
Report to: PLANNING COMMITTEE Date of Meeting: 20 October 2021

Subject: DC/2020/01032
Telegraph House, Moor Lane, Crosby

Proposal: Erection of a part four/part five storey building for mixed use including a 
commercial floorspace (Class E) at ground floor and 74 No. residential apartments 
(Class C3) on upper floors, roof terraces at fourth floor level and associated works 
including access and landscaping

Applicant: Crossfield Exclusive 
Developments Limited

Agent: Mr Matthew Sobic
Savills (UK) Limited

Ward: Blundellsands, Victoria and 
Manor

Type: Major application

Reason for Committee Determination: The application is presented by the Chief Planning Officer 
as it does not provide the full required amount of private outdoor amenity space.

Summary

The application seeks to provide a mix of residential and commercial units within Crosby District 
Centre, following the demolition of a derelict and now vacant building.  The report concludes that 
the development is acceptable in terms of design, highway safety, with the substantial economic 
benefits of the development outweighing any adverse impacts arising.  The report concludes that 
subject to conditions and the completion of a Section 106 Legal Agreement the application should 
be approved.

Recommendation:  Approve with conditions subject to completion of 
Section 106 Agreement to secure a commuted sum payment of £204,738 
(at 2021/22 rates) towards affordable housing off-site.

Case Officer Steve Faulkner

Email planning.department@sefton.gov.uk

  Telephone 0345 140 0845 
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Application documents and plans are available at:

http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QFZA2KNW01A00



Site Location Plan



The Site

The application site comprises a part two storey, part three storey building of 1960s construction at 
the junction of Moor Lane and Richmond Road in Crosby.  The building was in a mix of commercial 
uses and is now unoccupied, and the site also comprises derelict land to the rear.  

The site lies within the town centre and assumes a very prominent position when directly 
approached off the main A565 roundabout to the north.  The site is largely within a commercial 
setting, bound by the pedestrianised area of Moor Lane to the south east, with three storey 
residential blocks to the north and east on the opposite side of Richmond Road and sheltered 
housing accommodation to the south and east.  Directly to the west of the site fronting Moor Lane 
is one of two blocks known as the Glenn Buildings (North), which have been subject to more recent 
investment.  The remaining immediate surroundings are of a largely commercial nature.

History
 
No history directly relevant to the application site, but an appeal was allowed at Central Buildings 
in July 2021 for 39 affordable units (DC/2020/00732). This is referred to throughout the report and 
represents a relevant material consideration for this proposal.

Consultations

MEAS – no objection following completion of Habitats Regulations Assessment (forwarded to 
Natural England), recommend conditions in respect of works during the bird breeding season and 
to secure energy efficient and low carbon design as set out in report.

Natural England- no objection following completion of Habitats Regulations Assessment.

Local Plans – no objections, welcome the range of uses proposed, scheme would require 
affordable housing and education contributions, and development must meet M4(2) of the 
Building Regulations.  Development must also address flooding and drainage concerns and make 
provision for new broadband connections.  

Highways Manager – no objection subject to planning conditions as set out in report.

Environmental Protection Manager – no objection subject to series of planning conditions as set 
out in report.

Contaminated Land – no objection subject to conditions.

Air Quality Manager – no objection subject to conditions.



Lead Local Flood Authority – additional information relating to SuDS and soil investigation 
required.

Neighbour Representations

In total, over 120 properties were notified of the application in addition to the required publicity 
via site and press notices.  

A total of 57 responses were received, 52 in support of the application, 5 objecting.

Comments in support are summarized as follows:
- The site has been neglected for a long time and will benefit from re-development,
- The site has become an eyesore in the centre,
- Development will attract people to the village who will spend money, offering a boost to 

the economy,
- Footfall will increase,
- Much needed investment affording job creation,
- Development will assist in arresting the decline of the centre,
- Development needs to connect to and integrate with existing public realm and 

opportunities should be taken for improvement.

Comments in objection are summarized as follows:
- 4/5 storeys are too high compared with more general character of 3 storey properties,
- Proposed roof garden will impact on privacy of residents,
- Buildings would cause loss of light,
- Traffic problems set to arise, parking pressures and congestion,
- Increased noise from commercial uses
- Pressure on existing commercial uses who may be forced to close with complaints from 

new residents (‘Agent for Change’ principles)

Policy Context

The application site lies within an area designated as Crosby District Centre, with the site also 
positioned within a Primary Shopping Area. The part of the site fronting Moor Lane is identified as a 
Primary Shopping Frontage in the Sefton Local Plan which was adopted by the Council in April 2017.  
                       
A number of Supplementary Planning Documents are referred to throughout the report and these 
introduce a number of relevant material planning considerations.   In addition, the National Planning 
Policy Framework was revised in July 2021 and is also a further relevant material planning 
consideration.



Assessment of the Proposal

The application is for the erection of a part four, part five storey building, which includes 979 sqm 
of commercial units on the ground floor, car parking to the rear and residential development in the 
storeys above.  A total of 74 residential units are provided on the upper floors.

Principle of Development and Main Issues

The proposal is located within Crosby District Centre and in part is identified as a primary shopping 
area.  The frontage to Moor Lane is part of the primary retail frontage. Local Plan Policy ED2 ‘Retail, 
Leisure and Other Town Centres Uses’ sets out how proposals in District Centres are considered.  It 
is expected that retail, leisure and other town centre uses (as defined in Annex 2 of the National 
Planning Policy Framework (NPPF)) would be located in district centres.  

Car park access is derived from Richmond Road, via the existing entrance to the Allengate Car Park, 
which largely serves customers of the adjacent food store.  As the proposal is within the Primary 
Shopping Area the preference would be for all ground floor units to be in retail uses, but following 
recent changes to the General Permitted Development Order, which allow for a broadening of town 
centre uses, it is considered that the ground floor could acceptably accommodate a wider range of 
uses within Class E of the Order. In addition to retail units this would include offices for visiting 
members of the public, and food and drink establishments such as coffee shops and restaurants (but 
not drinking establishments and hot food takeaways).  The applicant therefore would accept a 
planning condition to limit the range of ground floor uses which balances the need for active 
frontages with a flexible approach to securing possible end users.  

The proposed residential development above ground floor level in the upper floors is acceptable in 
principle having regard to part 5 of Local Plan Policy ED2.  Taking the above into account, there is no 
objection to the development in principle, subject to compliance with other detailed policies at 
national and local level.  

The main issues to consider relate to affordable housing provision and scheme viability.  The report 
also considers the design and the impact on the character of the area, the impact on highway safety, 
the impact on the adjoining occupiers and the living conditions of the future occupiers notably with 
regard to the provision of private outdoor useable space, drainage, contaminated land and 
archaeology.  The report also addresses issues raised having regard to the completion of an 
assessment under the Habitats Regulations, notably in respect of recreational pressures on the 
Sefton Coast.   

Affordable Housing and Viability

Local Plan Policy HC1 ‘Affordable and Special Needs Housing’ requires that schemes of 15 homes or 
more in Crosby must provide 30% of the scheme as affordable housing, which should be split 67:33 
between affordable/social rent and affordable ownership homes.  As the development is for 74 



units, it would be expected that 23 units in total would be available on this basis.  

In response to the requirement of HC1(9), the applicant has submitted a viability report which 
suggested that the development could not proceed with a reasonable return to the developer if this 
was made a requirement of the scheme (and additionally it should be noted that no contributions 
could be offered in respect of education or other town centre improvements).  The report suggests 
a profit margin to the developer of 15%.

In July 2021, this report was reviewed in detail by the Council’s retained viability consultant, CP 
Viability. This was carried out in accordance with the RICS document ‘Assessing viability in planning 
under the National Planning Policy Framework 2019 for England (Guidance Note 1st Edition, March 
2021)’, and the Planning Practice Guidance on Viability published in 2018 and since updated.  The 
report’s findings remain valid for a six month period (i.e. until January 2022).

With a fixed developer profit of 15% on cost (in line with Savills’ assessment and reflecting the lower 
end of the 15-20% range normally expected for flatted development) the proposals generate a 
residual land value of £1,244,738. As this is above the agreed benchmark land value of £1,040,000 
the development is therefore is deemed to be viable.  Furthermore, there is a surplus of £204,738 
(residual land value – benchmark land value) which could be used towards planning policies. 

It is therefore considered that the development would allow for a total contribution of £204,738 of 
Section 106 monies, whether it be towards affordable housing, or any other measure that may be 
legitimately provided for within the Community Infrastructure Levy (CIL) regulations.  

The main differences between the applicant’s report and the assessment made by the Council’s 
consultant relates to contingency.  Though it suggests that commercial rental yields may be slightly 
less than suggested by the applicant, the main difference relates to contingency, which was set at 
4.98% by the applicant whereas CP Viability confirm 3.50% to be reasonable.  The applicant has now 
agreed this figure and the scheme accords with Policy HC1 (9) in this respect

However, it is still necessary to consider Policy HC1 (10), which states that off-site provision of 
affordable housing, or a financial contribution of broadly equivalent value, will be considered where 
it can be robustly justified, and where the agreed approach contributes to the objective of creating 
mixed and balanced communities.  This also accords with Paragraph 63 of the NPPF, which states:

“Where a need for affordable housing is identified, planning policies should specify the type of 
affordable housing required, and expect it to be met on-site unless:

(a) off-site provision or an appropriate financial contribution in lieu can be robustly justified; and

(b) the agreed approach contributes to the objective of creating mixed and balanced communities.”

Taking the first point, it has been noted that the applicant has approached five different Registered 
Providers (RP) who have confirmed that the delivery of the requested units on site would not meet 



their requirements and demonstrates that there is no interest in the delivery of residential on the 
site from affordable housing delivery partners (the Supplementary Planning Document ‘Affordable 
Housing’ requires at least three) .  The general concerns relate to a perceived lack of dedicated 
parking provision for end users and other existing commitments in the locality (Plus Dane are the RP 
for Central Buildings).  Generally the interest of RPs would appear to be focussed on larger schemes 
where grant funding can be secured.

