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PLANNING COMMITTEE :   15 SEPTEMBER 2010  

Late Representations/Information 

Part 1 

APPENDIX 4 

Item 4A 

S/2010/0350 : Sainsbury’s, 1-3 Liverpool Road, Crosby 

Addendum report attached. 
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Committee: PLANNING

Date of Meeting: 15 September 2010 

Title of Report: S/2010/0350 & S/2010/1008 
Sainsbury's 1-3 Liverpool Road, Crosby 
 (Manor, Victoria and Blundellsands Wards) 

Proposal: S/2010/0350 - Redevelopment of land within Crosby 
district centre comprising the demolition of buildings and 
erection of retail food store with undercroft parking (Use 
Class A1) and: 

i)           Full planning permission for erection of 7 small 
retail units comprising shops (A1); and/or financial and 
professional services (A2); and/or restaurants and cafes 
(A3); and/or drinking establishments (A4); and/or 
takeaway (A5) 

ii)         Full planning permission for erection of 
community use building comprising financial and 
professional services (A2); and/or business (B1); and/or 
community uses (D1) with parking to rear. 

iii)       Full planning permission for change of use and 
alteration of existing foodstore to shops (A1); and/or 
financial and professional services (A2); and/or 
restaurants and cafes (A3) and/or drinking 
establishments (A4); and/or takeaway (A5). 

iv)       Full planning permission for construction of multi-
storey car park to Islington with bus interchange facility 
and decked car park over existing Allengate car park. 

v)        Full planning permission for new and altered 
vehicular and pedestrian accesses, including the re-
routing of Moor Lane, landscaping of centre, 
construction of infrastructure and associated facilities 
together with associated temporary works and 
structures and associated utilities/services required by 
the development. 

S/2010/1008 - Use of land for the siting of 7 temporary 
shop units with Use Classes A1 to A5 and associated 
temporary ground works 

Applicant:  Sainsbury's Supermarket Limited  

ADDENDUM REPORT 
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Executive Summary   

The report summarises discussions held since the closing of the Committee 
Agenda and comments on amendments made by the applicant in response to 
the concerns raised by Members at the meeting of 18 August 2010.

Further information has also been supplied by the applicant to assist in the 
processing of the application, whilst also commenting on further discussion 
undertaken since the meeting with interested parties, including local residents, 
traders and the A Better Crosby Group.

There have also been further representations made with regard to the 
proposals which are reported below. 

Recommendations S/2010/0350: Approval subject to 
completion of Section 106 Agreement 
detailing provisions for trees, 
greenspace, public art, highway works 
and town centre security provisions 

   
  S/2010/1008: Approval 

All conditions are contained in Annex 1 of the original report with the 
exception of an additional two added to S/2010/0350 referred to at paragraph 
7.2 of this report. 

Justification

The proposals are fully compliant with the development plan and with national 
planning policy as set out in PPS1 and PPS4.  The proposal is consistent with 
all local plan policies referred to within the report and the development will 
therefore accord with the aims of national and local planning policy in 
delivering mixed use development of a sustainable form in the heart of Crosby 
local centre.   

It will provide a much needed injection of investment and a boost to the local 
employment sector, whilst offering townscape improvements and a high 
quality visual environment altering but maintaining key routes within the centre 
and improving links beyond the centre via an improved and safer environment 
for pedestrians and other road users which in turn will support linked trips. 

The scheme will serve as a catalyst for further investment into the Crosby 
centre whilst making direct financial contributions towards improved tree 
provision and public realm beyond the area the applicant seeks to develop. 

As such and having regard to all other material planning considerations, the 
granting of planning permission is justified. 
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Financial Implications 

CAPITAL EXPENDITURE 
2006/

2007

£

2007/

2008

£

2008/

2009

£

2009/

2010

£

Gross Increase in Capital Expenditure     

Funded by: 

Sefton Capital Resources  

Specific Capital Resources 

REVENUE IMPLICATIONS     

Gross Increase in Revenue Expenditure     

Funded by: 

Sefton funded Resources  

Funded from External Resources 

Does the External Funding have an expiry date? Y/N When? 

How will the service be funded post expiry? 

List of Background Papers relied upon in the preparation of 
this report 

History referred to 
Policy referred to 
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1. THE APPLICATION 

1.1 As the main agenda report explains, the application was considered at 
the Planning Committee meeting of 18 August 2010. 

1.2 The application has been reviewed in respect of the points raised at 
that meeting.  A total of seven further individual petitions have been 
submitted from the following:  

1. Petition containing 360 signatures from Jamie Scott, 2 Marine 
Terrace, Waterloo, sponsored by Cllr Peter Papworth. 

2. Petition containing 25 signatures from Jo Potier, 6 De Villiers 
Avenue, Crosby, sponsored by Cllr Paula Parry. 

3. Petition containing 31 signatures from David McLean, 5 Durban 
Avenue, Crosby, sponsored by Cllr Steve McGinnity. 

4. Petition containing 31 signatures from Keith Downes, 21-23 Moor 
Lane, Crosby, sponsored by Cllr Martyn Barber. 

5. Petition containing 27 signatures from Mary Earnshaw, 18 Rossett 
Road, Crosby, sponsored by Cllr Martyn Barber. 

6. Petition containing 31 signatures from Adam Ritchie, 38 Marldon 
Avenue, Crosby, sponsored by Cllr Peter Papworth. 

7. Petition containing 26 signatures from Claire Holland, Manager, 
Sandalwood, 83 Coronation Road, Crosby, sponsored by Cllr Peter 
Papworth.

