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STRATEGIC INVESTMENT FUND – MOSS NOOK HOUSING SCHEME 

 
 
1. PURPOSE OF REPORT  

 
To seek approval for Strategic Investment Fund support of up to £2.05m to fund 
infrastructure expenditure leading to the development of housing units on Moss 
Nook, a contaminated brownfield site in St Helens (the “Project”). 

 
 
2. RECOMMENDATIONS 

 
It is recommended that the Liverpool City Region Combined Authority: 
 
(a) Approve the provision of grant funding from the Strategic Investment Fund 

(SIF) of up to £2,050,000; 
 

(b) Approve the funding conditions set out in Appendix 2; and 
 
(c) Grant delegated authority to the Director of Commercial Development and 

Investment to finalise negotiations of detailed funding terms and associated 
agreements for the project specified at (a) and (b) above, in consultation with 
the Combined Authority Monitoring Officer and Combined Authority 
Treasurer. 

 
  



3. BACKGROUND 
 
3.1 The Moss Nook site is situated 2 miles south east of St Helen’s town centre, off 

Sutton Road, and is recognised within the Local Plan as one of the top three sites 
with the capacity to provide the level of housing needed in the area. The site has 
been the subject of investigation and land assembly for 10 years and is now in a 
state of readiness to progress the first phase. 

 
3.2 The Sponsor, Harworth Estates Investments Ltd, part of the Harworth Group Plc, 

specialises in the assembly and remediation of complex former industrial sites, 
preparing the land for onward sale in the form of serviced plots for construction by 
housing developers. The provision of this activity supports the city region in bringing 
forward brownfield sites for development, in accordance with the Housing 
Statement and Delivery Plan 2019-24, whilst also facilitating the creation of new 
communities adjacent to existing residential areas. 

  
3.3 The Sponsor is in a position to proceed with the project as soon as the Combined 

Authority grant support is approved. 
 
 
4. PROJECT OVERVIEW 
 
4.1 The Project will support the remediation and infrastructure for the first phase of the 

Moss Nook housing opportunity. Once sold, the serviced plots can be developed to 
provide a minimum 240 housing units, for private sale. Subsequently (and separate 
to this application), the applicant proposes to relocate community football pitches to 
the northern part of the site, adding clubhouse facilities, before remediating the 
remainder of the site for housing development alongside communal open space 
(phases 2-5). 

 
4.2 An independent review of the costs and values, an economic assessment and a 

review of deliverability have been undertaken for the phase 1 site only. 
 
4.3 The Project has an evidenced viability gap, whereby the project costs are greater 

than the end value. It will therefore not proceed in its current form without public 
sector intervention. The Combined Authority appointed Avison Young to conduct an 
external viability appraisal of the project to ascertain the need for public sector 
support. 

 
4.4 Funding will be provided on a grant basis with overage provisions included to 

enable recovery of the SIF outlay if financial conditions allow.  
 
 
5. SUMMARY APPRAISAL 
 
5.1 An economic analysis has been undertaken to estimate the economic impact of the 

project. The appraisal focuses on the value uplift of land as a result of the 
development and compares against the level of SIF grant to derive a Present Value 
of Benefits (PVB) and benefit cost ratio (BCR).  

 
5.2 The project including construction has a BCR of 6.61, indicating a very high value 

for money (VfM) position and a PVB of £13.5m.  



5.3 There is also a strong qualitative case for investment in new housing development 
on brownfield land. The improvement of housing stock and creation of new 
sustainable neighbourhoods is important for the Liverpool City Region in supporting 
existing communities and attracting new households to the area.   

 
 
6. INVESTMENT PANEL CONSIDERATIONS 
 
6.1 At its meeting of 13 December 2019, the SIF Investment Panel endorsed the project 

for progression to Combined Authority consideration and supported the Investment 
Team’s requirement for overage in the event that land sales, both on phase 1 and 
future phases, could generate a partial return of grant. 

 
6.2 A copy of the Investment Panel paper is attached as Appendix 1. This paper 

recommends that the offer of grant support to the project be conditional on the 
following:  

 

 Terms of grant being materially in line with the draft Heads of Terms 
 

 Inclusion of overage provisions; recalculation of the “end value” at a pre-
prescribed future date with proportion of any uplift repaid to the CA  

 

 Inclusion of contractual project specific milestones within the funding 
agreement 

 
 

7. RESOURCE IMPLICATIONS 
 
7.1 Financial 
 

The level of SIF funding represents the LCRCA’s sole financial resource 
commitment to the Project.  

 
7.2 Human Resources 
 

The Investment Team and Legal Team will lead the preparation of the Funding 
Agreement for the Sponsor and the Programme Management Office will have 
responsibility for managing the delivery of the Combined Authority’s investment.  

 
7.3 Physical Assets 
 

There are no physical asset implications arising from this report.  
 
7.4 Information Technology 
 

There are no information technology implications arising from this report. 
 
  



8. RISKS AND MITIGATION 
 

8.1 The identified project risks include: 
 

8.1.1 Delivery – The applicant is already on site undertaking initial remedial and 
preparatory works. Remediation works will be undertaken in Q1 2020, with 
the infrastructure spine road works commencing in June 2020. Several 
elements of the works have been market tested and independent verification 
of costs and timescales has been undertaken by Avison Young. It is not 
anticipated that any substantial risks to delivery exist within the programmed 
timescales. 

 
8.1.2 State Aid – the applicant has provided the LCRCA with a State Aid opinion 

confirming state aid compliance.  This means that a due diligence 
requirement has been met.  

 
8.1.3 Planning – the project has received full planning permission and all 

conditions have been satisfied.  
 

8.1.4 Realisation of Outputs (Sale of land risk) - these are speculative proposals, 
therefore the ability to realise the construction job creation and economic 
outcomes is reliant on the successful sale of the serviced land plot. However, 
nearby housing developments have sold successfully and soft market testing 
on the subject project has received positive feedback, therefore this risk is 
not anticipated to be of significance. 

 
 
9. EQUALITY AND DIVERSITY IMPLICATIONS 
 

No adverse impacts are anticipated. The project applicant has completed the Social 
Value questionnaire and accords with the aims of the Combined Authority, in 
particular in terms of Living Wage and treatment of contractor relationships.   

 
 
10. COMMUNICATION ISSUES 

 
All projects will be subject to the LCR Combined Authority’s branding guidelines and 
publicity requirements placed upon them as part of the funding agreement. In 
addition, the LCR Combined Authority will, through its adopted communication 
protocols, publicise the award of funding to the project.   
 
 

11. CONCLUSION 
 
This report presents a brownfield housing project for SIF funding consideration and 
the proposed grant funding arrangements to support the delivery of 240 housing 
units in St Helens. Delegated approval is sought for the Director of Commercial 
Development and Investment to proceed with the finalisation of the funding 
agreements in consultation with the Combined Authority Monitoring Officer and 
Combined Authority Treasurer.     
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