On the second point, there is clear a current shortage of affordable housing in Crosby, though the 
applicant has pointed to recent planning permissions which when implemented will begin to address 
this shortage.  This does not equate to an over-supply, nor does it in any way justify the approach to 
reduced provision, but it does bring focus on the point that off-site provision could make a 
meaningful contribution to providing additional affordable housing units locally, in a situation of 
local affordable need.  

The possibility of meaningful use of a commuted sum has been raised with the Service Manager of 
Investment and Housing Services and it is accepted that this could be utilised subject to an element 
of flexibility over its precise location and a 10 year clawback period.  The final agreed provision for 
spending would be based on the guidance contained in Section 11 of the Supplementary Planning 
Document ‘Affordable Housing’,  which sets out the following hierarchy.

• First Preference - The ward in which it was secured 
• Second Preference - The settlement in which it was secured 
• Third preference - A settlement adjacent to that in which it was secured
• Fourth preference - Elsewhere in Sefton

In summary, the applicants have demonstrated that the development would not be able to 
proceed at all if the full policy requirement of 23 homes on site is met. If the development does 
not proceed, a variety of other benefits that weigh in favour of the development would not 
materialise.  Officers are therefore of the view that it would not be possible to insist on the full 
quota of affordable housing and instead it is recommended that the sum of £204,738 be secured 
via a Section 106 legal Agreement.  This would enable those monies to be diverted to other sites 
according to the above hierarchy to assist in providing affordable housing off-site.  

As such the development does not conflict with Sefton Local Plan Policy HC1 and Paragraph 63 of 
the NPPF and this is afforded significant weight in the planning balance.

Economic Benefits

The proposal is considered to give rise to urban regeneration benefits and represents investment 
that will support the vitality and viability of the centre.  New employment opportunities will be 
generated, and new residential properties in the area will also spend locally contributing to 
supporting new and existing businesses in the area.  It is anticipated by the applicant that the new 
commercial floorspace may deliver in the region of 42 – 52 full time employment opportunities, 
(though it is recognised that there are existing unoccupied premises at present).



A further jobs would be created through the construction process.  The applicant has suggested that 
a total of 57 person years would be achieved on this basis.

It is also considered that the mix of one and two bedroom accommodation may assist in freeing up 
a number of existing under-occupied properties elsewhere and increase available choice of family 
housing elsewhere, which offers a social benefit in addition to a boost to the housing market.

It is noted that across the board there have been substantial reductions in footfall across many town, 
district and local centres in the past 18 months and significant jobs lost.  In such an environment, it 
is considered investment of this nature ought to be strongly supported subject to compliance with 
other policies and the appropriate addressing of environmental impacts and social implications.  

In line with Paragraph 80 of the NPPF, these factors must be given significant weight in the planning 
balance.  It is considered that the scheme will deliver substantial economic benefits.

Design and Character of the Area

The proposal is for a part four, part five storey building, which will offer active frontages to both 
Moor Lane and Richmond Road.  The building currently gives rise to a non-active frontage to 
Richmond Road, save for a wall opening that would have offered car parking for previous occupiers.  
This development would resolve this by offering a strong active frontage.  

The main pedestrian access to the residential part of the development is onto Richmond Road, but 
there are opportunities for ground floor access to the commercial premises fronting Moor Lane too.  
Further safe pedestrian access is available from the car park to the rear of the site as well.

The side of the development facing Moor Lane would improve on the existing by bringing the ground 
floor forward to align with the Glenn Buildings, resolving a townscape issue of the current building 
being set back behind a canopy above the ground floor.  The building does give rise to a slightly 
awkward transition with the adjacent two storey Glenn Buildings, and the difficulty of linking the 
buildings is further exacerbated by the existing pitched roof. Whilst less than ideal, it is felt that this 
is the best available design solution that can be accommodated given these constraints.

The Crosby Centre SPD identifies the site as capable of accommodating development of at least two 
storeys in height.  The building does give rise to a five storey corner feature when viewed from the 
non-pedestrianised section of Moor Lane which is a height not especially common across the centre.  
There is some acknowledged variance in height and scale in the centre, not least with the more 
traditional buildings fronting the central part of the pedestrian area of a three storey scale, but also 
various two storey buildings of later construction, single storey components adjacent to the two 
storey art deco influenced Glenn Buildings (South), the three storey residential flats at Avon Court, 
and the new sheltered accommodation to the south and east of the site at Grove Court, which is of 
three storey height but assumes a more significant impact owing to its roof massing.



The height and mass of the building is clearly over and above anything else within the centre at 
present, but it is clear that whilst traditional materials are consistent across the centre, there is wider 
variance in respect of scale and massing.  The new design clearly improves on the existing building, 
which offers largely inactive frontages (none to Richmond Road and Moor Lane compromised by the 
ground floor setting back and canopies), awkward internal layouts which would appear to be off-
putting to prospective end users as borne out by a lack of occupation. With such variance across 
Crosby, added to the site’s prominence on a corner, it is felt on balance that the increased height is 
capable of being acceptably accommodated on this occasion, with the best efforts made to address 
an awkward joining to Glenn Buildings (North).

At the request of officers, and prior to the application being submitted, the applicant agreed to 
undertake a review with Places Matter, an independent design review body, in respect of the design 
and layout of the proposals.  This review concluded that a series of changes would be beneficial to 
the development, but their more prevalent concerns related to the practicalities of the internal 
layout and landscaping, rather than scale and height.  It is therefore significant that the approach to 
height and scale has been subject to a separate independent review which is largely accepting of 
this.

The proposal has also been subject to a Townscape and Visual Impact Assessment (TVIA), provided 
by the applicant which identifies a number of key viewpoints that owing to the general street 
patterns of the centre give rise to most of the visual impacts being localised, i.e. the buildings 
generally visible from short to medium range.  The site would mostly not be viewed from the 
opposite end of the pedestrianised section of Moor Lane, and views from the A565 by-pass facing 
north will be of a building set behind a range of fragmented and varied building heights as explained 
above.  The building would not be especially visible on the A565 southbound approach due to the 
intervening roundabout and trees which filter visual impacts facing that direction.  The wider visual 
impacts of the building are agreed not to be harmful.  

The building is stepped back on its upper floors to help reduce its visual massing, with the tiled 
mansard and aluminium roof, and the elevations have been broken down with a wider selection of 
materials and greater verticality to increase the glazed emphasis of the windows. This reduces 
impressions of elongated mass enabling the building’s height at its corner to be played down 
somewhat.  These changes add depth and richness to the elevations.

The choice of materials for this proposal are kept to a minimum and would incorporate a variety of 
grey, buff and red bricks, which reflect the general pattern of materials that prevail in the centre at 
present, and a tiled mansard roof is proposed with aluminium feature dormers.  A planning condition 
is recommended to secure samples.

The footpaths around the building will all be improved and the access into the site will be finished 
to an appropriate standard, which will also match the existing public realm.  The space to the rear 
incorporating the car park is active and well overlooked, making provision for safe pedestrian access 
whether from Richmond Road or round the back of the Glenn Buildings (South).  The design of the 
rear is enhanced by a raised lawn proposed to the entrance from the car park.  



The applicant also proposes planters and seating at the front of the commercial premises to the 
corner, which would address approaches from Moor Lane heading in a westerly direction off the 
main A565 roundabout.

The outdoor space identified for use by occupiers is subject to a bespoke design, and the larger area 
of the two roofspaces would include a raised lawn area for relaxation, an outdoor lounge with 
moveable seating, and various communal loungers and seating.  The smaller outdoor space 
proposed communal dining and table tennis facilities.  Subject to the precise details and timing of 
the availability being secured by condition, these spaces are considered to offer excellent 
opportunities for relaxation in an otherwise confined setting.

Having regard to the above, it is not unreasonable to raise some reservations over the height and 
scale of the built form, and the manner of the building’s joining to the Glenn Buildings (North).  
However, more generally, the chosen approach offers a substantial improvement on the existing 
derelict building and land, and also addresses long standing concerns over a lack of active frontage 
and debilitating impacts on the centre due to the prominent location of the building as it stands.  
The development will also not give rise to unacceptable visual impacts from wider vantage points 
whether short or long range.   Weight is also afforded to the fact that the application has been 
independently scrutinised prior to submission by an independent panel and has seen a number of 
recommendations of that panel accepted and taken through to the final chosen design.

Taking the above into account, the scheme is therefore felt to bring no specific conflict with Local 
Plan Policy EQ2 ‘Design’, or the provisions set out by Section 12 of the NPPF.  

Impact on the adjoining occupiers 

The proposals introduce residential and commercial activities consistent with what prevails 
elsewhere within the district centre.  The nearest immediate neighbour, on Moor Lane, is the Glenn 
Buildings (North), which comprises a mix of uses including a bar and function rooms.  The proposed 
uses and built form would not cause harm to this property or any others on the north side of Moor 
Lane.

On the Opposite side of Moor Lane are further buildings in mixed residential, office and commercial 
use, and these include Glenn Building (South).  The development will not give rise to any adverse 
impacts in terms of their use or built form.



The other nearest occupiers likely to be affected are Avon Court, on the opposite side of Richmond 
Road to the north of the development, and Grove Court which comprises a sheltered housing to the 
east.  Avon Court comprises various three storey flat roofed residential properties set at right angles 
to Richmond Road, and the nearest building would be 22 metres away from the proposed Richmond 
Road elevation.  This is sufficient to prevent unacceptable overshadowing and there would be no 
loss of outlook or privacy resulting to Avon Court, as the nearest buildings do not face the 
development directly, rather, face south west along Richmond Road, or south east towards Grove 
Court.

