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my ref  PRE/15/00312/ENQ 
 

tel direct  0151 691 8604 

your ref   please ask for  Mrs S Day 
                                                                                           
 Dear Sir/Madam   
 

Proposal  Proposed single storey 3 bay community fire station including training facilities, car parking and 
associated landscaping 

Location  LAND AT SAUGHALL MASSIE ROAD, SAUGHALL MASSIE 
  

Thank you for enquiry relating to the above proposals received on 12 October 2015 
 

Following our meeting on November 4th, your proposals have been assessed under the provisions of the 
Town & Country   Planning Act, 1990 and associated planning policies and other material planning 
considerations and I would respond as follows: 
  
Land Designations/Planning Policy  
 
The site of the proposed fire station is designated as Green Belt in the Wirral Unitary Development Plan 
(UDP). The Saughall Massie Conservation Area boundary is also directly opposite to the north of the site 
on the other side of Saughall Massie Road.  
 
UDP Policy GB2 sets out the Authority’s approach to development in the Green Belt. 
 
UDP Policies CHO1, CH2 and CH17 will also be applicable when assessing impact on the Saughall 
Massie Conservation Area.  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 places a statutory duty on the Local Planning Authority to pay special attention to the desirability of 
preserving or enhancing the character or appearance of the Conservation Area. 
 
UDP Policies WAT1, WA1, WA2, WA3, WA4, and WA5 will be relevant when considering flood risk, land 
drainage and the protection of water resources. 
 
UDP Policies NCO1 and NC7 will be relevant when considering the implications for nature conservation.  
  
The National Planning Policy Framework, paragraphs 79 to 90 in particular and Policies including Policy 
CS3 of the emerging Core Strategy will also be important material considerations in the determination of 
a future planning application.  
 
Policies in the UDP can be viewed here 
Policies in the emerging Core Strategy can be viewed here 
The National Planning Policy Framework can be viewed here 
 
 
 
 
 



 
Planning History 
 
Location:  South of Conifers Saughall Massie Road Saughall Massie, and Upton, CH46-CH49 
Application Type: Full Planning Permission 
Proposal: Minor realignment of a section of the Saughall Massie bypass where it crosses Arrowe Brook 
to the south of Saughall Massie Road  
Application No: APP/02/06227 
Decision Date: 16/08/2002 
Decision Type: Approve  
 
Location:  South of Conifers , Saughall Massie Road , Saughall Massie, Wirral, CH46 
Application Type: Work for Council by Council 
Proposal: Proposed new bridge over Arrowe Brook in association with the proposed Saughall Massie 
By-Pass -alternative bridge design to that granted Planning Permission under reference APP/2002/ 
6227/D  
Application No: APP/04/06012 
Decision Date: 04/06/2004 
Decision Type: Approve  
 
Location:  Land at, Saughall Massie Road, Upton, L49 4L 
Application Type: Deemed 
Proposal: Residential development  
Application No: DPP/79/14432 
Decision Date: 02/06/1980 
Decision Type: Decline to determine  
 
Key Material Planning Considerations 
 
The site which is the subject of this enquiry consists of open land on the western edge of the Saughall 
Massie settlement fronting Saughall Massie Road. The site is undeveloped with some tree screening to 
the south and east. Immediately to the east of the site the residential development consists of single 
storey dwellings. 
 
You should note that the Government attaches great importance to the Green Belt: its fundamental aim 
is to prevent urban sprawl by keeping land permanently open. 
 
The development for the proposed fire station would not fall into any of the categories of appropriate 
development listed in UDP Policy GB2 and the National Planning Policy Framework. As such, the 
proposed fire station would constitute inappropriate development. Inappropriate development is by 
definition harmful to the Green Belt and could not be supported by the Local Planning Authority unless 
you can clearly demonstrate there are very special circumstances which both justify the development 
and outweigh the harm to the Green Belt by reason of its inappropriateness and any other harm.  In this 
case, this would include being able to demonstrate that there are no alternative solutions within the 
urban area, outside of the Green Belt. 
 
