
Report to: Planning Committee Date of Meeting: 10th February 2016

Subject: DC/2015/02016
Former Maghull Library And Youth Centre, Liverpool Road North, 
Maghull, 

Proposal: Erection of a single storey building to be used as a food store (A1 retail 
use), with associated car parking, servicing and landscaping after 
demolition of existing building

Applicant: Netto Ltd Agent: Mr Andrew Astin
Indigo Planning

Report of: Head of Planning Services Wards Affected: Park Ward

Is this a key decision? No Is it included in the Forward Plan?   No

Exempt/Confidential No

Summary
          
The proposal is for the construction of a supermarket comprising a new access to 
Liverpool Road North with landscaping and frontage parking, following demolition of the 
former Maghull Library, Youth Centre and tennis courts.  The report discusses details of 
principle, design, highway safety and accessibility, and the living conditions of adjoining 
residents, and concludes that planning permission should be granted.

Recommendation

Approve with Conditions 

Implementation Date for the Decision

Immediately following the Committee meeting

Contact Officer: Steve Matthews Tel: 0345 140 0845 (Option 4)

Case Officer: Steve Faulkner Tel: 0345 140 0845 (Option 4)

Email planning.department@sefton.gov.uk

Background Papers
The full planning application including all supporting documents, plans and reports can 
be viewed at http://pa.sefton.gov.uk/online-applications/  

http://pa.sefton.gov.uk/online-applications/


The Site    

The site is the former Maghull Library, youth centre and tennis courts at the junction of 
Liverpool Road North and Stafford Moreton Way.  The area is characterised by a mix of 
commercial uses, including another supermarket and a health centre to the north, mixed 
commercial units on the opposite side of Liverpool Road North, and residential 
dwellings in the form of no. 20 Liverpool Road North to the south and the Beechcroft 
retirement apartments to the east.  

The area is largely of two storey character and the site rises from Liverpool Road in an 
easterly direction.  The undeveloped part of the site is largely grassed over.

The site can also currently be accessed from Stafford Moreton Way.
 
Proposal

Erection of a single storey building to be used as a food store (A1 retail use), with 
associated car parking, servicing and landscaping after demolition of existing building

History

Planning Applications
                      
No previous applications of relevance to this proposal, all relate to works and alterations 
to the library building.
         
Consultations

Canal And Rivers Trust
No objections but informative requested.

Flooding  And Drainage
Once the tests outlined in the FRA document have been completed we require a 
drainage report demonstrating how drainage and surface water will be managed (at 
brownfield rate), to be submitted and approved in writing by the Local Planning 
Authority. 

These should include: ' Detailed site layout at an identified scale (1:200 or 1:500), ' 
Ground investigation report including infiltration test results to ascertain if the ground 
conditions are viable for implementing SUDs techniques as detailed in the FRA' Full 
design calculations and design parameters to demonstrate conformity with the design 
criteria for the site 

Long sections and cross sections of the proposed drainage systems, details of any flow 
control system, suitable construction details, access arrangements for all proposed 
drainage systems, maintenance schedule. The developer should be encouraged to use 
permeable surfaces were possible.
 
Natural England



No comments.

Highways Development Design

Traffic Generation and Impact

The Transport Assessment submitted with this application includes an assessment of the levels of 
vehicular traffic likely to be generated as a result of this development, established by analysing 
the TRICS database.

A comparison of the levels of vehicular traffic generated by the existing permitted uses on the 
site and the proposed development has been undertaken. During the ‘Saturday peak’ the 
proposed development will generate higher levels of vehicular traffic than would be generated by 
the existing permitted uses. In the ‘weekday AM peak hour’ and ‘weekday PM peak hour’ the 
proposed development will generate little or no extra vehicle trips than would be generated by 
the existing permitted uses.

During the weekday pm peak the resultant additional traffic would equate to only 1 more vehicle 
on the network and for the weekend peak period of use of the site there will be 25 additional 
vehicles. The additional traffic associated with the weekend peak does not correspond with the 
peak periods of use of Liverpool Road North and as such the resultant increase can be readily 
accommodated within the network.

Vehicular and Pedestrian Access

There will be a new single vehicular access off Liverpool Road North, approximately in the same 
location as the current vehicle access for the library to serve the car parking areas and two further 
separate pedestrian accesses, one from Liverpool Road North and the other from Stafford 
Moreton Way.

The Stafford Moreton Way pedestrian access is located at the current vehicular access
to the youth centre. This will be required to be reinstated back to footway and dropped kerbs and 
tactile paviors introduced either side of Stafford Moreton Way for this access.

A network of routes throughout the site, including an access ramp, provide direct, safe and 
convenient access for pedestrians. There is an existing footway crossing serving the site on 
Liverpool Road North to the north of the zebra crossing that will be redundant as part of the 
development.  This will be required to be fully reinstated as footway, wholly at the applicant’s 
expense.



Parking

A total of 73 car parking spaces (including 4 marked out for use by disabled persons and 2 
‘parent & child’ spaces) are proposed in the customer car park for the food retail unit. Cycle 
parking is provided in the form of four ‘Sheffield’ stands (8 spaces) opposite the main entrance 
to the store. Also, 4 no. motorcycle parking spaces are required and a taxi pick up/drop off point 
is also required.

The overall layout and level of car and cycle parking proposed for the development is acceptable.

Servicing

A dedicated service yard adjacent to the food retail store is provided to accommodate all 
deliveries to the store. Whilst access is achieved via the main car park access road, a vehicle 
swept analysis has been provided and this shows that there is adequate space for the largest 
vehicles to turn around within the site which eliminates any potential difficulties that servicing 
traffic would cause by manoeuvring within the customer car park.

A total of 4 no. deliveries are expected per day in ranging size of vehicles, which will service the 
site outside the peak customer times of the site. It is noted that the peak times of use of the site 
would be between 12 pm and 5 pm during the week and 11 am and 4 pm at the weekend.