Grove Court is set well back into the site towards the A565 by pass and this means the building at 
its nearest to the development is positioned over 50 metres away, with the car park and landscaped 
areas intervening.  As such it is not anticipated that there would be any unacceptable overshadowing 
or loss of privacy to these neighbouring occupiers.

The roof terraces will be used for outdoor private space to the residential flats, so it is not 
unreasonable to raise concerns over impacts on adjoining premises, but in reality, the terrace is not 
going to enable direct views into nearby residential properties adjacent as it is elevated above those 
nearest, windows of adjoining premises are offset, and there is acceptable distance between the 
terrace and other properties above.

Due to the mix of residential and commercial uses proposed, the Environmental Protection Manager 
has recommended a scheme of sound insulation that protects the newly created residential 
properties from activity in the commercial uses below.  

It has also been identified (and is noted by one of the objectors) that complaints occasionally arise 
relating to noise from entertainment establishments in this area.  In addition, the England noise map 
indicates that part of the site might be impacted by high levels of road traffic noise.  It is therefore 
recommended that appropriate acoustic glazing and acoustically treated ventilation is provided to 
properties and installed prior to occupation.  

It is also recommended in the absence of clarification in a noise assessment that any music proposed 
within the building is played at background levels only.

A Construction Environmental Management Plan (CEMP) can address any issues arising during the 
construction process and an informative added.  

In summary the proposal brings with it a number of impacts similar to those the development will 
face itself owing to its district centre location.  The scheme is acceptably designed and with 
appropriate planning conditions will comfortably co-exist alongside those uses around it.  In these 
respects, the scheme is fully compliant with Local Plan Policies EQ2 ‘Design’ and EQ4 ‘Pollution and 
Hazards’.



Living Conditions of Future Occupiers

The size of the apartments are acceptable, meeting minimum space standards, and the outlook and 
living conditions are considered to be acceptable.  All entrances to the flats have been designed to 
have level thresholds and provide step free access into the building. It has been designed to be 
accessible to all residents and each floor will also have use of a separate communal staircase. 

The communal corridors are all 1.5m wide and there are two lifts proposed, all of which afford access 
to the private amenity area on the roof. The communal entrances into the building have been 
designed to achieve the minimum standards of M4(2) of the Building Regulations.

The Council requires private amenity space to be provided with new flats.  For a development of this 
size, a total of 1,440 sq metres would be required.  This proposal provides 866 sq metres, on the 
roof of the building, which clearly falls short of delivering the required amount and delivers just 60% 
of the overall requirement.  It is noted that Paragraph 32 of the SPD ‘Flats and Houses in Multiple 
Occupation’ does suggest that a communal area such as a roof terrace is one way of meeting the 
standard.

Paragraph 33 states that a lower standard may be acceptable where the proposal is within easy 
walking distance to a local centre, where the benefits of being close to community facilities and 
public transport are significant.  Clearly, that is the case here.  It also allows for reduced standards 
where the re-use of a building has wider significant community or regeneration benefits.  

The proposal does not give rise to the re-use of the building.  However, it is currently vacant, and its 
redevelopment added to its ongoing derelict status meets with the spirit of what the guidance 
intends.  These are criteria on which the applicants are entitled to rely when formulating their 
proposals.

It is also noted that under recently revised permitted development rights, it would prove possible to 
secure the existing building’s reuse for residential development, subject to prior approval being 
obtained, with no outdoor space deliverable and further roof top extensions which would be capable 
of delivering approximately 40-45 units.  This assumes units of a size consistent with those proposed, 
which themselves largely exceed minimum space standards comfortably.

If 72 residential dwellings can be accepted in land use planning terms, having regard to transport, 
noise, flooding and contaminated land issues, it is in theory then possible for a number of units to 
be achieved via prior approval with no private outdoor space whatsoever.  This is not understood to 
represent a desirable proposition for the applicant but is raised simply to illustrate the difficult 
challenges now faced when seeking to secure acceptable private outdoor space for such 
developments as a result of recent changes to permitted development rights.  



The recent appeal decision at Central Buildings is also noted and is a relevant material consideration 
that cannot be set aside.  Although some of the findings of the Inspector are not accepted, such as 
the undue weight given to the reliance on occupiers using high-specification tumble dryers for 
clothes’ drying, the Inspector has identified similar points in the SPD relating to the development’s 
central location and has also pointed to the proximity of various parks nearby.  These are not 
accepted to represent a substitute for the provision of private outdoor space for residents, but it is 
considered reasonable given the number and quality of those parks for them to offset the level of 
identified shortfall in available private space. 

Additionally, the useable space provided is accessible to all residents and has been designed to a 
high quality specification.  Taken in isolation, an area of 866 sq metres is a substantial area offering 
plentiful space for end users.

In conclusion, the scheme fails to meet the Council’s quantitative requirement for private outdoor 
amenity space to be provided for new flats but appropriate justifications have been presented that 
accord with the provisions of Paragraphs 32-34 of the SPD ‘Flats and Houses in Multiple Occupation’.  
This in turn allows the conclusion that there is no direct conflict with Local Plan Policy EQ2 ‘Design’.  
However, whilst there is a noted shortage of provision, there is provision nevertheless.  The failure 
to secure the full quantum required by guidance weighs against the development to a moderate 
degree  in the wider planning balance and is to be considered against all other factors for and 
against.  

Parking, Transport and Highway Safety

The main vehicular access into the site would be from Richmond Road, sharing the access available 
for Allengate car park.  The access into the site adjacent to the building itself would be gated and 
parking is confirmed only to be available for use by residential occupiers.  26 parking spaces are 
provided in total, two of which are accessible, two motor cycle bays, and 80 cycle spaces.  

There are no defined parking requirements in town centres for 5 dwellings or more and standards 
must be considered on a site by site basis.  The Supplementary Planning Document ‘Sustainable 
Travel’ also confirms that even car-free development may be accepted where it can be 
demonstrated that there is good access to public transport and local amenities, and where there is 
no adverse highway safety impact.  

The applicant has provided evidence in their Transport Statement to the effect that there are various 
bus routes in close proximity to the site, and there is good pedestrian accessibility to the site given 
it is within a district centre, fronting onto the pedestrianised area.  A Minimum Accessibility 
Standards Audit (MASA) has been supplied with the application and this also confirms that the site 
is in a highly accessible location, with a variety of sustainable transport options available locally.  



There are two other car parks within the district centre (The Green and Cookslands) which in 
addition to Allengate, comprise over 300 parking spaces.  For residential development, the greatest 
pressures are generally in evenings and at weekends, and consequently, it is at weekends where 
demand will be greatest given that during most evenings there will be reduced demand on parking 
associated with the wider centre.

The applicant has therefore indicated that leasehold arrangements for the flats would allocate 
spaces for some occupiers, and others would be able to apply for permits to park in the district 
centre but there would be limited availability.  That said, it is felt that available supply is sufficient 
to cater for likely demand resulting from the development.

In these circumstances, it is considered that a lower level of car parking is acceptable.  This 
assessment has regard to the appeal allowed in July 2021 for Central Buildings, which also provided 
for levels of parking on-site lower than would be expected were the site outside a district centre.

The Transport Statement has established likely trip rates to be in the order of 7 two way trips in the 
AM peak (8am to 9am) and 11 two way trips during the PM peak period (5pm to 6pm) which would 
amount to less than one vehicle every five minutes in the peak hours.  This level of traffic is easily 
capable of being accommodated.  Though the building is currently vacant, the existing commercial 
space is of a comparable size to that proposed, and it is accepted that if the building was fully 
occupied the number of trips associated with the new proposed units would be no different.

Tracking drawings have been provided demonstrating that refuse can be collected from the area to 
the rear of the building and vehicles can exit the site in forward gear.  Servicing is proposed from the 
pedestrianised section of Moor Lane which is consistent with a large number of other units in the 
centre and would be subject to existing restrictions to preclude it between 0600 and 2200.  

With regard to conditions, a number are attached including a requirement to secure a Car Parking 
Management Strategy to ensure spaces are maintained for residents, and 3 electric vehicle charging 
points are provided which would also be secured by condition and exceed the number required.  

A travel plan is recommended by the Highways Manager and this will enable the promoting of a 
range of sustainable means of travel and will complement the car park management plan.  A 
construction traffic management plan is also required and is incorporated as part of a Construction 
Method Statement (CMS), as is a condition to ensure that redundant vehicle crossings to Richmond 
Road are reconstructed plus a condition ensuring that the proposed new block paving ties in 
effectively with that existing to Moor Lane and Richmond Road.

Having regard to the above, whilst the Highways Manager is of the view that there will be additional 
pressures on parking availability within the centre at certain times, this would not give rise to 
conditions harmful to highway safety and the development can be accommodated acceptably.  
There would be no conflict in this respect with Sefton Local Plan Policy EQ3 ‘Accessibility’ or Section 
9 of the National Planning Policy Framework (Promoting sustainable transport), in particular 
paragraph 111. 



Flooding and Drainage

The applicant will be required to demonstrate that the requirements of policy EQ8 ‘Flood risk and 
surface water’ are met, including the incorporation of sustainable drainage systems and provision 
for their long-term management and maintenance.  The site is in Flood Zone 1.  

Following receipt of the application the applicants provided information in respect of the Sustainable 
Drainage System (SuDS). It is recommended that the site is drained on a separate system with foul 
water draining to the public sewer and surface water draining in the most sustainable way. This can 
be included in a condition to ensure that this is implemented and would ensure that there is no 
conflict with Sefton Local Plan Policy EQ8 ‘Flood Risk and Surface Water’ and the provisions of 
Paragraph 167 of the NPPF.
 
Contaminated Land

A preliminary risk assessment has identified potentially contaminative sources, including Made 
Ground associated with the construction / demolition of  buildings on site, and an electricity sub-
station in the north of the site.  As such, the applicant’s consultants have recommended a site 
investigation to establish the depth and nature of any Made Ground soils and contamination, and 
to obtain information on the ground conditions for a geotechnical assessment. 