1.3 Copies of each petition (first page only where more than one), and the 
respective cases put forward by each petitioner are attached in this 
report.

1.4 Further representations have been received since the last meeting 
from the following addresses: 

 16 Avon Court, Richmond Road; 19 Cambridge Avenue, 6 Chestnut 
Avenue, 5 Durban Avenue, 12 The Northern Road, 8 Moor Close, 54 
Kimberley Drive, 1 Sunnyside Road, Brookside Cottage, Little Crosby 
Road, 1 Windmill Close and Maghull Developments, owners of the site 
that comprised the former Central Buildings. 

 Of further letters received, 8 have raised objection and 4 support the 
proposals. 

 The tenor of further comments continues to relate primarily to the size 
and scale of the store, the lack of focussed consultation and 
information on the proposals, and comment that proposals could be 
worked up in line with an ongoing and developing Core Strategy, plus 
thoughts that an alternative scheme is achievable that will enable a 
store larger than existing but smaller than that proposed. 

 Those supporting consider the scheme to be a significant regeneration 
opportunity and comment is made in particular by the owner of Central 
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Buildings that retailers with whom they have been in discussion will not 
regard Crosby as a viable location if the application is refused and in 
that case Central Buildings would be most unlikely to come forward. 

1.5 A display of all the application drawings and associated documents 
was placed in Crosby Library on 27 August 2010.  A comments book 
was provided which has been signed by over 200 individuals.  A copy 
of the comments made is available separately but the objection to the 
scheme outnumbers support by around 5 to 1 based on comments 
collected at lunchtime on 6 September 2010.   

1.6 The main issues raised are consistent with those previously mentioned 
in the report: objection to the size and scale of the building, the impact 
of the built form on the historic Crosby Village, and comments that the 
building is of industrial character and of a form typical of an industrial 
estate.  There is concern that the building of the store is for the ends of 
the applicant and not in the interest of the village, and that traders will 
inevitably suffer.  Those favouring the scheme comment on the need 
for regeneration and improvements to the centre as a whole. 

1.7 It is considered that this form of further publicity has offered both the 
opportunity for further reflection and an opportunity for those who have 
not felt able to comment to now do so. 

1.8 The applicant has embarked on a detailed programme of face to face 
meetings and has offered individual briefings with each of the three 
political groups over the course of September 2/3.  Minutes of the 
meetings are available for display and have been sent to those taking 
part though at the time of writing not all have responded to what was 
sent.

1.9 The following have subsequently meet the Sainsbury team:  

 Helen Thompson, 3 The By-Pass, 
 Steve Pritchard, Pritchards Book Store, Moor Lane, 
 Colin Auton (on behalf of Jacqueline Auton, Café Barista, Moor Lane, 
 Residents of De Villiers Avenue, 
 Mary Earnshaw, Rossett Road, 
 Jamie Scott, Marine Terrace, on behalf of ABetter Crosby (ABC), and 
 Residents of Sandalwood, Coronation Road. 

1.10 Each of these discussions were attended and minuted by Council 
officers and lasted between 1 and 2 hours each.  The Local Member of 
Parliament was also briefed, as were the Conservative and Liberal 
Democrat groups respectively.  The Sainsbury team comprised their 
own in-house Planning Manager, the retained Planning Consultant, the 
scheme architect, a representative from their highway engineering 
team and the public relations consultant. 

Summary of meetings held 2/3 September 2010 
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1.11 Helen Thompson – commented that development need accepted, but 
concerned over provisions for existing traders, impact on property and 
the concern over living next to a building site for two years.  Traffic will 
become horrendous and the issue of compensation was raised.  There 
had also been no appreciation of there being an internet operation and 
that whilst the development will be wonderful for many, it will not be for 
immediate neighbours.  Queries were also raised in respect of a future 
petrol filling station, the loss of trees and impacts of massive store. 

1.12 The applicant replied that new vehicle trips will be distributed across 
the network, no access into car parks from the by-pass.  The store will 
not be an internet hub and there will be no customer deliveries at night 
time.  The planning system does not operate on the basis of private 
compensation and house prices and property devaluation cannot be 
taken into account.  The outlook from her property and that of the 
neighbour would be of a landscaped area and the proposed new 
community building. 

1.13 Steve Pritchard – main concerns related to there being no passing 
trade during construction, extra traffic to the store, misleading visuals 
and poor communication of proposals, comparison with experience at 
Urmston and Huyton where larger centre dominates at expense of 
everything else, and an empty shop ought to have been used in the 
town centre.

1.14 Mr Pritchard also queried the need for the store in respect of size and 
whether existing traders will be supported.  He concluded that the need 
for change is accepted, but that the applicant is being inflexible over 
the extent of change being proposed.  Also reference to the possible 
effect on property values and the need to retail village character, e.g. 
Glenn Buildings. 

1.15 The applicant responded that a phased approach would be undertaken 
to ensure continuity of trade within the centre.  They pointed out that 
there were a range of consultation events prior to the application that 
generated a range of comments.  Illustrative material was made 
available on their website.  The scale and size of the store as originally 
advertised has not changed.  They would wish to address complaints 
that the current store is cramped and they must compete with other 
stores outside of Crosby. 

1.16 They continued that a range of options had been assessed and the 
existing store cannot be extended.  The ABC scheme does not work 
and a smaller store could not be built.  They also take the view that the 
proposal will stop the decline in Crosby.  The store will have a 
promotional role in that regard. 