Accessibility for non-car modes

Pedestrians

Whilst there are flush kerbs across the junction of Liverpool Road North/Stafford Moreton Way 
it is expected that pedestrians travelling from the adjacent retail sites in Maghull Centre will use 
the proposed access on Stafford Moreton Way. Dropped kerbs and tactile paving will need to be 
introduced either side of Stafford Moreton Way at this location. Dropped kerbs and tactile 
paving will also need to be included across the new site access junction.

There is an existing ‘zebra’ crossing on Liverpool Road North fronting the site that is currently 
well used. Given the large residential areas to the north and west of Liverpool Road North 
residents from the surrounding area it is expected that they would be inclined to access the site 
by sustainable modes. With the introduction of the access junction from Liverpool Road North 
serving the site, the number of vehicle manoeuvres in close proximity to the crossing will have 
an impact upon the safety of pedestrian movements across Liverpool Road North. 

As a consequence there is a clear need to provide improved (safer) crossing facilities by 
upgrading the existing ‘Zebra’ crossing to a ‘Puffin’. These measures will provide safe and 
suitable access to the site in accordance with requirement of NPPF and will meet the test of CIL 
regulation 122.

Cyclists

The Leeds Liverpool Canal towpath forms part of the strategic cycle network and direct 
connections to Liverpool Road North at Shaw’s Turn Bridge opposite Stafford Moreton Way.



As indicated above, adequate cycle parking will also be provided as part of the development.  

Public Transport (including Taxis)

The location of the proposed development provides excellent access to public transport facilities. 
There are two bus stops outside the development site on Liverpool Road North and further stops 
adjacent to Central Square, which provide access to a range of bus services.

The southbound bus stop on Liverpool Road North, fronting the development site, will require 
relocating to an alternative location on Liverpool Road North (at a location to be agreed with 
Sefton Council and Merseytravel) due to its close proximity to the development site access. This 
is to ensure that there would be no adverse impact on visibility at the site access junction when 
buses are parked at the stop.

The relocated bus stop will require the provision of access kerbs, raised footway areas, 
shelters/CDU’s (where appropriate) and carriageway markings. The provision of facilities for 
taxis is required with a dedicated area for taxis/drop off within the customer car park close to the 
food store entrance.

Travel Plan

A Travel Plan has been submitted and following some amendments is acceptable. It includes 
specific measures to encourage sustainable travel choices by both employees
and customers. The implementation and development of the Travel Plan will be secured
by condition.

There are currently on-street parking restrictions fronting the development site on Liverpool 
Road North restricting parking at any time. These will require modifying to account for the new 
access junction and bus stop relocation.

In view of the above, there are no objections to the proposal, subject to the following conditions 
and informatives being added to any approval notice:-

H-1 - Remove existing vehicular/pedestrian access
H-2 - New vehicular/pedestrian access
H-5 - Off-site Highway Improvements (see Schedule)

Schedule

a. Provision of a priority junction at Liverpool Road North /site access road, with flush kerbs and 
tactile paving either side, associated traffic signs and carriageway markings, and including the 
reconstruction of the footway and verge approximately 10.0 metres either side of the junction;

b. The reinstatement/reconstruction of the footway on the south-east side of Stafford
Moreton Way at the Youth Centre’s the redundant vehicular access.

c. Reinstatement/reconstruction of the footway at the redundant crossing on Liverpool Road 
North.



d. Relocation and upgrade of the existing bus stop on the southbound lane of Liverpool
Road North, with access kerbs, raised footway area, shelter/CDU’s (where appropriate) and 
carriageway markings.

e. Flush kerbs and tactile paving either side of Stafford Moreton Way at the new pedestrian 
access.

f. Upgrade of the existing Zebra crossing to a Puffin crossing on Liverpool Road North.

H-6 - Vehicle parking and manoeuvring
H-7 - Cycle parking
H-9 - Travel Plan required
H-10 - Mud on carriageway
H-11 - Construction Management Plan
H-12 - Servicing Areas

“Unless otherwise agreed in writing, no part of the development shall be occupied until 
amendments to the Traffic Regulation Order (TRO), namely waiting restrictions on Liverpool 
Road North and at the access road to the development site has been made and implemented in 
full.”

“The development shall not be commenced until a Car Parking Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. The provisions of the Car 
Parking Management Plan shall be implemented and strictly adhered to and shall not be varied 
other than through agreement with the Local Planning Authority.”

I-1 - Addresses
I-2 - Highways

Environmental Services

I write with regard to your memorandum dated 24th November 2015 and would 
comment as follows.

A review of the following Acoustic testing report has taken place

 Airtight & Noise Check Ltd (22-23 Sept 2015) Acoustic Testing Report for Former 
Library Liverpool Road north, Maghull, Liverpool L31 2HJ

The noise impact assessment was focusing on the potential effect that the proposal 
may have on nearest residential dwelling(s) with specific emphasis on” Plant and 
Equipment”, “Deliveries/hours” and use of “Vehicle Car park”

I have no objection in principle to this proposal, and supported by information supplied 
in the report, I feel it appropriate to apply the subsequent conditions/informatives on the 
approval notice for this application:

 M-6 Piling



 It should be ensured that the proposed opening hours of: Monday to Friday (08:00 
and 22:00), Saturday (0800-22:00) and Sundays and Bank Holidays (1000-16:00) 
are adhered to 

 It should be noted that the hours of 0600 -2300 were suggested as proposed 
delivery times, but it was not specified on which days each week.  I would therefore 
suggest it would be appropriate to have deliveries on the stated times Monday to 
Friday, (Saturday 07:00 – 22:00) and (Sunday 09:00-14:00). NB the noise report 
suggests noise created from deliveries when compared to background Laeq values 
indicates no increase from, or adverse impact on the residential dwellings in the 
vicinity

 Plant and Machinery to the rear of the building (2 x Luvata MN199956) Units to be 
installed, should be enclosed in an acoustic enclosure/louvre as described in the 
noise report and as such providing attenuation of not less than a reduction of -10dB.