The Made Ground and / or infilled basements could be a potential source of ground gases, and it 
has been recommended that ground gas monitoring wells should be installed if deep Made Ground 
is encountered during any intrusive investigation. 

The Contaminated Land Team Leader agrees with these recommendations for a site investigation 
and a full suite of planning conditions and informative form part of the recommendation.  Subject 
to these safeguards the proposals would not conflict with Sefton Local Plan Policy EQ6 
‘Contaminated Land’ and the provisions of NPPF paragraph 183.

Air Quality

It has been recommended that electric vehicle recharging points are provided in line with the Sefton 
Council Lowering Transport Emissions Planning Policy Note.  This is addressed by planning condition.  
It has also been recommended that a written scheme to control dust from construction activities 
should be submitted to the Council for prior approval and will be a specific part of a condition 
requiring a Construction Environment Management Plan.  This ensures compliance with Sefton Local 
Plan Policy EQ4 ‘Pollution and Hazards’.



Heritage Impacts

There are no adjacent conservation areas or listed buildings, though some buildings on Moor Lane 
including the Glenn Buildings (North and South) and The George Public House are considered to be 
non-designated heritage assets.  The latter is of such distance from the site that it is not adversely 
affected by the development. Though, as mentioned above, there is a difficult connection to the 
setting of the Glenn Buildings (North), the general setting is likely to be improved overall by the 
removal of the existing derelict, vacant building.

The development therefore gives rise to no conflict with Policy NH15 of the Sefton Local Plan.

Ecology and Habitats Regulations Assessment

Following the application submission, Natural England requested further information to determine 
impacts on the Ribble and Alt Estuaries SPA and Ramsar sites; Sefton Coast SAC and Sefton Coast 
SSSI. It was in turn requested that an assessment be carried out of the operational impacts on 
designated sites via additional recreation pressure.  Following that response, MEAS has completed 
a Habitats Regulations Assessment (HRA).

The following international and national designated sites are identified to be accessible (by foot, car 
and public transport) to the development site. 

• Ribble and Alt Estuaries SPA (2.1km); 
• Ribble and Alt Estuaries Ramsar (2.1 km); 
• Sefton Coast SAC (2.1km); 
• Mersey Estuary SPA (17.4km);
• Mersey Estuary Ramsar (17.4km); 
• Liverpool Bay SPA (11.9km) 
• Mersey Narrows and North Wirral Foreshore SPA (17.5km; 
• Mersey Narrows and North Wirral Foreshore Ramsar (17.5km); 
• Dee Estuary SAC (18.7km) 
• Dee Estuary SPA (28.9km); and 
• Dee Estuary Ramsar site (22.9km.) 

As the proposal is for 74 net residential units, this will result in increased visits (and in turn, increased 
recreational pressure) to international and national sites. This may result in significant effects on 
habitats and species for which these sites have been designated. 

Sefton Local Plan’s HRA and the SPD ‘Nature Conservation’ respectively identifies recreational 
pressure from residential development as a Likely Significant Effect alone and in combination. 
Recreational pressure is recognised in the formal statutory Conservation Advice Packages and Site 
Improvement Plans as Medium-High risk to qualifying features of the international and national 
sites. 



An assessment of likely significant effects has been undertaken using the Source Pathway-Receptor 
model, which is based upon the essential features and characteristics of the project only and 
concludes that, without mitigation/preventative measures, there will be likely significant effects on 
the above international and national sites. 

Appropriate Assessment has therefore been undertaken in accordance with Regulation 63 (Habitats 
Regulations 2017) and this concludes that, with mitigation/preventative measures secured through 
the appropriate planning mechanisms, there will be no adverse effect upon the integrity of 
international and national sites. 

Natural England have been consulted on the outcome of this Appropriate Assessment and have 
confirmed that they raise no objections.  The assessment of likely significant effects, an Appropriate 
Assessment Summary and the final comments of Natural England are appended to the Committee 
Report.

The response from MEAS gives rise to no other outstanding concerns but recommends any works 
taking place during the bird breeding season are carried out under appropriate supervision.  Subject 
to appropriate conditions, the scheme gives rise to no conflicts with Sefton Local Plan policies NH2, 
NH3 and NH4.

Climate Change

The site is advantageously situated given its district centre location. This enables higher density 
residential and commercial development offering services to the public whilst drawing residential 
occupiers closer to existing services.  This gives rise to sustainable development which in itself ought 
to reduce the need for travel and facilitate linked trips, in turn, reducing carbon emissions.  

It is also noted that the development will be required to meet energy efficiency measures required 
under the regulatory framework through Part L of the Building Regulations, and as part of that 
detailed assessment at the detailed design stage, Standard Assessment Procedure (‘SAP’) 
Calculations will be undertaken.  Given that these SAP Calculations may generate a requirement for 
decentralised energy, the applicant has identified areas on the roof where Photovoltaics may be 
located as shown on the Roof Plan provided with the application.
 
As such, the building will meet energy efficiency requirements as required by legislation and 
opportunities for photovoltaics are capable of further exploration subject to requirements under 
Part L and viability.  Even if photovoltaics are not delivered at this stage, the scale of roof space 
presents that opportunity in the future. 

In addition, Policy EQ7 allows for major development to incorporate measures to reduce greenhouse 
gas emissions where practicable.  One of these measures relates to infrastructure or low emissions 
vehicles and to this extent the scheme is compliant with that policy.  There are no specific issues 
brought by the development that give rise to concerns on this point and there is no conflict with 
Policy EQ7 of the Sefton Local Plan.



Representations 

The proposals have been subject to a considerable number of representations.  The letters of 
objection are from existing residents of the centre and raise concern over direct impacts resulting 
from the development, mostly, overlooking, loss of privacy, parking pressures, increased noise and 
disturbance and the scale of the built form.  

That the letters of objection are from close to hand would afford those concerns a reasonable degree 
of weight, however, it is not accepted that the scheme is unacceptably designed or would give rise 
to the other impacts being claimed.  Planning conditions are recommended where impacts might 
otherwise prove unacceptable and appropriate weight is therefore afforded to those 
representations.

It is also important to contextualise the support for the proposal.  A large number of letters in 
support do not derive from those directly notified of the development, with many from businesses 
and community groups who express support for the developer as much as for the actual 
development itself.  

There are a number of letters in support from Crosby residents too, but the theme of all the support 
is essentially the same in that it suggests that the investment should be supported with spin-off 
benefits likely to accrue and the removal of a derelict eyesore site focussing heavily in some letters.  

Though the support is significant in terms of the number of letters received, its weight is slightly 
tempered by the fact that the vast majority of them do not come directly from notifications sent by 
the Council.  That notwithstanding, the comments received still accord in many respects with the 
view of officers that the significant economic and regeneration benefits brought about by the 
development merit support being offered, and it is felt that the level of support should be 
considered to be at least on a par with that advanced by objectors.  

On balance, it is considered that the wider public support for the proposals adds a small degree of 
weight in favour of the development proposed.

Other Matters

The National Planning Policy Framework (NPPF) outlines how high quality and reliable 
communications infrastructure is essential for economic growth and social well-being, the 
importance of which is now being demonstrated during the Coronavirus Pandemic. The inclusion of 
adequate broadband facilities for each residential unit can be secured by a condition to comply with 
the NPPF and Local Plan Policy IN1 ‘Infrastructure and Developer Contributions’.

As stated above, viability issues do not allow for the provision of financial contributions towards 
school education.



Section 106 Legal Agreement 

The report has outlined a single planning obligation, which will be included in a Section 106 legal 
agreement.  This is in relation to providing a financial contribution to off-site affordable housing, 
with the monies to be spent in line with the above hierarchy set out by the Supplementary Planning 
Document ‘Affordable Housing’.  

This is for a sum of £204,738.  It is considered that this meets the necessary planning tests and are 
relevant to the development and comply with Local Plan Policy IN1 ‘Infrastructure and Developer 
Contributions’.

Planning Balance and Conclusion

The benefits of the scheme relate to a quality design that deals very effectively with a currently 
derelict and vacant site, bringing investment and regeneration to the borough.  The development 
will bring new residents to the village and with it increased spending power to use in existing services 
and facilities, whilst revitalising the existing commercial offer in this part of Crosby.  These factors 
weigh significantly in favour of the development.  This scheme would make a significant contribute 
to the Council’s five year housing supply position and this also weighs significantly in favour of the 
development.

It is considered by the Highway Manager that parking levels are acceptable and will not bring 
additional concern over highway safety.  There are no identifiable adverse impacts on fauthe 
environment, in relation to air quality, contaminated land, drainage, ecology or in respect of non-
designated heritage assets.  Impacts on nearby and future occupiers can also be appropriately 
managed.  These factors attract neutral weight in the planning balance.

It is accepted that the development will not deliver the full amount of on-site affordable housing 
required by policy.  However, the applicant has confirmed agreement to an off-site financial 
contribution and this has been established as appropriate following an open and transparent review 
of the applicant’s viability report by the Council’s retained consultant, CP Viability.  This approach is 
endorsed by Policy HC1 of the Sefton Local Plan and the failure to make the full on-site provision is 
not therefore considered to weigh against the development.

In relation to the disadvantages of the scheme, it provides only 60% of the private amenity space 
required by the Council’s ‘Supplementary Planning Guidance’.  However the applicant is considered 
to have taken advantage of all available opportunities to provide as much private amenity space as 
is practicable. The site’s central location plus other nearby facilities (acknowledged via HRA) and the 
possibilities now ranging via permitted development is such that this harm is not considered to be 
sufficient to outweigh the other factors favouring the granting of planning permission. 