1.17 Colin Auton – commented that existing traders feel in the dark and 
there are many unanswered questions.  There is no prospect of 
investment and attempts have been made to contact landlords to pay 
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rent without success.  Communication was expected to be better and 
more information was required regarding the construction phase. 

1.18 The applicant replied that application has been made for temporary 
units, and that landlord/tenant matters are being dealt with by others.  
There are still many issues to resolve and a start is at least six months 
off.  They agreed to send plans to Mr Auton and advice on phasing.  
There is no current information available on rentals but as much will be 
provided as possible. 

1.19 Residents of De Villiers Avenue - commented on large size and scale 
of the proposals, impact on character of Crosby, the prospect of 
residents parking provision, the proposed multi storey and overall 
impact on lives.  They claimed that objections raised in the consultation 
events were ignored, and that residents parking in De Villiers Avenue 
was a long standing problem. 

1.20 The residents continued to express concern over impact of 
construction traffic, concern that the store is bigger than they had 
initially envisaged, and that the multi-storey was of horrendous design 
giving rise to the prospect of crime and anti-social behaviour.  The size 
of the store and goods online was picked up, and reference was made 
to Urmston, the accuracy of parking surveys, and the future 
devaluation of properties.  The residents felt that commercial 
considerations were playing too big a part in the consideration and that 
devaluation of properties was an issue. 

1.21 In response, the applicant indicated that a Residents Parking Scheme 
cannot be introduced to resolve an existing problem.  Residents would 
have to lobby separately and pay for it, or allow the applicants to 
introduce it as part of their development proposals but not before.  The 
multi-storey car park is fully secured and tickets are needed even for 
pedestrians using it.

1.22 The applicant indicated they would instruct construction traffic not to 
use De Villiers Avenue and they would take up ongoing issues with the 
store manager.  There was scope for discussion on the scheme but not 
in order to solution that is not viable.  The applicant operates on a ‘food 
first’ basis quite different to other supermarket operators.  Surprise was 
expressed at the lateness of the objection and the turnaround in 
opinion based on the applicant’s previous surveys.   

1.23 Mary Earnshaw – raised a series of questions seeking to understand 
why store overtrades and what the attractions are, pointed out that 
many people enjoy the current shopping experience and lesser scale of 
store, the size as it stands being a strength.  The size and scale of the 
store was queried and similar examples elsewhere were raised.  
Concern was raised that Huyton had suffered as a result.
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1.24 Mrs Earnshaw had also spoken to existing traders and expressed 
concern that the scheme caters for the applicants’ customers only, and 
that the new units were standard “identikit” stores that would charge a 
rent unaffordable to current independent traders.  Comment was made 
on inconvenience to local trade during the construction period and 
questions were raised over the need for a multi storey car park and the 
overall number of spaces. 

1.25 The applicant responded that the existing store received numerous 
complaints over a lack of stock and a cramped feel.  The continued 
relationship between customers and colleagues is important.  The new 
store will give an overall better shopping experience.  Huyton is a 
different scenario to that in Crosby given that the store in Huyton caters 
for a much wider range of non-food items and independents in Crosby 
will work in tandem with the predominant ‘food first’ offer of Sainsburys. 

1.26 The applicant continued that many existing units will remain and in 
themselves are currently vacant and will change hands.  Opportunities 
will be maintained for existing traders to stay.  Rental values will be a 
matter for landlords.  It is not in the applicant’s interests to see other 
traders suffer during the construction period.  Parking provision has 
been subject to extensive discussion with the Highway Authority and 
there is justification for the multi-storey. 

1.27 Jamie Scott (ABC) – people are generally in favour of a new store in 
Crosby, but not of the scale proposed.  The applicant could make 
change for wider good but is adopting the stance that there is no other 
option.  Crosby is a goldmine and it is possible that a much bigger 
store could still suffer from overtrading.  It is regrettable that there is a 
need to relocate existing traders when proposals are achievable that 
reduce the need for this.

1.28 Mr Scott described his ideas for Crosby with a store placed on the 
current Allengate car park, with direct frontages to Moor Lane.  Ground 
floor parking would be expanded at ‘Cookslands’ into a prominent car 
park affording views of the larger development from the By-Pass.  A 
DIY store could be removed to make way for the car park.  The 
question was raised over whether or not roof-top parking could be 
achieved.

1.29 The applicant has responded that the suggested option had already 
been considered but in the interest of clarification produced their own 
version of the ABC proposal using their own resources.  The intended 
scheme gives rise to all servicing being carried out from Richmond 
Road and results in a store of 23,000 sq ft, a 20% increase on the 
existing.  The physical shelf increase would be just 17%.  There would 
also be 250 parking spaces less than half what is currently proposed 
and would be insufficient in respect of both number and location. 
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1.30 The applicant continued that a store of the size needed to be viable 
could not be achieved without removal of buildings, road diversion and 
the need for land assembly.  They also commented that stores on stilts 
are not viable if constructed to less than 40,000 sq ft. 

1.31 Mr Scott pointed out that the applicant has an element of corporate 
responsibility.  The applicant responded that this does not extend to 
building a store that loses money.   

1.32 Mr Scott indicated that this response was not unexpected and 
produced a further set of proposals.  These were very similar to option 
1 contained within the applicant’s Design and Access Statement and 
included  built form within 4 metres of the rear of Glenn Buildings.  The 
applicant offered initial feedback relating to the spacing, lack of natural 
light into the store, and problems connected to servicing vehicles and 
access points.  The first floors to the Glenn Buildings would be 
unlettable due to the relationship of the new store. 