 The provision of an acoustic fence as identified in the noise report should be 
constructed on the Southern Boundary of the, with a concrete wall along the 
Eastern boundary of the site providing sound attenuation to protect residential 
properties in the vicinity.

Merseyside Environmental Advisory Service (MEAS)

Having reviewed the application and supporting documentation, our advice is set out 
below in two parts. 

Part One deals with issues of regulatory compliance, action required prior to 
determination, and matters to be dealt with through planning conditions. Advice is only 
included here where action is required or where a positive statement of compliance is 
necessary for statutory purposes.

Part Two sets out informative notes on other matters which the case officer may wish to 
consider and which may assist the Council and applicant achieve wider environmental 
objectives should they choose to do so.

In this case Part One comprises paragraphs 3 to 10, while Part Two comprises 
paragraphs 11 to 14.

Part One

Waste 

3. The Design and Access Statement (Hadfield Cawkwell Davidson, September 
2015) includes a section on waste management (page 4) which states an 
intention to minimise waste during demolition and construction phases, and 
where possible, remove waste from site for recycling. This is welcomed. 

4. The proposal involves excavation, demolition and construction activities and 
policy WM8 of the Joint Merseyside and Halton Waste Local Plan (WLP) applies. 



This policy requires the minimisation of waste production and implementation of 
measures to achieve efficient use of resources, including designing out waste. In 
accordance with policy WM8, evidence through a waste audit or a similar 
mechanism (e.g. site waste management plan) demonstrating how this will be 
achieved must be submitted and can be secured by a suitably worded planning 
condition.  The details required within the waste audit or similar mechanism is 
provided in Part Two. 

5. Sufficient information has been submitted to comply with policy WM9 of the WLP.

Ecology

6. The applicant has submitted a bat survey report in accordance with UDP policy 
NC2 (Daytime Bat Survey, Middlemarch Environmental, September 2015, Ref: 
RT-MME-120611). The report has limitations as it does not include a desktop 
study which should be carried out, to inform survey effort, in accordance with 
best practice. 

7. The conclusion of the report that there is low habitat connectivity to the wider 
landscape in terms of bat foraging habitat is also not accepted due to the 
proximity of the Leeds Liverpool Canal approximately 35 metres to the west.

8. Notwithstanding the above limitations the report provides sufficient evidence to 
enable the Council to assess the impact of the proposals on bats and will be 
forwarded to Merseyside BioBank. 

9. The report states that no evidence of roosting bats was found. However, two 
holes in the wooden cladding of the Youth Centre provided potential 
opportunities for roosting bats. Bats are protected and UDP policy NC2 applies. 
Provided the following Reasonable Avoidance Measures are secured by a 
suitably worded planning condition the Council does not need to consider the 
proposals against the three tests (Habitats Regulations) or consult Natural 
England with regards to bats:

• All contractors to be given a toolbox talk prior to the commencement of work 
setting out their legal obligations with regards to bats; and

• The wooden cladding surrounding the features identified in the report, as 
provided roosting opportunities for bats, should be carefully removed by hand.  

10. Built features or vegetation on site may provide nesting opportunities for breeding 
birds, which are protected and UDP policy NC2 applies. No tree felling, scrub 
clearance, vegetation management, ground clearance or building work is to take 
place during the period 1 March to 31 August inclusive. If it is necessary to 
undertake works during the bird breeding season then all buildings, trees and 
scrub are to be checked first by an appropriately experienced ecologist to ensure 
no breeding birds are present. If present, details of how they will be protected 
would be required. This can be secured by a suitably worded planning condition.



Part Two

Waste

11. A waste audit or similar mechanism (e.g. site waste management plan) provides 
a mechanism for managing and monitoring construction, demolition and 
excavation waste. This is a requirement of WLP policy WM8, and may also 
deliver cost savings and efficiencies for the applicant. The following information 
should be included within the waste audit or similar mechanism:

• Details of persons responsible;
• Process for update;
• Forecast waste types (European Waste Codes recommended); and
• Forecast waste arisings (tonnages), facilities/carriers and proposed waste 

management option chosen; and Actual waste arisings (tonnages), 
facilities/carriers and waste management option chosen;

• Waste prevention, reduction and recycling actions; and
• Process to ensure contractors/staff are aware of requirements (e.g. toolbox 

talks).

Guidance and templates are provided at: 

http://www.meas.org.uk/media/5014/SWMP-Audit_Checklist_Final.pdf, 
http://www.wrap.org.uk/ and https://www.smartwaste.co.uk/ 

12. This information could be integrated with any Construction Environment 
Management Plan (CEMP) produced for the development.

Ecology

13. Section 2.1 of the report states that an endoscope was used to investigate 
features that may have provided opportunities for roosting bats. As an 
endoscope may disturb roosting bats they must only be used under a suitable 
licence. It is unclear from the report whether the surveyor is suitably licenced and 
clarification is required.

14. The applicant, their advisers and contractors should be made aware that if any 
European protected species are found, then as a legal requirement, work must 
cease and advice must be sought from a licensed specialist.

I would be pleased to discuss these issues further and to provide additional information 
in respect of any of the matters raised.

Building Control

No comments to make on the proposal.

Maghull Town Council

http://www.meas.org.uk/media/5014/SWMP-Audit_Checklist_Final.pdf
http://www.wrap.org.uk/
https://www.smartwaste.co.uk/


No Comment Received. 

United Utilities - External Planning Liaison

With reference to the above planning application, United Utilities wishes to draw 
attention to the following as a means to facilitate sustainable development within the 
region.