In assessing any proposal of this nature, all relevant matters must be weighed and a balanced view 
taken. The scheme offers significant regeneration benefits and will bring a positive use to a site 
which is derelict at present and will likely continue to remain the case without any meaningful form 
of investment.  

As such the scheme offers a range of regeneration benefits - physical, economic and social - and 
would be a stimulus for further redevelopment in Crosby. These are given significant weight in the 
planning balance and it is considered that these outweigh the identified lack of outdoor amenity 
space. In all other respects the proposal accords with national and local planning policy and is 
recommended for approval subject to the completion of a legal agreement and conditions as set out 
below.

Recommendation - Approve with conditions subject to completion of 
Section 106 Agreement to secure a commuted sum payment of £204,738 
(at 2021/22 rates) towards affordable housing off-site.

Time Limit

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

Reason: In order that the development is commenced in a timely manner, as set out in Section 
91 of the Town and Country Planning Act 1990 (as amended).

Approved Plans

2) The development shall be carried out in accordance with the following approved plans and 
documents:
 
- RBA_187_(2-)_A001 Revision P01 – ‘Existing Location Plan’
- RBA_187_(2-)_A002 Revision P01 – ‘Existing Site Aerials’
- RBA_187_(2-)_A003 Revision P01 – ‘Existing Elevations’
- RBA_187_(2-)_A100 Revision P02 – ‘Proposed Site Plan – In Context’ 
- RBA_187_(2-)_A101 Revision P02– ‘Proposed Ground Floor Plan’
- RBA_187_(2-)_A103 Revision P02 – ‘Proposed Typical First & Second Floor Plan’
- RBA_187_(2-)_A104 Revision P02 – ‘Proposed Third Floor’
- RBA_187_(2-)_A105 Revision P02 – ‘Proposed Fourth Floor’
- RBA_187_(2-)_A106 Revision P02 – ‘Proposed Roof Plan’
- RBA_187_(2-)_A201 Revision P02 – ‘Proposed Elevations – Sheet 01’
- RBA_187_(2-)_A202 Revision P02 – ‘Proposed Elevations – Sheet 02’
- RBA_187_(2-)_A203 Revision P02 – ‘Proposed Elevations – Sheet 03’
- RBA_187_(2-)_A204 Revision P02 – ‘Proposed Contextual Rendered Elevations’
- RBA_187_(2-)_A300 Revision P02 – ‘Proposed Interface Compliance Diagram’



- RBA_187_(2-)_A301 Revision P01 – ‘Proposed Enablement Strategy’
- 1014-ASRI-XX-XX-DR-L-0001 Revision 00 – ‘Landscape Ground Floor Plan’
- 1014-ASRI-XX-XX-DR-L-0002 Revision 00 – ‘Fourth Floor Landscape Arrangement’
- 10933_T:200:1:1 – ‘Topographical Survey’
- CGIs and sketch visuals

Reason: For the avoidance of doubt.

Before the Development is Commenced

3) No development shall take place until a Construction Method Statement has been submitted 
to and approved in writing by the local planning authority. The Statement shall provide for: 

i) the parking of vehicles of site operatives and visitors; 
ii) loading and unloading of plant and materials; 
iii) storage of plant and materials used in constructing the development; 
iv) the location of a site compound; 
v) the erection and maintenance of security hoarding including decorative displays and 

facilities for public viewing, where appropriate; 
vi) measures to control the emission of dust and dirt during construction; 
vi) details of all wheel washing facilities including provision for the wheel washing of 

every vehicle directly engaged in construction/demolition activity prior to it leaving 
the site;

vii) measures to control noise and vibration during construction, including details of 
piling and the days/hours when piling will take place; 

viii) details of external lighting during construction; 
ix) a scheme for recycling/disposing of waste resulting from demolition and construction 

works; 
x) details of construction working hours;
xi) The name and contact details of person(s) accountable for air quality and dust

issues, and
xii) A programme for issuing information on construction activities to residents that

border the site.

The approved Construction Method Statement shall be adhered to throughout the 
construction period for the development. 

Reason: To safeguard the conditions of neighbouring/adjacent occupiers and land users.

4) No development shall commence until a preliminary investigation report has been submitted 
to and approved in writing with the Local Planning Authority.  The report must include:

 - Desk study
 - Site reconnaissance



 - Data assessment and reporting
 - Formulation of initial conceptual model
 - Preliminary risk assessment

If the Preliminary Risk Assessment identifies there are potentially unacceptable risks a detailed 
scope of works for an intrusive investigation, including details of the risk assessment 
methodologies, must be prepared by a competent person (as defined in the National Planning 
Policy Framework, revised July 2021). The contents of the scheme and scope of works are 
subject to the approval in writing of the Local Planning Authority.

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'.

Reason: The details are required prior to development or site clearance commencing to ensure 
that risks from land contamination to the future users of the land and neighbouring land are 
minimised, together with those to controlled waters, ecological systems, property and 
residential amenity and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

5) No development shall commence until the approved scope of works for the investigation and 
assessment must be undertaken by competent persons and a written report of the findings 
shall be submitted to and approved in writing by the Local Planning Authority. The report shall 
include an appraisal of remedial options and identification of the most appropriate 
remediation option(s) for each relevant pollutant linkage.  Remediation shall proceed in 
accordance with the approved details. 

Reason: The details are required prior to development or site clearance commencing to ensure 
that risks from land contamination to the future users of the land and neighbouring land are 
minimised, together with those to controlled waters, ecological systems, property and 
residential amenity and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

6) No development shall commence until a remediation strategy to bring the site to a condition 
suitable for the intended use by removing unacceptable risks and the relevant pollutant 
linkages identified in the approved investigation and risk assessment, has been submitted to 
and approved in writing by the Local Planning Authority. The strategy must include all works 
to be undertaken, proposed remediation objectives and remediation criteria, timetable of 
works, site management procedures and roles and responsibilities. The strategy must ensure 
that the site will not qualify as contaminated land under Part 2A of the Environmental 
Protection Act 1990 on completion of the development.  The remediation strategy must be 
carried out in accordance with the approved details at all times.

Reason: The details are required prior to development or site clearance commencing to ensure 
that risks from land contamination to the future users of the land and neighbouring land are 



minimised, together with those to controlled waters, ecological systems, property and 
residential amenity and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

During Building Works

7) Prior to the occupation of the first dwelling full details of an information pack to be provided 
informing residents of the presence and importance of the designated nature sites, and how 
residents can help protect them shall be submitted to and approved in writing by the Local 
Planning Authority.  The pack shall include a responsible user code and a list of alternative 
greenspaces.  The agreed information must be supplied to occupiers on first occupation of 
each dwelling. 

Reason: To mitigate recreational pressure on the designated coast.

8) No development shall commence above slab level until details of the implementation, 
maintenance and management of the sustainable drainage scheme have been submitted to 
and approved in writing by the local planning authority.  Those details shall include: 

i) a timetable for its implementation, and 
ii) a management and maintenance plan for the lifetime of the development which shall 

include the arrangements for adoption by any public body or statutory undertaker, or 
any other arrangements to secure the operation of the sustainable drainage system 
throughout its lifetime.  

The sustainable drainage system shall be implemented and thereafter, managed and 
maintained in perpetuity in accordance with the approved details.

Reason: These details are needed prior to the commencement of development in case design 
changes are necessary; in order to promote sustainable development, in order to secure 
proper drainage and to manage risk of flooding and pollution.

9) No development shall commence above slab level until a detailed scheme of highway 
improvement works has been submitted to the local planning authority for its written 
approval. The scheme shall include the full reconstruction of the two redundant vehicle 
crossings as footway on Richmond Road and works to the existing block paviours on the Moor 
Lane/Richmond Road frontage to ensure the proposed areas of hard landscaping tie into the 
existing footway.  No part of the development shall be brought into use until the highway 
improvement works and accesses have been constructed in accordance with the approved 
details.

Reason: In the interests of highway safety.



10) No part of the residential development shall be occupied until a Car Parking Management Plan 
has been submitted to and approved in writing by the Local Planning Authority which sets out 
measures ensuring they will be available for residents of the development at all times. 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.

11) Within six months of the development being first occupied or brought into use a Travel Plan 
comprising immediate, continuing and long-term measures to promote and encourage 
alternatives to single-occupancy car use has been prepared, submitted to and approved in 
writing by the Local Planning Authority. The approved Travel Plan shall then be implemented, 
monitored and reviewed in accordance with the agreed Travel Plan Targets. 

Reason: In order to meet sustainable transport objectives including a reduction in single 
occupancy car journeys and the increased use of public transport, walking & cycling.

12) No development shall commence above slab level until details of the materials to be used in 
the construction of the external surfaces of the development are submitted to and approved 
in writing by the local planning authority. Development shall be carried out in accordance with 
the approved details.

Reason: These details are required prior to external construction to ensure an acceptable 
visual appearance to the development.

13) No development shall commence above slab level until a scheme of sound insulation to 
protect future residents from noise associated with the ground floor commercial use has been 
submitted and approved in writing by the local planning authority. Development shall be 
carried out in accordance with the approved details and retained thereafter. 

Reason: To ensure that no harm results to the living conditions of residents above proposed 
ground floor commercial uses.

14) No development shall commence above slab level until a timetable for the provision of all 
private outdoor amenity space in conjunction with drawing no. 1014-ASRI-XX-XX-DR-L-0002 
Revision 00 – ‘Fourth Floor Landscape Arrangement’, including confirmation of full access for 
all properties, has been submitted to and approved in writing by the local planning authority.  
The private outdoor amenity space shall be made available for occupiers of the development 
at all times thereafter.

Before the Development is Occupied

15) A scheme of works for the proposed vehicular and/or pedestrian accesses shall be submitted 
to and approved in writing by the Local Planning Authority.  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 above.

Reason: In the interests of highway safety.

16) 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.