1.33 The applicants indicated that they would nevertheless review the 
revised option but that much time and resources had already been 
expended on the original well publicised option put forward by Mr Scott.
It was accepted that the PlacesMatter! solution would not work, nor 
would Mr Scott’s first alternative as interpreted by the applicant, and 
that the latter option tabled at the meeting was very similar to a 
proposal ruled out two years previous. 

1.34 Residents of Sandalwood – issues raised related to the concerns over 
the multi-storey car park, environmental impact, increased traffic flows 
and the size of the store.  Residents object to looking at three levels of 
parking, and complained over the lack of interaction with the applicant 
during the consultation process. 

1.35 Complaint was made regarding loss of view, sunlight and daylight, and 
comment was made that the multi-storey car park was simply not 
wanted due to its scale and design.  The store should be made smaller 
and there are too many parking spaces proposed.  The scheme is like 
an out of town warehouse but the pedestrian crossing facilities to 
Islington and seating closer to the centre is welcomed.  Children would 
not be able to sell the flats on due to devaluation.  Comment was made 
on the difficulty of store access. 

1.36 The applicant replied that there will be increased traffic and that had 
approaches been made, as residents of Avon Court did, they would 
have been accommodated.  They apologised over not being able to 
reach residents sooner.  They commented that the orientation of the 
car park to flats was such that it would not cause loss of sunlight and 
that the design was being looked at with a view to muting colours. 

1.37 The applicant continued that a store could not be achieved without the 
parking spaces proposed and that the store would not be visible from 
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Sandalwood.  There had been much technical work in respect of the 
mini roundabouts and the problems of accessibility had been 
recognised.  The applicant confirmed that the design would be looked 
at with a view to some modification. 

1.38 The residents of Sandalwood concluded that they do not believe the 
multi-storey car park can be made acceptable, the crossing assists but 
still raise concerns over traffic and devaluation of flats.  The proposal 
should be made smaller. 

Conclusions

1.39 It is considered that the applicants have adhered to the Committee’s 
previous request to reflect on the scheme, in particular the views of 
Abetter Crosby, and have engaged with petitioners and other 
interested parties proactively and in timely fashion, to listen to concerns 
and where possible answer them in positive fashion. 

1.40 The applicant has also made substantial design amendments to the 
proposal and have gone into much further detail in respect of justifying 
the size and scale. 

2. DESIGN AND RELEVANT POLICIES  

2.1 The applicant has made a number of amendments to the proposals to 
reflect comments made by Members on the aesthetics of the scheme. 

2.2 The changes made to the proposals following the previous meeting are 
summarised as follows: 

 - Increased glazing to the Richmond Road elevation. 
- Reduced palette of colours to the multi-storey car park (final 

detail to be covered by an additional planning condition) 
 - Increased glazing to store on south and western sides 
  - Revised colour scheme to new retail units opposite store to 

reflect Glenn Buildings 
  - Revised colouring to Community Use building to white render 

and cladding to entrance. 

2.3 The general palette of materials and the scale of the building remains 
as previous and further information has been supplied in the form of 
additional visuals to demonstrate the design quality of the proposals 
and to better reflect the relationship of the scheme to other buildings 
within the centre. 

2.4 The following national and local plan policies are relevant to the 
scheme and exerts of key documents and Local Plan Policy DQ1 are 
provided below, with a response and appraisal demonstrating how the 
scheme complies with each of the relevant policies and principles. 
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3.0 CABE Document ‘By Design’ (2000) 

“Good design is essential if we are to produce attractive, high 
quality,sustainable places in which people will want to live, work and 
relax. It is fundamental to our objective of an urban renaissance. We do 
not have to put up with shoddy, unimaginative and second-rate 
buildings and urban areas. There is a clamour for better designed 
places which inspire and can be cherished, places where vibrant 
communities can grow and prosper. To  achieve this we need to effect 
a culture change …” 

3.1 In this regard, the scheme picks up on and addresses the problems 
Crosby has suffered in recent years, from a lack of footfall, the 
dominance of car parking and a centre which continues to 
accommodate vacancies and an overall lack of vitality.  The scheme 
involves the removal of much built fabric and the quality of this varies 
as picked up in the previous report, but equally the more historic fabric 
at the Liverpool Road/Moor Lane junction is retained.  The scheme will 
give rise to a new hub in the centre of Crosby and therefore investment 
breeding further confidence in the area and delivering a vibrant 
community.  Maintaining the centre in its current form will not deliver 
the change that is clearly needed. 

4.0 Planning Policy Statement 1: Delivering Sustainable Development 

4.1 'Good design ensures attractive usable, durable and adaptable places 
and is a key element in achieving sustainable development. Good 
design is indivisible from good planning.' (paragraph 33) 

The scheme will give rise to a useable, durable and adaptable place.  It 
will inspire activity and refocus it within the centre such that it affords 
easy access to all town centre uses, whilst affording opportunity for a 
range of means of safe travel, not just by car but by other forms of 
transport including on foot.  It will also enhance public routes and 
create a new town square.  At present, the existing store’s position 
accessed via Allengate is such that the potential for linked trips and 
use of other shops is considerably less than the scheme would bring. 

4.2 'Planning policies should promote high quality inclusive design in the 
layout of new developments and individual buildings in terms of 
function and impact, not just for the short term but over the lifetime of 
the development. Design which fails to take the opportunities available 
for improving the character and quality of an area should not be 
accepted' (key principle IV, paragraph 13) 

The scheme is a modern, contemporary approach.  It is clear that form 
must follow function and in this respect, it should be said that whilst the 
existing store constructed in the early 80s comprised an approach of 
brick and tile, this in itself would have been a building considerably 
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larger than anything else existing at that time.  This building will 
continue as a key retail anchor within the new proposals. 

