 May
XQ Floorspace, Truckers Facilities Plus Gatehouse, Access, | 2020 Proximity:
Parking And Servicing Areas Together With Associated 325m
Works And Infrastructure
22/00162/ | Former Site of | Application For Approval Of Reserved Matters Pursuant | Pending Potential
REM Cronton To Permission 20/00494/HYB (Hybrid Planning decision height: 22.6m
Colliery, Application Comprising: Full Application For The
Cronton Development Of 161,900 Sq. Ft (15,041 Sq. M) (Gia) Of Proximity:
Road, Storage And Distribution Floorspace (Use Class B8), 123m
Cronton Including Ancillary Offices (Use Class B1), Security
Knowsley L35 | Gatehouse, Site Access Road, Engineering Earthworks
1QR To Form A Part Country Park, Public Car Park To Serve

Country Park, And Associated Works; And Outline
Application With Details Of Point Of Access (Details Of
Part-Access, Landscaping, Appearance, Scale And
Layout Are Reserved) For The Development Of Up To
838,100 Sq. Ft (77,862 Sq. M) (Gia) Of Storage And
Distribution Floorspace (Use Class B8), With Ancillary
Offices And Light Industrial (Use Class B1); Engineering
Earthworks To Form Country Park And Drainage
Attenuation Ponds; Pedestrian/Cycle/Equestrian Route
Connecting Existing M62 Footbridge With Proposed
Country Park; And Associated Works) - Approval Sought
For (Scale, Access, Appearance, Layout And
Landscaping)