Drainage Comments
In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate system 
with foul water draining to the public sewer and surface water draining in the most 
sustainable way.

The NPPG clearly outlines the hierarchy to be investigated by the developer when 
considering a surface water drainage strategy. We would ask the developer to consider 
the following drainage options in the following order of priority:

1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.

Drainage Conditions
United Utilities will have no objection to the proposed development provided that the 
following conditions are attached to any approval:

Condition 1

Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

Condition 2

Prior to the commencement of any development, a surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning Practice Guidance 
with evidence of an assessment of the site conditions (inclusive of how the scheme 
shall be managed after completion) shall be submitted to and approved in writing by the 
Local Planning Authority.

The surface water drainage scheme must be in accordance with the Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or any 
subsequent replacement national standards. In the event of surface water draining to 
the public surface water sewer, the pass forward flow rate to the public sewer must be 
restricted to 15 l/s.

Reason: To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution. This condition is imposed in light of policies within the 



NPPF and NPPG.

Neighbour Representations
Last date for replies: 23rd December 2015

12 letters of objection received, from residents in various parts of Maghull but most from 
residents of Beechcroft, Stafford Moreton Way, raising the following concerns:

Living conditions
Impact of lighting, noise impact from deliveries, noise impacts from chiller units and 
extract fans, unacceptable interface distances, apartments overlooking the development 
will result in loss of value to apartments.

Design and layout
Poorly designed building, better suited to out of town retail park, 5 metre signage a 
significant impact, site not big enough to accommodate a supermarket.

Highway Safety
Access should be off Stafford Moreton Way with traffic light controlled junction at 
Liverpool Road North, paid for by applicant, concerns over current difficulties of parking
Increased parking may lead to further queuing of vehicles and increased parking on 
Stafford Moreton Way, re-positioned bus stop between two junctions will lead to visibility 
issues.

Need and alternative uses
No need for another supermarket, would prefer a restaurant or cinema, why not bring 
back into community use, housing shortage should mean housing development is 
promoted, 

Impact on centre
Location may take business away from Central Square

Other matters
Current rates too high
 
One letter of support has been received.  This is on the basis that it will improve and 
facilitate competition and afford a more easily accessible shopping facility. 

Policy

The application site is situated in an area allocated as District Centre on the Council’s 
Adopted Unitary Development Plan and in the Local Plan Proposed Modifications Draft.

The following policies apply:

Sefton UDP
AD2  Ensuring Choice of Travel     
AD4  Green Travel Plans      



CS3  Development Principles
DQ1  Design     
DQ2 Renewable Energy
DQ3 Trees and Development     
DQ4  Public Greenspace and Development     
DQ5  Sustainable Drainage Systems 
EP6 Noise and Vibration     
EP7 Light Nuisance
EP8 Flood Risk
NC2 Protection of Species
R1  Retail Development Strategy     
R6 Development in District and Local Shopping Centres     

Local Plan Proposed Modifications Draft (December 2015)
SD1 Presumption in Favour of Sustainable Development (full weight)
SD2 Principles of Sustainable Development
ED2 Development in town, district and local centres, local shopping parades 

and outside defined centres
ED6 Regeneration Areas
IN1 Infrastructure and developer contributions
EQ1 Planning for a Healthy Sefton
EQ2 Design
EQ3 Accessibility
EQ4 Pollution and Hazards (significant weight)
EQ7 Energy efficient and low carbon design
EQ8 Managing flood risk and surface water
EQ9 Provision of public open space, strategic paths and trees in development
NH2 Protection and enhancement of nature sites, priority habitats and species

The draft policies above were subject to discussion at the recent Local Plan 
Examination and have been given weight in forming this recommendation.  

Whilst changes may subsequently be made to a number of these policies, particularly 
where there are remaining objections, or where the Inspector has indicated he needs to 
give them further consideration, those with no objections or modifications may be 
considered to carry full weight.

Supplementary Planning Guidance
Trees and Greenspace
Ensuring Choice of Travel

National Planning Policy Framework, in particular, paragraphs 14 relating to sustainable 
development and 17 setting out a range of core planning principles.

Comments

The proposal relates to the erection of a single storey building to be used as a food 
store (A1 retail use), with associated car parking, servicing and landscaping after 



demolition of existing buildings.  The main issues relate to the principle of development, 
the design and layout of the store, the impact on the living conditions of nearby 
occupiers, the implications for accessibility and highway safety.  

Principle of Development
     
The site is within the Maghull District Centre.  Policy R6 of the UDP confirms that district 
and local centres will remain the main focus for retail development to serve local needs.  
Development will be permitted where the overall retail function of the centre is not 
undermined, vitality and viability maintained, and provided the development is 
appropriate to the scale, role and function of the local centre.

The policy goes on to confirm that retail development should preferably be located 
within the Primary Retail Frontage (PRF), which in the case of Maghull District Centre, 
is 2-46 (even) and 21-27 (odd) Westway, 1-26 (consecutive) Central Square, and 1-13 
(odd) Stafford Moreton Way.  The site does not comprise a PRF and given its previous 
uses and location near the edge of the centre, would not have been expected to 
perform a specific retail function.

Though weight to be attached at present is limited, draft Policy ED2 largely reinforces 
the principle of retail, but the PRFs are replaced in criterion 4 by Primary Shopping 
Areas (PSAs) which shift the policy emphasis more towards identifying the 
circumstances where non-retail use may be acceptable in PSAs.  Criterion 7 moves on 
to confirm that more significant retail redevelopment will be supported where it 
contributes positively to the regeneration of these centres in a form consistent with Draft 
Policy ED6 (Regeneration Areas).   

Criterion 2c of draft Policy ED6 would appear to confirm that modern, high quality town 
centre floorspace such as that proposed will contribute to regeneration objectives.