 The construction of a store of the size proposed cannot be achieved 
through the same means.  The impact of the built form would be 
substantially greater and overall a mix of materials is proposed to 
reflect some traditional components of Crosby but also to identify a 
more modern approach of its time.  There is a use of glazing and clad 
areas which is by no means untypical of development within a centre 
and this has been further enhanced following discussion since the 
previous meeting. 

 Whilst the main building has a much greater footprint than any other 
building, there are only so many vantage points available, and as far as 
can be achieved, the public views of the built form are positioned 
appropriately to reflect street frontage, with service and back up areas 
turned away from the street scene.  It is unusual for a development of 
this size and scale to minimise the impact of car parking and this is 
done effectively through the use of undercrofts and well landscaped 
decked areas. 

 The multi-storey car park is of a scale comparable to other buildings 
nearby and whilst different in design, should not be designed to give 
the false impression of a conventional building in, for example, office 
use.  The design offers interest and legibility and would soon become a 
reference point within the centre. 

 The existing store is opened up to provide active frontages and a new 
retail focus encouraging activity at the western end of the district 
centre.  The units proposed are of good size and ought to represent an 
attractive retail offer. 

 The Community Use building will also add to townscape and assists in 
screening what may otherwise be the unwanted views of a service 
ramp when seen from southbound approaches, and follows the street 
line in a manner that would be expected of a building of this type. 

4.3 'Good design should contribute positively to making places better for 
people. Design which is inappropriate in its context, or which fails to 
take the opportunities available for improving the character and quality 
of an area and the way it functions, should not be accepted.' 
(paragraph 34) 

The scheme clearly makes a positive contribution to the character and 
appearance of the surroundings.  Three open car parks will be altered 
considerably and there will no longer be an appreciation of what 
currently comprises servicing to the rear of units fronting 
pedestrianised areas of Liverpool Road and Moor Lane, and the blank 
elevations of Telegraph House to the rear of Richmond Road are 
replaced by built form of impact but with lively active frontage.  There is 
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also substantial glazed frontage to Moor Lane offering a welcoming 
and pleasant environment that will be sustained at all times, and 
lighting will supplement the newly created route. 

 As an example of change with regard to the way an area functions, the 
scheme takes existing servicing away from Richmond Road and 
accommodates all of this on the By-Pass.  The scheme will re focus 
activity in the district centre and enhance footfall and thereby vitality 
and viability.  The scheme will also address clearly held perceptions of 
Crosby being ‘an island’; there are improvements throughout the centre 
to crossing facilities and access to existing shops will also be 
considerably improved in particular courtesy of new links from Islington 
and Richmond Road respectively.   

4.4 'High quality and inclusive design should be the aim of all those 
involved in the development process. High quality and inclusive 
design... means ensuring a place will function well and add to the 
overall character and quality of the area' (paragraph 35) 

The design and layout is considered to be of high quality and will cater 
for all users.  Though the store itself is at first floor level there are a 
range of means by which all users regardless of age or mobility can 
access the building.  This is explained further in Section 5 of this report. 

4.5 'Good design should: 
 – address the connections between people and places by considering 

the needs of people to access jobs and key services; 

– be integrated into the existing urban form and the natural and built 
environments;

– be an integral part of the processes for ensuring successful, safe and 
inclusive villages, towns and cities; 

– create an environment where everyone can access and benefit from 
the full range of opportunities available to members of society; and, 

– consider the direct and indirect impacts on the natural environment.' 
(paragraph 35). 

The scheme would bring considerable contributions to a safer 
environment for all users of the centre and offers a range of uses 
consistent with what would be expected within a town centre.  The 
main displacement of urban form centres of the removal of later 
additions and the larger part of the historic core is still maintained. 

4.7 In summary, it is evident that good design is not simply about 
observations on the size and scale of buildings.  It is also important to 
consider what makes places visually attractive, whilst also looking at 
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linkages, routes and the ability of a scheme to adapt and respond to 
future change with an emphasis on sustainability.  

4.8 Paragraph 34 of PPS1 introduces two separate tests in its final 
sentence.
Design which is inappropriate in its context should not be accepted. 
Similarly, design which fails to take the opportunities available for 
improving the character and quality of an area and the way it functions 
should not be accepted.

4.9 If PPS1 is to be applied correctly, it is necessary to properly 
understand the character of Crosby and not just pinpoint certain areas.  
Crosby is a commercial centre which like most others of similar size 
has a range of buildings of varied quality, and many of those to be 
removed are of considerably lesser quality than what is proposed.  The 
Glenn Buildings are clearly of interest and their loss has been 
previously commented on.  The older buildings at the Moor 
Lane/Liverpool Road junction are also of interest.  There are also 
residential properties and a cemetery on the edge of this mix.

4.10 The character of the village must therefore be reviewed as a whole and 
not with sole attention given to a scheme design based mostly on 
preserving a single collection of buildings, and when assessing this 
overall character, the external perception of three car parks and the 
rear of retail units turning their back on the currently most used public 
areas must be weighed exactly the same as that of some attractive 
buildings.  Other routes have been enhanced to minimise opportunities 
for crime and anti-social behaviour, most notably to the rear of the 
George Public House. 