17) A minimum of 3 no. electric vehicle charging points shall be provided in accordance with a 
scheme to be approved in writing by the local planning authority. The charging points shall be 
installed and made fully operational prior to first occupation of the development, and the 
equipment shall be retained in working order thereafter.

Reason: To facilitate the use of electric vehicles and to reduce air pollution and carbon 
emissions.

18) No dwelling hereby approved shall be occupied until details of full fibre broadband 
connections to all proposed dwellings within the development have been submitted and 
approved in writing by the local planning authority. The infrastructure shall be installed prior 
to occupation and made available for use immediately on occupation of any dwelling in 
accordance with the approved details.

Reason: To ensure adequate broadband infrastructure for new dwellings and to facilitate 
economic growth.

19) Prior to the first use, or subsequent alternative use, of the commercial units, a scheme of noise 
and odour control for any kitchen equipment, plant or equipment shall be submitted to and 
approved in writing by the local planning authority. Development shall be carried out in 
accordance with the approved details and retained thereafter. 

Reason: To safeguard the living conditions of adjoining occupiers and to prevent unacceptable 
noise and odour in the wider district centre.

20) a) The approved remediation strategy must be carried out in accordance with its terms prior 
to the commencement of development other than that required to carry out remediation.

b) Following completion of the remedial works identified in the approved remediation 
strategy, a verification report that demonstrates compliance with the agreed remediation 



objectives and criteria must be produced and is subject to the approval in writing of the Local 
Planning Authority, prior to commencement of use of the development.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, ecological 
systems, property and residential amenity and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite receptors.

21) a) In the event that previously unidentified contamination is found at any time when carrying 
out the approved development immediate contact must be made with the Local Planning 
Authority and works must cease in that area. An investigation and risk assessment must be 
undertaken and where remediation is necessary a remediation scheme must be prepared, 
which is subject to the approval in writing of the Local Planning Authority. 

b) Following completion of the remedial works identified in the approved remediation 
strategy, verification of the works must be included in the verification report required by 
Condition 19.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, ecological 
systems, property and residential amenity and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite receptors.

Ongoing Conditions

22) Foul and surface water shall be drained from separate systems at all times.

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

23) The commercial units on the ground floor of the development hereby permitted, shown on 
drawing no RBA_187_(2-)_A101 Revision P02– ‘Proposed Ground Floor Plan’, shall be used for 
only for the uses falling within Class E of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987 (as amended) (or in any provision equivalent to that Class in any statutory 
instrument revoking and re-enacting that Order with or without modification):

i)  Retail
ii) Restaurant / Café
iii) Banks / Financial Services
iv) Indoor sport, recreation and fitness

Reason: To ensure the vitality and viability of the town centre is retained.

24) No live or recorded music or entertainment shall be provided in the commercial units other 
than background music.



Reason: To safeguard the living conditions of adjoining users.

25) Use of the commercial units hereby permitted shall only take place between the hours of 
08:00-23:00 on any day, including Sundays and Bank Holidays.

Reason: To safeguard the living conditions of adjoining users.
 
Notes to Applicant

1) The applicant is advised that the proposal will require the formal allocation of addresses.  
Contact the Development and Support team on 0151 934 4569 or E-Mail snn@sefton.gov.uk 
to apply for a street name/property number. 

2) The applicant is advised that all works to the adopted highway must be carried out by a Council 
approved contractor at the applicant's expense.  Please contact the Highways Development 
and Design Team at HDD.Enquiries@sefton.gov.uk for further information

3) Unless otherwise agreed by the Local Planning Authority, development other than that 
required to be carried out as part of an approved scheme of remediation must not commence 
until conditions 5 and 6 above have been complied with. If unexpected contamination is found 
after development has begun, development must be halted on that part of the site affected 
by the unexpected contamination to the extent specified by the Local Planning Authority in 
writing, until condition 20 has been complied with in relation to that contamination.  
Contaminated land planning conditions must be implemented and completed in the order 
shown on the decision notice above.

4) There are a variety of piling methods available, some of which cause considerably greater noise 
and vibration than others. It is common for the prevailing ground conditions to influence the 
chosen method of piling. Where the prevailing ground conditions would permit more than one 
piling method, the Council would expect the contractor to choose the method which causes 
the least amount of noise and vibration, in accordance with the following hierarchy

- Pressed-in methods, e.g. Hydraulic jacking
- Auger / bored piling
- Diaphragm Walling
- Vibratory piling or vibro-replacement
- Driven piling or dynamic consolidation
- Should the contractor propose to use a method which is not the preferred lower impact 

option, then satisfactory justification will need to be provided in order to demonstrate the 
piling method that is utilised meets Best Practicable Means (BPM). Please note vibration 
monitoring will be required for all piling projects. For further advice on what to include in your 
piling methodology scheme and current standards please contact Sefton’s Pollution Control 
Team. 



5) The proposal also includes a Section 106 Agreement.
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Date: 29 September 2021 
Our ref:  367416 
Your ref: DC/2021/01032 
  
 

 
 
 

Steve Faulkner 
Sefton Council  
 
BY EMAIL ONLY 
 
 

 Hornbeam House 

 Crewe Business Park 
 Electra Way 

 Crewe 
 Cheshire 

 CW1 6GJ 

 
 T 0300 060 3900 

  

 
Dear Mr Faulkner 
 
Planning consultation: Erection of a part four/part five storey building for mixed use including a 
commercial f loorspace (Class E) at ground floor and 74 No. residential apartments (Class C3) on 
upper floors, roof terraces at fourth floor level and associated works including access and 
landscaping.   
Location: Telegraph House Moor Lane Crosby. 
 
Thank you for your consultation received by Natural England on 08 September 2021.  
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.    
 

 
SUMMARY OF NATURAL ENGLAND’S ADVICE 
 
NO OBJECTION - SUBJECT TO APPROPRIATE MITIGATION BEING SECURED 
 
We consider that without appropriate mitigation the application would have an adverse effect on 
the integrity of : 
 

• Sefton Coast Special Area of  Conservation (SAC) 

• Ribble & Alt Estuaries Special Protection Area (SPA) 

• Ribble & Alt Estuaries Ramsar 
• Mersey Narrows & North Wirral Foreshore SPA 

• Mersey Narrows & North Wirral Foreshore Ramsar 

• Sefton Coast Site of Special Scientif ic Interest (SSSI) 
• Mersey Narrows SSSI 

 
In order to mitigate these adverse effects and make the development acceptable, the following 
mitigation measures should be secured:  
 

• Provision of the Sefton advisory leaflet explaining the sensitives of the nearby 
designated sites and including a ‘responsible user code’.  

 
We advise that an appropriate planning condition or obligation is attached to any planning 
permission to secure these measures. 
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Internationally and nationally designated sites  
The application site is within 2.6km of Sefton Coast SAC, Ribble & Alt Estuaries SPA, Ribble & Alt 
Estuaries Ramsar and Sefton Coast SSSI. The site is also within 2.8km of Mersey Narrows & North 
Wirral Foreshore SPA, Mersey Narrows & North Wirral Foreshore Ramsar and Mersey Narrows 
SSSI.  
 
Please see the subsequent sections of this letter for our advice relating to SSSI features.  
 
Habitats Regulations Assessment (HRA) 
Natural England notes that your authority, as competent authority, has undertaken an appropriate 
assessment of the proposal in accordance with regulation 63 of the Conservation of Species and 
Habitats Regulations 2017 (as amended). Natural England is a statutory consultee on the 
appropriate assessment stage of the Habitats Regulations Assessment process.  
 
The appropriate assessment concludes that your authority is able to ascertain that the proposal will 
not result in adverse effects on the integrity of any of the sites in question. Having considered the 
assessment, and the measures proposed to mitigate for all identif ied adverse effects that could 
potentially occur as a result of the proposal, Natural England advises that we concur with the 
assessment conclusions, providing that all mitigation measures are appropriately secured in any 
planning permission given.  
 
We advise the Sefton advisory leaflet is secured by a suitably worded planning condition to mitigate 
any increased recreational pressure on nearby designated sites.  
 
Sefton Coast SSSI and Mersey Narrows SSSI 
Our concerns regarding the potential impacts upon the above SSSI’s coincide with our concerns 
regarding the potential impacts upon the international designated sites, therefore we are content 
that providing the application is undertaken in strict accordance with the details submitted  
and providing the above conditions are secured, the development is not likely to damage the 
interest features for which the site has been notif ied. 
 
Please note that if your authority is minded to grant planning permission contrary to the advice in 
this letter, you are required under Section 28I (6) of the Wildlife and Countryside Act 1981 (as 
amended) to notify Natural England of the permission, the terms on which it is proposed to grant it 
and how, if at all, your authority has taken account of Natural England’s advice. You must also allow 
a further period of 21 days before the operation can commence. 
 
If you have any queries relating to the advice in this letter please contact  me on the details below. 
For any new consultations, or to provide further information on this consultation please send your 
correspondences to consultations@naturalengland.org.uk. 
 
Should the proposal change, please consult us again.  
 