However, whilst the site is within the District Centre, the site is outside both the PRF 
and PSA.  Annex 2 of the NPPF identifies that an edge-of-centre site is one that ‘For 
retail purposes...is well connected and up to 300 metres of the primary shopping area.’  

Accordingly, in view of the site’s ‘edge-of-centre’ status, the applicant was asked to give 
consideration as to whether any sequentially preferable site may exist to accommodate 
the application proposal in Maghull (or in any other centre within the proposal’s 
catchment, should any such centre comprise a suitable location for the proposal).

It is recognised that there are very limited opportunities for new retail development 
within the PSA in view of it being very tightly drawn and the fact that there are few 
vacant, cleared and available sites suitable for redevelopment and none of sufficient 
scale to accommodate a foodstore of the size proposed.

The applicant has therefore undertaken an assessment and has confirmed that the site 
is of the size necessary to accommodate the level of floorspace proposed and 
associated car parking, servicing, and landscaping. 



Alternative smaller sites were considered with regard to suitability, availability and 
viability, having considered flexibility in terms of format and scale as required by 
Paragraph 24 of the NPPF.  It may be noted that neither the adopted UDP nor emerging 
Local Plan identify or allocate any sites within the PSA for future retail development. 

The only potential sequential sites identified by the applicant within the PSA include 
three car parks at the rear of the Central Square Shopping Centre and one in front of 
the main shopping terrace.  These are all currently in use and are unavailable. 

The recently updated Maghull “Health Check” also stated that the car parks at the 
Central Square Shopping Centre have been extended in order to ease congestion and 
capacity issues. As such redevelopment of any of these car parks would reduce 
opportunities for parking in Maghull, which would impact upon the vitality and viability of 
the district centre. The only other potential sequential site within the PSA is at Stafford 
Moreton Way, however this currently serves as parking for the existing supermarket and 
is both unsuitable and unavailable.

The applicant’s assessment suggests that considers that none of these sites are large 
enough to accommodate the proposal even if a more flexible approach was adopted.  
Additionally, it is clear that none of the current vacant units are of sufficient size to 
accommodate the proposal.  I would agree with this assessment.

I would in turn agree that there are no sequentially preferable sites in the Maghull District 
Centre PSA which could accommodate the proposal.  The application site represents 
the most appropriate site within the District Centre to provide new retail development. 

The proposed store will also make a significant contribution to the vitality and viability of 
the District Centre through increased footfall and opportunities for linked trips by 
attracting new shoppers to Maghull.  I believe this benefit must be given considerable 
weight when applying the overall balance of policies.

Accordingly, I consider that the proposal would be acceptable in principle and comply 
with both the current UDP Policy R6 and Draft Policies ED2 and ED6, following the 
sequential analysis carried out in line with the expectations of the National Planning 
Policy Framework.

Design and Layout

The main footprint of the foodstore measures 43 metres in width and 26 metres in depth 
fronting Liverpool Road North, positioned to the east end of the site.  The foodstore has 
a ridge height of 6.8 metres when measured from ground level, and eaves of 4.6 metres 
when measured from the guttering.  

The former library building to be demolished associates far more closely with Liverpool 
Road North, with the youth centre more centrally positioned. By contrast, the proposed 
building would be set back 55 metres from the back edge of that footway, to 
accommodate the customer car park, and 6.5 metres from the back edge of Stafford 
Moreton way, where a pedestrian ramp is provided.  A small grassed area would be 
retained outside the application site to the junction.



Access for servicing is via the main car park entrance.  The possibility of a separate 
access via Stafford Moreton Way was considered but would have resulted in the 
building coming far further forward and reducing car parking levels, whilst bringing 
servicing activity much closer to the residents to the rear.  It is felt that these disbenefits 
would outweigh the difficulties resulting from a single access, subject to appropriate 
safety measures discussed later in the report.

The building is to incorporate a mixed palette of materials including a steel roof, brick 
masonry piers, and rendered panels, as well as the entrance lobby and associated 
windows, with brick piers breaking up the mass when viewed from the front. 

The entrance is the most prominent aspect of the building and is in closest proximity to 
Stafford Moreton Way, wrapping around the north west corner of the building.  The 
extent of inactive frontages has by contrast been minimised and is diminished by the 
prominence of the entrance, and this will have a relatively low impact given the degree 
to which it is set back, and given that those using the car park will ensure a regular 
presence during opening hours.  

I consider that the access ramp and walled arrangement to Stafford Moreton Way will 
have a discernible visual impact but this serves a specific function in enabling access 
and is necessary to avoid users who would otherwise find access difficult given the 
changing levels being forced to the Liverpool Road North entrance.

The west and south elevations are by contrast not prominent from public views.

There is ongoing discussion regarding the final composition of the inactive frontage.  
Whilst the materials are accepted to be somewhat utilitarian, the building is of sufficient 
standard for its type to be regarded as acceptable given its position set well back from 
Liverpool Road North, the prominence afforded to the active frontages, and the manner 
in which access caters for a range of users.

The design largely reflects the function of the building and the needs of servicing and 
store layout and is what would be expected of a newly built food store on this scale in a 
district centre.

I consider that the design and layout therefore complies with Policy DQ1 of the Sefton 
UDP and the relevant sections of NPPF.

Living Conditions

The main concerns relate to the living conditions of residents at Beechcroft, Stafford 
Moreton Way, and the residential dwellings immediately to the south of the site. 

In particular, regard must be had to the height of the building and impact on 
sunlight/outlook, the impact of deliveries and other various activities on site, and the 
measures required to address concerns that may arise during the construction period.



With regard to Beechcroft, the rear elevation of the foodstore would be 14.5 metres 
away from their west facing aspect.  Due to the sloping of the site as described above, 
accommodated in part by an existing embankment, the finished floor level of the 
foodstore would be some 2.4 metres below that of Beechcroft, with the consequence 
that the ridge height of the foodstore effectively becomes 4.2 metres in height at a point 
28 metres from the rear elevation.