4.11 The current difficulties of movement and unwelcoming public areas 
must also be recognised, and in this context, it is compelling to accept 
the substantial improvement the proposals bring in terms of footfall, 
vitality and viability, whilst addressing the problems of movement 
identified in previous design analysis.  
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5. LOCAL PLAN POLICY 

5.1 The key Unitary Development Plan Policy DQ1 is reproduced in full 
below.

______________________________________________________________

DQ1 DESIGN 

1.  Development will not be permitted unless: 

In relation to site context: 

(a) the proposal responds positively to the character and form of its 
surroundings

(b) in areas of lesser quality the development enhances the character 
of the area rather than preserves or reproduces the negative aspects of 
the existing environment. 

In relation to site design, layout and access: 

(c) the arrangement of buildings, structures and spaces within the site 
relates positively to the character and form of the surroundings, 
achieves a high quality of design and meets all of the following criteria: 

(i) ensures safe and easy movement into, out of and within the 
site for everyone, including those with limited mobility; 

(ii) protects the amenity of those within and adjacent to the site; 

(iii) promotes the safety and security of those within the site 
whilst the safety and security of those outside it should be 
promoted through natural surveillance; 

(iv) creates attractive outdoor areas which fulfil their purpose 
well;

(v) follows sustainable development principles in design and 
construction wherever practicable. 

In relation to the design of buildings and structures: 

(d) proposals make a positive contribution to their surroundings through 
the quality of their design in terms of scale, form, massing, style, 
detailing, use of materials and meet criteria (ii) to (v) listed in part (c) 
above (replace ‘site’ with ‘building’ in ii. and iii.) 
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In relation to publicly accessible buildings: 

(e) safe and easy access is provided for everyone, including those with 
limited mobility. 

Procedures

2.  Site layout and landscape plans and a site appraisal describing the 
existing site conditions and features shall be submitted where relevant. 

3.  Applications for major developments, or for proposals on important or 
sensitive sites, shall be accompanied by a Design Statement setting 
out the design principles for the development. 

5.2   Applying each of these criteria in turn: 

1(a) - The proposal for the reasons explained in Section 4 responds 
positively to the character and form of its surroundings. 

1(b) - The areas of lesser quality are identified and appropriate design 
responses are produced. 

1(c)(i) - The scheme provides considerably safer movement into, out of 
and within the site and caters for those with limited mobility as set out 
above.

 1(c)(ii) - The scheme protects amenity for those within and adjacent to 
the site, acoustic walling is proposed where servicing may otherwise be 
seen as an issue, and buildings are appropriately positioned to avoid 
loss of daylight, outlook or sunlight.  Conditions are attached to ensure 
as far as may be expected minimal disturbance during the construction 
period.

 1 (c)(iii) - The scheme appropriately secures car parks at times when 
not in use, removes dead ends, provides development with active 
frontage in all locations, and affords routes offering clear views 
reducing scope for gathering. 

 1 (c)(iv) - The scheme will provide for an attractive public square and 
enhancement through commuted sum payment of around £350,000 to 
other outdoor areas within Crosby Village. 

 1 (c)(v) - The scheme follows a range of sustainable development 
principles.  As explained in the previous report, there will be use of 
renewable energy techniques.  Sustainable drainage and rainwater 
harvesting will be utilised.  here will be electric car charging points.  
Increased car use cannot be avoided for a scheme of this scale.  
However, the changes to public realm and increased opportunity for 
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alternative forms of transport will assist in reducing car dependence in 
addition to the applicant’s commitment to a Travel Plan. 

 1 (d) - The store building is clearly of a size and scale which is 
significant and acknowledged within the previous report.  It must 
however be emphasised that the building footprint is not dominating the 
entire townscape.  The choice of materials and creation of routes is 
seen within this policy framework as of equal importance, and size and 
scale alone cannot be regarded as reason for rejection.  Amendments 
have been made to secure improvements to the external appearance 
of the scheme as a whole as suggested by the Planning Committee 
previously.

 1 (e) - There is to be safe and easy access provided for everyone and 
the applicant has reviewed the means of entry to the building.  The 
applicant has clarified previous concerns relating to the size and scale 
of the store and an attached addendum to the original Design and 
Access Statement is attached to this report. 

5.3 The above analysis demonstrates that the scheme is compliant with 
both national and local policy on design and therefore with the 
amendments made, the scheme achieves the principal objectives of 
design policy which when looking at Crosby as a whole are to respond 
positively to the character of existing surroundings and take the full 
opportunity to address areas of lesser quality in a variety of ways. 

6. ALTERNATIVE PROPOSALS AND SCALE/SIZE OF STORE 

6.1 As stated previously, the Council’s retail consultant, White Young 
Green, advises that a store of the size and scale proposed is needed to 
achieve a quality shopping experience that competes with other stores 
elsewhere in the Borough.  There also needs to be a strong anchor in 
place to secure future viability and investment of the scale proposed is 
also required to deliver significant improvements to store quality in 
order that such investment is justified.  A smaller store would not 
deliver a comprehensive solution and would require future extension or 
reconfiguration.

6.2 It is also possible that a reduction in size of store will not necessarily 
bring about substantial reduction in impact given the gross-net ratio of 
the store and the need for ramps etc, nor will it offer considerable 
scope for further environmental improvement.

