
Good evening, ladies and gentlemen and welcome to our third public 

meeting to discuss the Hoylake Golf Resort.

It is to be regretted that Director of Regeneration and the Cabinet Member 

for Transformation, Leisure and Culture, both of whom received personal 

invitations for tonight,  have not attended, nor sent their apologies nor sent 

a statement to be read on their behalf.  

A statement was invited from the Cabinet Member for Engagement, but he 

didn't send one.

We are unable to find any person or group prepared to speak out in defence

of the Resort!

Tonight, I shall be talking to you about the issues connected with 

construction of the Golf Resort.

As you know the Resort site frequently floods.  This is because the ground 

comprises a club-sandwich of loamy top-soil on peat, sand and clay 

repeating downward left over from the Last Great Ice Age.

I searched for a golf course or resort being built on similar land and found 

one called "Bury Farm" in North London.  The proposal to build there an 18-

hole golf course on Green Belt flood-plain land, exactly the same as ours, 

has been refused.  

Bury Farm is about two-thirds the area of Hoylake's.  The Environment 

Agency estimated that to landscape Bury Farm, about half a million tonnes 



of land-fill would be required.  

From the handout, you will see that I have estimated that, if the same 

conditions apply, Hoylake Golf Resort would require about one million 

tonnes of land-fill needing about 45 thousand 6-axle HGVs to bring it in.  

Including their return journeys, that means a total of 90 thousand vehicle 

journeys.  

Depending on weight limitations, the number of trucks running on your 

roads could exceed 45 thousand, which means 90 thousand vehicle 

journeys.

On top of the landfill, a thin layer of fertile soil will be required upon which 

the golf courses can be laid.  This is about half the site's area, so let us say 

10 thousand truck-loads; followed by their return to base journeys.

There could be 110 thousand 6-axle bulk carrier HGVs on your roads; not 

mine because I don't live here.

If, because of road restrictions, the trucks have to be smaller, the number 

will be greater.

As for the roads, there are only two suitable routes from the motorway.  One

is along Hoylake and Birkenhead Roads.  The other is along Saughall 

Massie Road.  



Both routes connect with Heron Road.    

Council is examining the feasibility of Heron Road taking HGVs.  Whatever 

the decided route, an extra access road to the Resort site will be required.  

There might be some Compulsory Purchase Orders to straighten and widen

the roads and to buy land for new roads, all adding to your congestion.

How long the work of stripping the site and of increasing its height and 

shape will take, I cannot say.  But whilst it happens your roads will be busy.

After this preparatory work has been completed, the work of building 

houses, hotel and golf courses can start.

I have made no estimates of the numbers of other contractors' vehicles.  

But I can say this.  

There may not be any companies with sufficient expertise to design and 

commission an hotel or golf course but there will be hundreds of local 

contractors eager to work as bricklayers, gas fitters, electricians, etc.  

Each of these will have their deliveries and each will have their "White Van".

How many, is impossible for me to estimate, but just take a look at any 

building site to see how these outnumber all the other on-site construction 

vehicles.



Are you ready for this amount of disruption?

Do you want landfill?

Let us now consider the viability of the Resort.

Firstly, it must obtain Planning Consent which, as Council's own consultants

have said, will be very difficult given that the Resort is proposed for Green 

Belt.

Do not disregard this warning!  Council has had this "aspiration" (its word) 

for fifteen years and is not going to give way, admit defeat, easily.  

It will fight its corner all the way to the Courts to achieve its dream.

So let us assume, Council wins and the Developer (Jack Nicklaus) gets 

permission to proceed.  I firmly believe that should he get the go-ahead, he 

will use his best endeavours to succeed.  

BUT, and there always is, isn't there, numerous examples of golf resorts 

and clubs failing.  They can be seen on sale in their dozens on the internet. 

There are even websites designed specifically to sell golf courses!

You will also find numerous land and estate agencies selling golf clubs, 

hotels and resorts alongside their usual work of selling houses and 



businesses.

The second difficulty concerning viability is that of selling the luxury homes. 

Developer must sell at least 150 of these to raise the money to pay for the 

heavy earth-works previously described.  

The fewer houses he sells, the more difficult it will be to achieve completion.

If the purchase price is reduced, more houses will be required and as the 

price reduces, so does the profit, so even more must be built to achieve the 

money required.

Today's economic situation is very different to what it was just a few weeks 

ago!  Is Developer's business plan sufficiently robust?

Does this mean that there will be fewer people to purchase the houses?

If the Developer, cannot sell the houses, despite his best endeavours, the 

project will fail.

The third difficulty concerning viability is that of selling the Resort's 

products.

Are there sufficient people wanting to spend their holidays at the hotel?



Are there sufficient people wanting to eat in the restaurants?  Probably 

"Yes" if trade is taken away from Market Street.

Are there sufficient people wanting to play golf?  Probably "Yes" if they are 

taken away from Wirral's existing clubs.

Are the economic conditions right?  We hear every day of reduced 

confidence in our economy especially in the construction and house-

building industries.

If any of these conditions cannot be met, the Resort will fail.

What will you have gained? 

Nothing!

You will have suffered several years of road congestion.

You will have suffered upwards of and possibly more 110 thousand lorry-

loads of landfill, muck, noise and disruption.

If the Resort is successful, you will incur the congestion of extra traffic 

caused by visitors to the Resort's hotel, restaurants, bars and fitness suites.

There will be visitors to the extra golf course and don't forget the people 

travelling to and from their homes and the vehicles servicing the needs of 



this extra occupation by way of deliveries to and from the hotel, golf courses

and homes, the daily bin lorries and food and drink supplies.

I estimate an extra 15 hundred vehicles a day. 

If the Resort fails, there will be 285 acres of land, fully or partly-developed, 

standing high above the flood-plain, no longer with the status and protection

of Green Belt, ready for the building of houses.

The Developer will have paid £20 thousand per acre but now it will be worth

£1 million per acre.

Some people have said to me that this project is for the licencing of Landfill,

which for Council, is an extremely valuable resource because it has no 

land-fill sites of its own.

Others have said to me that this project is to sell our Green Belt for the 

building of homes for which Council has a great need.

Is the site wanted for a Golf Resort?

Is the site wanted for Landfill?

Is the site wanted for homes?



Could it be landfill for homes?  

You decide!

Consider this.

285 acres of land can take 3,500 homes.  Hoylake has roughly the same 

number of households.   This New Town, for that is what it will be, will be as 

big as Hoylake.

The people of Hoylake see the so-called "Access Road" running North / 

South from Saughall Massie Road to Carr Lane Industrial Estate as the 

means of diverting heavy traffic from Market Street on to your lanes and 

roads.  

Were you asked about this?

Will the people living in their luxury homes tolerate HGVs running to and 

from the Industrial Estate outside their houses at all hours of the day and 

night and at weekends?

On behalf of the Committee, I thank Councillors Ellis and Watt for their 

support.

And, now, I'll take your questions.  Thank you!