There is little doubt that given this will be closer to those dwellings than existing 
buildings, outlooks from Beechcroft will change but the planning system cannot protect 
views and there will be no overbearing or overshadowing impact that will cause harm to 
residents of Beechcroft.

With regard to 20 Liverpool Road North, the principal access to the site would run in line 
with their side boundary and 17 car parking spaces sit perpendicular to this.  It is the 
applicant’s intention to retain the existing laurel boundary hedge but place an acoustic 
fence on the development side.  This will ensure that the living conditions of that 
resident are largely unaffected in relation to noise both from delivery vehicles and those 
using the parking spaces.

The service yard is equidistant between the rear of Beechcroft and no. 20, around 40 
metres from each respective rear elevation.  The applicant’s noise report indicates that 
even with deliveries taking place at 0600, a combination of these distances, the 
elevation of Beechcroft in particular above the level of the service yard, the intersecting 
of the delivery bay/store and the acoustic fencing to the boundary with no. 20, that no 
material harm would result from servicing at that time.  However this appears to be on 
the basis that reversing bleepers will be turned off.  It is understood that the existing 
supermarket served from Stafford Moreton Way currently has no servicing restrictions.

Though the noise report comments on servicing between 0600-2300, and I would 
accept that the practical reality requires some flexibility I consider it reasonable that 
servicing the premises should not take place before 0630 or after 2200 and have 
conditioned it accordingly.  In my view, 90 minutes prior to store opening and its 
conclusion in line with the store closing offers more than sufficient flexibility (subject to 
further highway safety considerations below).

In my view the amenity of other nearby users is likely to be affected purely on an 
indirect basis.  There will be some additional pedestrian and traffic movement resulting 
from the general use of the store nearby but I consider it likely that this will be at times 
when activity as a whole tends to be greater and accordingly, the impacts will not be so 
keenly felt.

The proposals do not have specific regard to matters of external lighting, whether in 
relation to the car park or in respect of security lighting on the building.  Accordingly, a 
condition is attached requiring these details to ensure that residents are not 
unreasonably affected in this respect.

It is considered that these factors in combination acceptably address all concerns
relating to impact on living conditions of nearby dwellings and the scheme therefore
meets the requirements of NPPF and UDP Policies CS3, DQ1, EP3 and EP6.



Accessibility and Highway Safety

Highways Development Control colleagues have reported that the increased levels of traffic can 
be accommodated within the Highway Network, as demonstrated by the Transport Assessment 
submitted alongside the application.

Accessibility is derived via a single vehicular access off Liverpool Road North, and two further 
separate pedestrian accesses, one from Liverpool Road North and the other from Stafford 
Moreton Way.  There are a number of requirements for reinstatement of footway around the edge 
of the site, plus dropped kerbs and tactile paving.

The parking has been amended to give rise to a total of 73 car parking spaces (including 4 
marked out for use by disabled persons and 2 ‘parent & child’ spaces). The plans also now 
provide motorcycle parking and a taxi drop-off facility, in addition to the 8 cycle spaces.  The 
levels of parking and utility for a range of users is acceptable.

The plans demonstrate servicing from the same access as that for the customer car park.  
However, it has been demonstrated that there is sufficient space for larger delivery vehicles 
turning within the car park.  These will service the site outside peak hours to avoid conflict with 
customers.

As confirmed by Highways Development Design, the ‘zebra’ crossing on Liverpool Road North 
fronting the site is very well used.  There are many residential properties to the north and west 
who would travel by non-car means to the site.  It is considered that the introduction of the 
access junction from Liverpool Road North serving the site will give rise to increased vehicle 
manoeuvres in close proximity to the crossing and there will accordingly be a direct impact upon 
the safety of pedestrian movements across Liverpool Road North. 

Accordingly, the applicant is expected to provide an improved crossing facility by upgrading the 
existing ‘Zebra’ crossing to a ‘Puffin’. This will ensure safe and suitable access to the site in 
accordance with requirement of NPPF and as referenced above, will clearly meet the test of CIL 
regulation 122 and the advice of National Planning Practice Guidance on conditions.

The Leeds-Liverpool Canal towpath forms part of the strategic cycle network and direct 
connections to Liverpool Road North at Shaw’s Turn Bridge opposite Stafford Moreton Way.  
This emphasises the importance of facilities for cyclists referenced above.  

Though the plan indicates a bus stop to the front of the site, it will require repositioning to 
remedy concerns over its relationship to the new access point.  The planning condition is framed 
accordingly.

The implementation of the submitted Travel Plan is also covered by condition.  There will also 
be a need to modify on-street parking restrictions in order to account for the new access junction 
and bus stop relocation.  

Accordingly, the proposals provide excellent accessibility for all end users and 
demonstrate a solution that meets with all highway safety requirements.  I consider the 



scheme to therefore comply with Policy AD2 of the Sefton UDP and Draft Policy EQ3 in 
the Modifications Draft.

Trees 

Policy DQ3 of the UDP would require a total of 87 trees to be planted, based on 1 per 
parking space (73) and two for each tree to be removed (8 removed hence a 
requirement for 16 to be replaced).

Draft Policy EQ9 by contrast requires the planting of 8 trees, based on 1:1 replacement, 
with no trees to be accrued as a result of the proposed parking spaces.  This particular 
part of policy EQ9 has not been subject to modification or objection during the 
examination of the draft Local Plan and accordingly, significant weight must be 
attached.  The applicant is agreeable to planting the 8 trees on site and there is no 
objection on this basis.

Greenspace

Policy DQ4 of the UDP would require a commuted sum contribution of £20,250.00, 
based on the scheme exceeding 1,000 square metres.  However, the proposal does 
involve the demolition of existing buildings on site, and resultantly, the net increase is 
less than 1,000 square metres.  Accordingly, in line with Section 40 of the Community 
Infrastructure Levy (CIL) Regulations, the non-residential element of DQ4 has been 
applied only to new build / new gains in floorspace, and not to changes of use or 
demolition and rebuild.  Accordingly, there can be no requirement for a commuted sum 
in this instance.