6.3 The applicant has reflected on the views of ‘Abetter Crosby’ and has 
produced their own interpretation of their proposals which centre of 
providing the store on the existing Allengate Car Park.  They met with 
ABC on 3 September 2010.  Copies of two alternative schemes are 
attached to this report.  They attachments represent a combination of 
work by both the applicant and ABC. 
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6.4 The applicant reviewed the ABC scheme and having appraised the 
scheme against Sainsbury’s  development framework, concluded that 
the true floor area would be increased by 7,000 sq feet and increases 
the overall shelving space by less than 20% due to the narrow store 
shape.  The narrow depth of the building and the need for travelator 
access would prevent first floor sales, food sales would be split onto 
two floors. 

6.5 The scheme also gave rise to minimal street presence to Moor Lane, 
an oversized café in order to fill space, a store entrance in the centre of 
the building giving rise to significant distance from the checkouts, and 
remote and poor quality areas of parking.  There would also be a 
dominance of servicing from Richmond Road and pedestrian routes 
from Little Crosby Road and Richmond Road would be severed. 

6.6 The applicant has also reviewed at short notice an Option ‘B’.  This has 
been reviewed with the building brought 10 metres away from the 
Glenn Buildings.  This causes similar problems in respect of servicing 
and shelf space. 

6.7 The applicant has also undertaken its own exercise in establishing the 
possibility of a store fronting Moor Lane itself.  This demonstrates that 
a store of around 30,000 sq ft could be achieved but that to do so there 
is a need to demolish additional retail units not currently in SSL's 
demise, including Pritchard's Bookshop.  There would be a need to 
demolish additional retail units and all that could be achieved is a 
replica of the foot print of the existing Sainsbury’s foodstore. 

6.8 ABC also asked for the existing Sainsbury’s car park/land to the rear of 
Moor Lane site to be reviewed.  This was option 1 of various site 
options back in 2008.  The applicant has now now comprehensively re-
visited and re-examined its potential.  It is not suitable and cannot 
deliver a viable scheme. 

6.9 The applicant has responded comprehensively and reasonably to the 
suggestions made by ABC, some of which have been provided at very 
short notice, and has demonstrated beyond doubt that convenience 
shopping provision in Crosby cannot be achieved by developing on the 
surface car parks, even if additional buildings are taken in.  The only 
solution is that which now forms part of the application before 
Members.

6.10 The applicant was also asked previously to explain the need for a store 
of the size and scale proposed.  Further information submitted by them 
is attached.  It is emphasised that, in accordance with National 
Planning Advice, there is no requirement for development in town 
centre locations to demonstrate need.
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6.11 The applicant comments on a range of points.  The store is compliant 
with PPS4.  The function of Crosby and its status within the overall 
retail hierarchy will not change.  They comment that the store is 
needed of the size propose to assist in the regeneration of Crosby, to 
meet customer requirements, to compete with other large foodstores.  
The competition is set out, with reference to four other foodstores.  The 
size of the store and minimising land take is the reason for raising the 
store onto stilts. 

6.12 There are issues of land assembly, service rerouting and reprovision of 
public realm that all add considerably to development cost.  Like any 
other commercial operator, there are business considerations that 
inform the scale of the proposals and the applicant has established that 
the ‘tipping point’ is a store of 50,000 square feet. 

6.13 The applicant asserts that a smaller store is not viable and given there 
will be no other food retailer capable of delivering a workable 
alternative, the current decline in the centre will continue. 

6.14 The applicant and the Council’s retail consultants are in agreement that 
the store will increase footfall and secure new investment as opposed 
to deterring it, which is borne out in similar terms by the support of the 
current owner of the Central Buildings site.  A smaller store will not 
bring the footfall and facility to feed off the attractions created by the 
new store and investment opportunity will be lost. 

6.15 The applicant has commented on suggestions of a 10% reduction that 
the store would still need to follow the same key components of being 
on stilts, with the same servicing and colleague facilities.   

6.16 The Director comments that the applicant has gone beyond the strict 
requirements of PPS4 by demonstrating the need for the store within 
an established centre, they have demonstrated that the scheme will not 
alter the established retail hierarchy within Sefton, and have explained 
in detail why a reduced store will not meet investment and regeneration 
objectives which in itself is a key component of Sefton Policy CS3. 

7. OTHER MATTERS 

7.1 he comments of English Heritage are still being sought with regard to 
the recent request for listing of the Glenn Buildings.  Again it is 
emphasised that

7.2 With regard to the issue of on-line services, and to reflect concerns 
relating to the treatment multi-storey car park, the Director would add 
two further condition to S/2010/0350, as follows: 

“Prior to the store being brought into use a scheme detailing the 
scheme of all home delivery operations shall be submitted to and 
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agreed in writing by the Local Planning Authority.  The scheme shall 
include:

- A brief description of the operation, 
- Hours/days of operation, 
- Expected frequency of vehicle movements, 
- The size and type of vehicles involved, 
- The vehicle storage arrangement during non-operational 

periods, and 
- A plan showing the areas used for such operations as well as 

those for the main delivery/servicing operations (including areas 
which are to be kept free from obstruction to facilitate 
manoeuvring.

Home delivery services shall take place in accordance with the 
approved details.  

 Reason: In the interests of highway safety and to accord with policies 
CS3 and AD2 of the Sefton UDP.” 

 “A detailed colour scheme for the cladding of the multi-storey car park 
shall be submitted to and agreed in writing with the Local Planning 
Authority prior to the commencement of the car park hereby approved.  
The multi-storey car park shall be constructed in accordance with the 
approved details” 

 Reason: In the interests of visual amenity and to comply with Sefton 
UDP Policies CS3 and DQ1”. 