Yours sincerely 
 
Alice Watson 
Development and Planning Adviser 
Cheshire, Greater Manchester, Merseyside & Lancashire 
Alice.Watson@naturalengland.org.uk  
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	SF_DC-2021-01032_Telegraph House
	Reason for Committee Determination: The application is presented by the Chief Planning Officer as it does not provide the full required amount of private outdoor amenity space.
	Summary
	Recommendation:  Approve with conditions subject to completion of Section 106 Agreement to secure a commuted sum payment of £204,738 (at 2021/22 rates) towards affordable housing off-site.
	Site Location Plan
	The Site
	The application site comprises a part two storey, part three storey building of 1960s construction at the junction of Moor Lane and Richmond Road in Crosby.  The building was in a mix of commercial uses and is now unoccupied, and the site also comprises derelict land to the rear.
	The site lies within the town centre and assumes a very prominent position when directly approached off the main A565 roundabout to the north.  The site is largely within a commercial setting, bound by the pedestrianised area of Moor Lane to the south east, with three storey residential blocks to the north and east on the opposite side of Richmond Road and sheltered housing accommodation to the south and east.  Directly to the west of the site fronting Moor Lane is one of two blocks known as the Glenn Buildings (North), which have been subject to more recent investment.  The remaining immediate surroundings are of a largely commercial nature.
	History
	No history directly relevant to the application site, but an appeal was allowed at Central Buildings in July 2021 for 39 affordable units (DC/2020/00732). This is referred to throughout the report and represents a relevant material consideration for this proposal.
	Consultations
	MEAS – no objection following completion of Habitats Regulations Assessment (forwarded to Natural England), recommend conditions in respect of works during the bird breeding season and to secure energy efficient and low carbon design as set out in report.
	Natural England- no objection following completion of Habitats Regulations Assessment.
	Local Plans – no objections, welcome the range of uses proposed, scheme would require affordable housing and education contributions, and development must meet M4(2) of the Building Regulations.  Development must also address flooding and drainage concerns and make provision for new broadband connections.
	Highways Manager – no objection subject to planning conditions as set out in report.
	Environmental Protection Manager – no objection subject to series of planning conditions as set out in report.
	Contaminated Land – no objection subject to conditions.
	Air Quality Manager – no objection subject to conditions.
	Lead Local Flood Authority – additional information relating to SuDS and soil investigation required.
	Policy Context
	A further jobs would be created through the construction process.  The applicant has suggested that a total of 57 person years would be achieved on this basis.
	It is also considered that the mix of one and two bedroom accommodation may assist in freeing up a number of existing under-occupied properties elsewhere and increase available choice of family housing elsewhere, which offers a social benefit in addition to a boost to the housing market.
	It is noted that across the board there have been substantial reductions in footfall across many town, district and local centres in the past 18 months and significant jobs lost.  In such an environment, it is considered investment of this nature ought to be strongly supported subject to compliance with other policies and the appropriate addressing of environmental impacts and social implications.
	In line with Paragraph 80 of the NPPF, these factors must be given significant weight in the planning balance.  It is considered that the scheme will deliver substantial economic benefits.
	Design and Character of the Area
	The proposal is for a part four, part five storey building, which will offer active frontages to both Moor Lane and Richmond Road.  The building currently gives rise to a non-active frontage to Richmond Road, save for a wall opening that would have offered car parking for previous occupiers.  This development would resolve this by offering a strong active frontage.
	The main pedestrian access to the residential part of the development is onto Richmond Road, but there are opportunities for ground floor access to the commercial premises fronting Moor Lane too.  Further safe pedestrian access is available from the car park to the rear of the site as well.
	The side of the development facing Moor Lane would improve on the existing by bringing the ground floor forward to align with the Glenn Buildings, resolving a townscape issue of the current building being set back behind a canopy above the ground floor.  The building does give rise to a slightly awkward transition with the adjacent two storey Glenn Buildings, and the difficulty of linking the buildings is further exacerbated by the existing pitched roof. Whilst less than ideal, it is felt that this is the best available design solution that can be accommodated given these constraints.
	The Crosby Centre SPD identifies the site as capable of accommodating development of at least two storeys in height.  The building does give rise to a five storey corner feature when viewed from the non-pedestrianised section of Moor Lane which is a height not especially common across the centre.  There is some acknowledged variance in height and scale in the centre, not least with the more traditional buildings fronting the central part of the pedestrian area of a three storey scale, but also various two storey buildings of later construction, single storey components adjacent to the two storey art deco influenced Glenn Buildings (South), the three storey residential flats at Avon Court, and the new sheltered accommodation to the south and east of the site at Grove Court, which is of three storey height but assumes a more significant impact owing to its roof massing.
	The height and mass of the building is clearly over and above anything else within the centre at present, but it is clear that whilst traditional materials are consistent across the centre, there is wider variance in respect of scale and massing.  The new design clearly improves on the existing building, which offers largely inactive frontages (none to Richmond Road and Moor Lane compromised by the ground floor setting back and canopies), awkward internal layouts which would appear to be off-putting to prospective end users as borne out by a lack of occupation. With such variance across Crosby, added to the site’s prominence on a corner, it is felt on balance that the increased height is capable of being acceptably accommodated on this occasion, with the best efforts made to address an awkward joining to Glenn Buildings (North).
	At the request of officers, and prior to the application being submitted, the applicant agreed to undertake a review with Places Matter, an independent design review body, in respect of the design and layout of the proposals.  This review concluded that a series of changes would be beneficial to the development, but their more prevalent concerns related to the practicalities of the internal layout and landscaping, rather than scale and height.  It is therefore significant that the approach to height and scale has been subject to a separate independent review which is largely accepting of this.
	The proposal has also been subject to a Townscape and Visual Impact Assessment (TVIA), provided by the applicant which identifies a number of key viewpoints that owing to the general street patterns of the centre give rise to most of the visual impacts being localised, i.e. the buildings generally visible from short to medium range.  The site would mostly not be viewed from the opposite end of the pedestrianised section of Moor Lane, and views from the A565 by-pass facing north will be of a building set behind a range of fragmented and varied building heights as explained above.  The building would not be especially visible on the A565 southbound approach due to the intervening roundabout and trees which filter visual impacts facing that direction.  The wider visual impacts of the building are agreed not to be harmful.
	The building is stepped back on its upper floors to help reduce its visual massing, with the tiled mansard and aluminium roof, and the elevations have been broken down with a wider selection of materials and greater verticality to increase the glazed emphasis of the windows. This reduces impressions of elongated mass enabling the building’s height at its corner to be played down somewhat.  These changes add depth and richness to the elevations.
	The choice of materials for this proposal are kept to a minimum and would incorporate a variety of grey, buff and red bricks, which reflect the general pattern of materials that prevail in the centre at present, and a tiled mansard roof is proposed with aluminium feature dormers.  A planning condition is recommended to secure samples.
	The footpaths around the building will all be improved and the access into the site will be finished to an appropriate standard, which will also match the existing public realm.  The space to the rear incorporating the car park is active and well overlooked, making provision for safe pedestrian access whether from Richmond Road or round the back of the Glenn Buildings (South).  The design of the rear is enhanced by a raised lawn proposed to the entrance from the car park.
	The applicant also proposes planters and seating at the front of the commercial premises to the corner, which would address approaches from Moor Lane heading in a westerly direction off the main A565 roundabout.
	The outdoor space identified for use by occupiers is subject to a bespoke design, and the larger area of the two roofspaces would include a raised lawn area for relaxation, an outdoor lounge with moveable seating, and various communal loungers and seating.  The smaller outdoor space proposed communal dining and table tennis facilities.  Subject to the precise details and timing of the availability being secured by condition, these spaces are considered to offer excellent opportunities for relaxation in an otherwise confined setting.
	Having regard to the above, it is not unreasonable to raise some reservations over the height and scale of the built form, and the manner of the building’s joining to the Glenn Buildings (North).  However, more generally, the chosen approach offers a substantial improvement on the existing derelict building and land, and also addresses long standing concerns over a lack of active frontage and debilitating impacts on the centre due to the prominent location of the building as it stands.  The development will also not give rise to unacceptable visual impacts from wider vantage points whether short or long range.   Weight is also afforded to the fact that the application has been independently scrutinised prior to submission by an independent panel and has seen a number of recommendations of that panel accepted and taken through to the final chosen design.
	Taking the above into account, the scheme is therefore felt to bring no specific conflict with Local Plan Policy EQ2 ‘Design’, or the provisions set out by Section 12 of the NPPF.
	Impact on the adjoining occupiers
	The proposals introduce residential and commercial activities consistent with what prevails elsewhere within the district centre.  The nearest immediate neighbour, on Moor Lane, is the Glenn Buildings (North), which comprises a mix of uses including a bar and function rooms.  The proposed uses and built form would not cause harm to this property or any others on the north side of Moor Lane.
	On the Opposite side of Moor Lane are further buildings in mixed residential, office and commercial use, and these include Glenn Building (South).  The development will not give rise to any adverse impacts in terms of their use or built form.
	The other nearest occupiers likely to be affected are Avon Court, on the opposite side of Richmond Road to the north of the development, and Grove Court which comprises a sheltered housing to the east.  Avon Court comprises various three storey flat roofed residential properties set at right angles to Richmond Road, and the nearest building would be 22 metres away from the proposed Richmond Road elevation.  This is sufficient to prevent unacceptable overshadowing and there would be no loss of outlook or privacy resulting to Avon Court, as the nearest buildings do not face the development directly, rather, face south west along Richmond Road, or south east towards Grove Court.
	Grove Court is set well back into the site towards the A565 by pass and this means the building at its nearest to the development is positioned over 50 metres away, with the car park and landscaped areas intervening.  As such it is not anticipated that there would be any unacceptable overshadowing or loss of privacy to these neighbouring occupiers.
	The roof terraces will be used for outdoor private space to the residential flats, so it is not unreasonable to raise concerns over impacts on adjoining premises, but in reality, the terrace is not going to enable direct views into nearby residential properties adjacent as it is elevated above those nearest, windows of adjoining premises are offset, and there is acceptable distance between the terrace and other properties above.
	Due to the mix of residential and commercial uses proposed, the Environmental Protection Manager has recommended a scheme of sound insulation that protects the newly created residential properties from activity in the commercial uses below.