Draft Policy EQ9 reinforces these principles by making no specific provision for 
commuted sum payments for off-site greenspace on non-residential proposals.  This 
particular part of policy EQ9 has not been subject to modification or objection and 
accordingly, significant weight must be attached.  It is considered on this basis that the 
proposals bring no specific greenspace requirement.

Renewable Energy/Energy Efficiency

Whilst Policy DQ2 of the UDP requires that major development requires schemes to 
deliver 10% of their energy through renewable sources, paragraph 10.44 of the 
explanatory text to Draft Policy EQ7 confirms that “it is no longer appropriate for the 
Council to have its own Local Plan policy with local standards or requiring all proposals 
for non-residential development to incorporate renewable energy equipment to provide 
at least 10% of their predicted energy requirements from renewable sources.”

The applicant’s Design and Access Statement also discusses a series of measures, 
such as motorised night blinds and LED lights to refrigerated cabinets, reclaiming of 
heat from the refrigeration system which negates any other heating requirements, and 
internal lighting capable of being adapted based on use of the building at any given 
time.  In my view these measures would address Draft Policy EQ7 and accordingly, 
there should be no need to pursue the provisions of UDP Policy DQ2 further as the 



applicant has promoted sustainable principles in their approach to design and building 
construction.

Environmental Matters

The design and access statement references the provision of a waste audit.  It is 
considered that the specific requirements of this would be covered a condition requiring 
a Construction Environment Management Plan (CEMP).

The submitted bat survey concludes that whilst no evidence of roosting bats was found 
there is habitat potential within the building, and a condition is attached requiring certain 
works to be carried out prior to demolition.

A condition is also attached ensure that no tree felling, scrub clearance, vegetation 
management, ground clearance or building work is to take place during the period 1 
March to 31 August inclusive. 

Drainage 

The proposals have been reviewed by the Council’s drainage engineers and by United 
Utilities, and a Flood Risk Assessment was submitted alongside the application.  
Neither consultee has reported specific concerns in relation to the drainage strategy. 
Appropriate planning conditions have been attached.

Other matters 

The existing multi-use games area on site was closed in 2012, following a decision 
made by the Council that the facilities were no longer needed.  The rationale related to 
those facilities now offered by other tennis courts and space nearby, at Maghull Tennis 
Club and Deyes Lane.  The Council’s conclusion is therefore that the facility is surplus 
to requirements and as such there is no conflict with the provisions of NPPF paragraph 
74.

Response to other representations

A number of representations question the need for an additional store; however, whilst 
not a strict consideration in respect of principle, paragraph 23 of the NPPF emphasises 
the need for local plan policies to promote competitive town centres that provide 
customer choice and a diverse retail offer.  Permission should not therefore be denied 
on the basis of there being too many supermarkets

The issue of rateable values is not a material planning consideration.

Recommendation 
Approve with Conditions 

This application has been recommended for approval, the following conditions and 
associated reasons apply:



1) The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission.

Reason:  To comply with Section 91 (as amended) of the Town and Country 
Planning Act 1990.

 2) The development hereby granted shall be carried out strictly in accordance with 
the details and plans hereby approved unless any other condition hereby attached 
requires otherwise.

Reason:  To ensure a satisfactory development.

 3) a) A scheme of works for the closure and reinstatement of the existing vehicular 
and/or pedestrian access on to shall be submitted to and approved in writing by 
the Local Planning Authority
 
b) No part of the development shall be brought into use until the existing vehicular 
and/or pedestrian access on to Liverpool Road North has been permanently 
closed off and the footway reinstated. These works shall be in accordance with the 
scheme approved under (a) above

Reason: In the interests of highway safety.

 4) a) A scheme of works for the proposed vehicular and/or pedestrian access shall be 
submitted to and approved in writing by the Local Planning Authority 

b) No part of the development shall be brought into use until a means of vehicular 
and/or pedestrian access to the site/development has been constructed. These 
works shall be in accordance with the scheme approved under (a) above.

Reason: In the interests of highway safety.

 5) a) Unless otherwise agreed in writing by the Local Planning Authority, the 
development shall not be commenced until a detailed scheme of highway 
improvement works for the provision of  together with a programme for the 
completion of the works has been submitted to and approved in writing by the 
Local Planning Authority.  The works, notwithstanding the position of the bus stop 
as shown on plan reference A-PL-103 Revision F, shall consist of the following:

i.     Provision of a priority junction at Liverpool Road North /site access road, 
with flush kerbs and tactile paving either side, associated traffic signs and 
carriageway markings, and including the reconstruction of the footway and 
verge approximately 10.0 metres either side of the junction;

ii. The reinstatement/reconstruction of the footway on the south-east side of 
Stafford Moreton Way at the Youth Centre’s the redundant vehicular access;

iii. Reinstatement/reconstruction of the footway at the redundant crossing on 
Liverpool Road North;



iv. Relocation and upgrade of the existing bus stop on the southbound lane of 
Liverpool Road North, with access kerbs, raised footway area, shelter/CDU’s 
and carriageway markings;

v. Flush kerbs and tactile paving either side of Stafford Moreton Way at the new 
pedestrian access;

vi. Upgrade of the existing Zebra crossing to a Puffin crossing on Liverpool Road 
North. 

b)  No part of the development shall be brought into use until the required highway 
improvement works have been constructed in accordance with the details 
approved under (a) above.

Reason: In the interests of highway safety. 

 6) No part of the development shall be brought into use until areas for vehicle 
parking, turning and manoeuvring have been laid out, demarcated, levelled, 
surfaced and drained in accordance with the approved plan and these areas shall 
be retained thereafter for that specific use.
 