7.3 Full set of approved drawings as follows: 

ARCH/2008-023 P51C, P52B, P53*, P54*, P60N, P61H, P62A, P63E, 
P64B, P65*, P66L, P67E, P68A, P69B, P70G, P71B, P72, P73B, P74*, 
P75*, P76*, P77A, P78B, P80E. 

Tree Survey and landscaping plans 735-01 (2 parts), 02E, 03*, 04B, 
05*, 06*.

 Air Quality Assessment received 12 March 2010 and addendum report 
 Design Appraisal received 12 March 2010 
 Development Framework received 12 March 2010 
 Drainage Strategy Statement received 12 March 2010 

Ecological Assessment received 22 March 2010 and update received 
17 June 2010 

 Environmental Noise Impact Assessment received 17 June 2010 
 External Lighting Assessment received 12 March 2010 

Flood Risk Assessment (Risk Assessment Release 4.0) received 2 
August 2010 (electronic copy) 

 Keeping Crosby Trading report received 12 March 2010 
 Planning and Retail Statement received 12 March 2010 
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Renewable Energy and Energy Efficiency Statement received 12 
March 2010 
Transport Assessment and appendices received 12 March 2010, 
supplementary technical appraisal June 2010. 

 Utilities Statement received 12 March 2010. 

Contact Officer:  Mrs S Tyldesley Telephone 0151 934 3569 

Case Officer:  Steve Faulkner Telephone 0151 934 3081 
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APPENDIX 5 

Item 5 

S/2010/0855 & 0856 : Land Well Lane/Litherland Road, Bootle

 The archaeological report has been considered by Merseyside 
Archaeological Advisory Service who comment as follows :- 

‘The site lies within part of the known historic core of Bootle and has the 
potential to contain remains from at least the and 19th century 
development of the area (settlement and industrial activity).  I advise that 
if you are inclined to recommend approval, the condition be included 
requiring archaeological investigation.  This is in accordance with Sefton 
UDP (2006) HC6 ‘Sites and Areas of Archaeological Importance’ and in 
line with securing the investigation of archaeological interest in line with 
PPS 5 ‘Planning for the historical Environment’ (DCLG, March 2010).’ 

English Heritage – do not wish to offer any comments and advise that 
the application should be determined in accordance with national and 
local policy guidance and on the basis of your specialist conservation 
advice.

 Add  Condition 

No development shall take place within the site until the 
applicant, or their agents or successors in title, has secured the 
implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has 
been submitted by the applicant and approved in writing by the 
local planning authority.  The scheme shall include on-site work, 
and off-site work such as the analysis, publication, and archiving 
of the results.  All works shall be carried out and completed as 
approved, unless otherwise agreed in writing by the Local 
Planning Authority. 

  Reason 

To ensure the appropriate identification, recording and 
publication of archaeological and historic remains affected by 
the development. 

Item 5B 

S/2010/0926 : 58 Moor Drive, Crosby
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Additional objection received from 60 Moor Drive reiterating that he considers 
the drawings to be flawed and that the proposals do not comply with the 
‘House Extensions’ SPG. 

Item 5C 

S/2010/0985 : 13 Prestwick Drive, Blundellsands

1. A petition of objection is attached.  This contains 66 signatures 
sponsored by Councillor M Barber. 

2. Amended plans received on 31 August 2010 : 

935/06B
935/01A
935/02I
and 935/03K 

3. Information from petitioner attached. 
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Item 5E 

S/2010/1062 : Ribble Buildings, Lord Street, Southport

An amended plan has been produced to address the following: 

Steps have been amended to the front entrances in line with the requirements 
of Highways Development Control, 
The parking layout has been altered to provide 2 disabled parking spaces, 
The front elevation has been amended to provide matching head detail to the 
left hand side ground floor window, 
The obscure glazing to the tower has been repositioned in the side elevation, 
and
The rear elevation has been amended to provide a display window to replicate 
what has already been granted permission. 

Item 5G 

S/2010/1144 : 18 Alexandra Road, Waterloo

A petition of 42 signatures has been submitted (but not endorsed by a 
Councillor) objecting on grounds of : 

 car parking 

 opening hours/children numbers 

 irregularities in site plan 

 Sefton funding for the proposal 

Individual objections also received from 20 Alexandra Road and Apartments 2 
& 3, 16 Alexandra Road.  The occupier of 20 Alexandra Road objects on 
grounds of loss of privacy and lack of parking.  They state that the shed at No 
20 is only temporary and that the extension would adversely impact on the 
amenity of their garden. 

2 occupiers at 16 Alexandra Road raise objection to loss of view, 
intensification of use, lack of parking, blocking of their driveway and 
overdevelopment of the site. 

Environmental Protection : no objections. 

Revised block plan received. 

Agenda Item 11

Page 72



Agenda Item 11

Page 73



Agenda Item 11

Page 74



Agenda Item 11

Page 75



Agenda Item 11

Page 76



Agenda Item 11

Page 77



Agenda Item 11

Page 78



Agenda Item 11

Page 79



Agenda Item 11

Page 80



Agenda Item 11

Page 81



Agenda Item 11

Page 82



Agenda Item 11

Page 83



Agenda Item 11

Page 84



Agenda Item 11

Page 85



Agenda Item 11

Page 86



Agenda Item 11

Page 87



Agenda Item 11

Page 88



Agenda Item 11

Page 89



Agenda Item 11

Page 90



Agenda Item 11

Page 91



Agenda Item 11

Page 92



Agenda Item 11

Page 93



Agenda Item 11

Page 94



Agenda Item 11

Page 95



Agenda Item 11

Page 96


	Agenda
	11 Late Representations
	LATE REPS2