At our meeting you indicated that the use of the existing fire station at Upton would be your fall-back 
position if planning permission was not granted and went on to suggest your case for very special 
circumstances would be based on the need to rationalise facilities due to financial pressure whilst 
maintaining response times to emergency call outs, the inadequacy of existing facilities and the lack of 
feasible alternative sites. However, I have not seen any documented evidence to support this and I am 
unable to comment on how robust this may be. Notwithstanding this, I am concerned, that in the light of 
your fall-back scenario of being able to redevelop the fire station at Upton within the urban area and with 
no impact on the Green Belt, very special circumstances will not exist. In which case, planning 
permission is not likely to be granted. 
 
If you do decide to prepare a case for very special circumstances, this would still need to clearly 
outweigh the harm caused to the Green Belt by reason of inappropriateness and any other harm. The 
harm would include the impact on the character of the area, the visual intrusion into the Green Belt and 
the loss of openness.  
 
Based on the plans you have provided, the proposed Fire station would be a large single storey building 
which extends to the western boundary of the site. Aside from a landscaped buffer between the 
development and existing houses to the east, the site would almost be entirely hard surfaced around 
quite a large building that would occupy a significant part of the site’s frontage with no landscaping to 
soften its impact. In addition to the main building, there are a number of other training structures within 
the sites boundary. Thus, the proposed building will have a very definite obtrusive visual impact on this 
hitherto open land and would be high visible from the main road and would extend the built-up frontage 
of Saughall Massie Road into the Green Belt, which would have a significant urbanising effect .  



 
We also discussed the activities which would take place within the building. It was, however, unclear 
exactly how many people might use the building when it would be at capacity, although a large car park 
is proposed to the east of the building, which, based on the information you provided, seems excessive 
and would need to be justified. The information on the number and level of use by community groups 
was a vague and unsubstantiated.  You stated that whilst a maximum of two appliances would operate 
from the site, the site would have the capacity for three. I would suggest that the inclusion of facilities 
which are not essential to the function of the station are simply adding to the problems that would be 
created by its size and position in the Green Belt.  
 
The proposed access to the site did not raise any significant traffic management issues but, depending 
on the maximum number of users, may require a Transport Assessment. However, there is an existing 
crash barrier fronting the site which would need to be reduced in length to facilitate the proposed access. 
Should you proceed with a planning application, you will need to satisfy the Council that the crash barrier 
can be amended in such a way (or appropriate alternative arrangements put in place) to provide suitable 
protection to the end of the bridge wall to prevent vehicles from crashing into it and compromising road 
safety. 
 
The amenity of adjacent residents would need to be taken into consideration should you proceed with 
the proposals. In which case, I would expect any future application to be accompanied by a full 
assessment of issues of noise and disturbance. 
 
Other site specific issues including: aircraft navigation, environmental impact, flood risk, nature 
conservation and screening as required under the Conservation of Habitats & Species Regulations will 
also need to be taken into account.   
 
Given the fundamental conflict with the proposal and Green Belt Policy, I do not think it appropriate at 
this point to discuss the building’s design or materials. If you decide to make a planning application for 
this site, the onus will be on you to demonstrate that very special circumstances exist to justify 
inappropriate development and that any harm can be clearly outweighed. Should you wish to submit 
further information, I would be happy to provide a view on this. 
 
In responding to your enquiry, the Council has made every effort to ensure that the advice given is as 
accurate as possible having regard to the details that you have provided.  However, this advice is given 
by an officer of the Council and does not constitute a formal response or decision of the   Local 
Planning Authority on any future planning application, who would be required to consult the Secretary of 
State before granting planning permission for the proposed development by the Direction in DCLG 
Circular 02/2009.  Whilst it may be a material consideration, this response cannot be held to bind the 
Council in its validation or formal determination of any subsequent application.  Please be advised that if 
an application is subsequently submitted which fails to take on board advice given by officers, then the 
Council may refuse it without further discussion with the applicant or their agent. 
 
Please also be advised that when determining any subsequent planning application, the Council will give 
only limited weight to pre-application advice that is more than one year old, or no weight where there has 
been significant change in policy or circumstances since the advice was given. 
 
Building Regulations: A separate submission under the Building Regulations 2010 (as amended) may be 
required before you commence this development. You are therefore advised to consult the Building 
Control Section at this office. Tel: 0151 691 8454 
 

   
Yours faithfully, 
 
 
 
 
 
 
Mrs S Day 
Principal Planning Officer 
 

 
 
 
 

 
 
 
 



 
 
 
 

Mrs S Day 
Principal Planning Officer 
 

 
 
 