Reason: In the interests of highway safety.

 7) No part of the development shall be brought into use until space and facilities for 
cycle parking have been provided in accordance with the approved plan and these 
facilities shall be retained thereafter for that specific use.

Reason: In the interests of highway safety.

 8) The provisions of the Travel Plan herby approved shall be implemented and 
operated in accordance with the timetable contained therein at all times.

Reason: In the interests of highway safety.

 9) a) Prior to any construction vehicle entering the site, full details of the proposed 
measures to ensure that mud and other loose materials are not carried on the 
wheels and chassis of any vehicles leaving the site and measures to minimise dust 
nuisance shall be submitted to an agreed in writing with the Local Planning 
Authority.  

b) The details approved under (a) above shall be implemented throughout the 
period of construction unless otherwise agreed in writing with the Local Planning 
Authority.

Reason: In the interests of highway safety.

10) a) Prior to any construction vehicle entering the site, a Construction Traffic 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority.   



b) The provisions of the Construction Traffic Management Plan approved under (a) 
above shall be implemented in full during the period of construction and shall not 
be varied unless otherwise agreed in writing with the Local Planning Authority.

Reason: In the interests of highway safety.

11) Unless otherwise agreed in writing, no part of the development shall be occupied 
until amendments to the Traffic Regulation Order (TRO), namely waiting 
restrictions on Liverpool Road North and at the access road to the development 
site has been made and implemented in full.

Reason: In the interests of highway safety.

12) a) Prior to the first opening of the store, a Car Parking Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. 

b) The provisions of the Car Parking Management Plan shall be implemented and 
strictly adhered to and shall not be varied other than through agreement with the 
Local Planning Authority.

Reason: In the interests of highway safety.

13) No tree, shrub or hedgerow felling, or any vegetation management and/ or cutting 
operations shall take place during the period 1st March to 31st August inclusive.

Reason: To protect birds during their breeding season and to comply with Policy 
NC2.

14) a) Should any part of the development incorporate piling works or ground 
compaction, details of the works, proposed duration and hours of piling/ ground 
compaction and details of mitigation methods for the suppression of dust shall be 
submitted to and approved by the Local Planning Authority prior to groundworks 
on site. 

b) Piling/ ground compaction works shall then be carried out in accordance with 
the details approved under (a) above.

Reason: To ensure that the amenities of nearby residents are not unduly harmed 
by noise and dust from piling/ ground compaction works.

15) The premises shall not be open for business outside the hours of 0800 and 2200 
Monday to Saturday and 1000 and 1600 on Sundays and Bank Holidays.

Reason: In the interests of residential amenity.

16) No servicing shall take place to the premises outside the hours of 0600 and 2100 
Monday to Saturday and 0800 and 1900 on Sundays and Bank Holidays.

Reason: In the interests of residential amenity.



17) a) The timber fencing indicated to the southern boundary of the site as indicated 
by plan number A-PL-103F shall have specific acoustic qualities and details shall 
be submitted to and approved in writing by the Local Planning Authority prior to the 
first opening of the store.

b) The approved fencing shall be erected prior to first opening of the store and 
once erected shall be retained thereafter.

Reason: In the interests of amenity of future occupiers.

18) Prior to the commencement of groundworks on site, a surface water drainage 
scheme, based on the hierarchy of drainage options in the National Planning 
Practice Guidance with evidence of an assessment of the site conditions (inclusive 
of how the scheme shall be managed after completion) shall be submitted to and 
approved in writing by the Local Planning Authority.  The surface water drainage 
scheme must be in accordance with the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015) or any subsequent replacement 
national standards. In the event of surface water draining to the public surface 
water sewer, the pass forward flow rate to the public sewer must be restricted to 
15 l/s.

Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution. This condition is imposed in light of 
policies within the NPPF and NPPG.

Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and 
pollution.

19) a) A timetable confirming the following Reasonable Avoidance Measures shall be 
submitted to and approved in writing by the Local Planning Authority prior to the 
commencement of any on-site demolition:

• All contractors to be given a toolbox talk prior to the commencement of work 
setting out their legal obligations with regards to bats; and

• The wooden cladding surrounding the features identified in the report, as 
provided roosting opportunities for bats, should be carefully removed by hand.  

b) The agreed measures shall be carried out prior to the opening of the store or as 
per any other timetable that may be agreed by the approved document.

Reason: To safeguard conservation of species/ habitats.

20) Prior to demolition on site a Construction Environmental Management Plan 
(CEMP) shall be submitted to and approved in writing by the Local Planning 
Authority.  This shall include as a minimum:



• Details of persons responsible;
• Measures for the mitigation of noise, dust and vibration during the construction 

process;
• Process for update;
• Forecast waste types (European Waste Codes recommended); and
• Forecast waste arisings (tonnages), facilities/carriers and proposed waste 

management option chosen; and Actual waste arisings (tonnages), 
facilities/carriers and waste management option chosen;

• Waste prevention, reduction and recycling actions; and
• Process to ensure contractors/staff are aware of requirements (e.g. toolbox talks).

b) The provisions of the Construction Environmental Management Plan approved 
under (a) above shall be implemented in full during the period of construction.

Reason: To safeguard the amenity of nearby occupiers during the construction 
period.

21. a) A scheme detailing the size, species and location of eight trees to be planted on 
site shall be submitted to and approved in writing by the Local Planning Authority.

b) The trees approved under (a) shall be planted in the first planting and seeding 
season following the completion of the development hereby permitted or in 
accordance with a timetable to be agreed in writing with the Local Planning 
Authority.

c) Any trees or plants that within a period of five years after planting, are removed, 
die or become, in the opinion of the Local Planning Authority, seriously damaged 
or defective shall be replaced with others of a species, size and number as 
originally approved in the first available planting season.

Reason: In the interests of visual amenity.
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