	It has also been identified (and is noted by one of the objectors) that complaints occasionally arise relating to noise from entertainment establishments in this area.  In addition, the England noise map indicates that part of the site might be impacted by high levels of road traffic noise.  It is therefore recommended that appropriate acoustic glazing and acoustically treated ventilation is provided to properties and installed prior to occupation.
	It is also recommended in the absence of clarification in a noise assessment that any music proposed within the building is played at background levels only.
	A Construction Environmental Management Plan (CEMP) can address any issues arising during the construction process and an informative added.
	In summary the proposal brings with it a number of impacts similar to those the development will face itself owing to its district centre location.  The scheme is acceptably designed and with appropriate planning conditions will comfortably co-exist alongside those uses around it.  In these respects, the scheme is fully compliant with Local Plan Policies EQ2 ‘Design’ and EQ4 ‘Pollution and Hazards’.
	Living Conditions of Future Occupiers
	The size of the apartments are acceptable, meeting minimum space standards, and the outlook and living conditions are considered to be acceptable.  All entrances to the flats have been designed to have level thresholds and provide step free access into the building. It has been designed to be accessible to all residents and each floor will also have use of a separate communal staircase.
	The communal corridors are all 1.5m wide and there are two lifts proposed, all of which afford access to the private amenity area on the roof. The communal entrances into the building have been designed to achieve the minimum standards of M4(2) of the Building Regulations.
	The Council requires private amenity space to be provided with new flats.  For a development of this size, a total of 1,440 sq metres would be required.  This proposal provides 866 sq metres, on the roof of the building, which clearly falls short of delivering the required amount and delivers just 60% of the overall requirement.  It is noted that Paragraph 32 of the SPD ‘Flats and Houses in Multiple Occupation’ does suggest that a communal area such as a roof terrace is one way of meeting the standard.
	Paragraph 33 states that a lower standard may be acceptable where the proposal is within easy walking distance to a local centre, where the benefits of being close to community facilities and public transport are significant.  Clearly, that is the case here.  It also allows for reduced standards where the re-use of a building has wider significant community or regeneration benefits.
	The proposal does not give rise to the re-use of the building.  However, it is currently vacant, and its redevelopment added to its ongoing derelict status meets with the spirit of what the guidance intends.  These are criteria on which the applicants are entitled to rely when formulating their proposals.
	It is also noted that under recently revised permitted development rights, it would prove possible to secure the existing building’s reuse for residential development, subject to prior approval being obtained, with no outdoor space deliverable and further roof top extensions which would be capable of delivering approximately 40-45 units.  This assumes units of a size consistent with those proposed, which themselves largely exceed minimum space standards comfortably.
	If 72 residential dwellings can be accepted in land use planning terms, having regard to transport, noise, flooding and contaminated land issues, it is in theory then possible for a number of units to be achieved via prior approval with no private outdoor space whatsoever.  This is not understood to represent a desirable proposition for the applicant but is raised simply to illustrate the difficult challenges now faced when seeking to secure acceptable private outdoor space for such developments as a result of recent changes to permitted development rights.
	The recent appeal decision at Central Buildings is also noted and is a relevant material consideration that cannot be set aside.  Although some of the findings of the Inspector are not accepted, such as the undue weight given to the reliance on occupiers using high-specification tumble dryers for clothes’ drying, the Inspector has identified similar points in the SPD relating to the development’s central location and has also pointed to the proximity of various parks nearby.  These are not accepted to represent a substitute for the provision of private outdoor space for residents, but it is considered reasonable given the number and quality of those parks for them to offset the level of identified shortfall in available private space.
	Additionally, the useable space provided is accessible to all residents and has been designed to a high quality specification.  Taken in isolation, an area of 866 sq metres is a substantial area offering plentiful space for end users.
	In conclusion, the scheme fails to meet the Council’s quantitative requirement for private outdoor amenity space to be provided for new flats but appropriate justifications have been presented that accord with the provisions of Paragraphs 32-34 of the SPD ‘Flats and Houses in Multiple Occupation’.  This in turn allows the conclusion that there is no direct conflict with Local Plan Policy EQ2 ‘Design’.  However, whilst there is a noted shortage of provision, there is provision nevertheless.  The failure to secure the full quantum required by guidance weighs against the development to a moderate degree  in the wider planning balance and is to be considered against all other factors for and against.
	Parking, Transport and Highway Safety
	The main vehicular access into the site would be from Richmond Road, sharing the access available for Allengate car park.  The access into the site adjacent to the building itself would be gated and parking is confirmed only to be available for use by residential occupiers.  26 parking spaces are provided in total, two of which are accessible, two motor cycle bays, and 80 cycle spaces.
	There are no defined parking requirements in town centres for 5 dwellings or more and standards must be considered on a site by site basis.  The Supplementary Planning Document ‘Sustainable Travel’ also confirms that even car-free development may be accepted where it can be demonstrated that there is good access to public transport and local amenities, and where there is no adverse highway safety impact.
	The applicant has provided evidence in their Transport Statement to the effect that there are various bus routes in close proximity to the site, and there is good pedestrian accessibility to the site given it is within a district centre, fronting onto the pedestrianised area.  A Minimum Accessibility Standards Audit (MASA) has been supplied with the application and this also confirms that the site is in a highly accessible location, with a variety of sustainable transport options available locally.
	There are two other car parks within the district centre (The Green and Cookslands) which in addition to Allengate, comprise over 300 parking spaces.  For residential development, the greatest pressures are generally in evenings and at weekends, and consequently, it is at weekends where demand will be greatest given that during most evenings there will be reduced demand on parking associated with the wider centre.
	The applicant has therefore indicated that leasehold arrangements for the flats would allocate spaces for some occupiers, and others would be able to apply for permits to park in the district centre but there would be limited availability.  That said, it is felt that available supply is sufficient to cater for likely demand resulting from the development.
	In these circumstances, it is considered that a lower level of car parking is acceptable.  This assessment has regard to the appeal allowed in July 2021 for Central Buildings, which also provided for levels of parking on-site lower than would be expected were the site outside a district centre.
	The Transport Statement has established likely trip rates to be in the order of 7 two way trips in the AM peak (8am to 9am) and 11 two way trips during the PM peak period (5pm to 6pm) which would amount to less than one vehicle every five minutes in the peak hours.  This level of traffic is easily capable of being accommodated.  Though the building is currently vacant, the existing commercial space is of a comparable size to that proposed, and it is accepted that if the building was fully occupied the number of trips associated with the new proposed units would be no different.
	Tracking drawings have been provided demonstrating that refuse can be collected from the area to the rear of the building and vehicles can exit the site in forward gear.  Servicing is proposed from the pedestrianised section of Moor Lane which is consistent with a large number of other units in the centre and would be subject to existing restrictions to preclude it between 0600 and 2200.
	With regard to conditions, a number are attached including a requirement to secure a Car Parking Management Strategy to ensure spaces are maintained for residents, and 3 electric vehicle charging points are provided which would also be secured by condition and exceed the number required.
	A travel plan is recommended by the Highways Manager and this will enable the promoting of a range of sustainable means of travel and will complement the car park management plan.  A construction traffic management plan is also required and is incorporated as part of a Construction Method Statement (CMS), as is a condition to ensure that redundant vehicle crossings to Richmond Road are reconstructed plus a condition ensuring that the proposed new block paving ties in effectively with that existing to Moor Lane and Richmond Road.
	Having regard to the above, whilst the Highways Manager is of the view that there will be additional pressures on parking availability within the centre at certain times, this would not give rise to conditions harmful to highway safety and the development can be accommodated acceptably.  There would be no conflict in this respect with Sefton Local Plan Policy EQ3 ‘Accessibility’ or Section 9 of the National Planning Policy Framework (Promoting sustainable transport), in particular paragraph 111.
	Flooding and Drainage
	The applicant will be required to demonstrate that the requirements of policy EQ8 ‘Flood risk and surface water’ are met, including the incorporation of sustainable drainage systems and provision for their long-term management and maintenance.  The site is in Flood Zone 1.
	Following receipt of the application the applicants provided information in respect of the Sustainable Drainage System (SuDS). It is recommended that the site is drained on a separate system with foul water draining to the public sewer and surface water draining in the most sustainable way. This can be included in a condition to ensure that this is implemented and would ensure that there is no conflict with Sefton Local Plan Policy EQ8 ‘Flood Risk and Surface Water’ and the provisions of Paragraph 167 of the NPPF.
	Contaminated Land
	A preliminary risk assessment has identified potentially contaminative sources, including Made Ground associated with the construction / demolition of  buildings on site, and an electricity sub-station in the north of the site.  As such, the applicant’s consultants have recommended a site investigation to establish the depth and nature of any Made Ground soils and contamination, and to obtain information on the ground conditions for a geotechnical assessment.
	The Made Ground and / or infilled basements could be a potential source of ground gases, and it has been recommended that ground gas monitoring wells should be installed if deep Made Ground is encountered during any intrusive investigation.
	The Contaminated Land Team Leader agrees with these recommendations for a site investigation and a full suite of planning conditions and informative form part of the recommendation.  Subject to these safeguards the proposals would not conflict with Sefton Local Plan Policy EQ6 ‘Contaminated Land’ and the provisions of NPPF paragraph 183.
	Air Quality
	It has been recommended that electric vehicle recharging points are provided in line with the Sefton Council Lowering Transport Emissions Planning Policy Note.  This is addressed by planning condition.  It has also been recommended that a written scheme to control dust from construction activities should be submitted to the Council for prior approval and will be a specific part of a condition requiring a Construction Environment Management Plan.  This ensures compliance with Sefton Local Plan Policy EQ4 ‘Pollution and Hazards’.
	Heritage Impacts
	There are no adjacent conservation areas or listed buildings, though some buildings on Moor Lane including the Glenn Buildings (North and South) and The George Public House are considered to be non-designated heritage assets.  The latter is of such distance from the site that it is not adversely affected by the development. Though, as mentioned above, there is a difficult connection to the setting of the Glenn Buildings (North), the general setting is likely to be improved overall by the removal of the existing derelict, vacant building.
	The development therefore gives rise to no conflict with Policy NH15 of the Sefton Local Plan.
	Ecology and Habitats Regulations Assessment
	Following the application submission, Natural England requested further information to determine impacts on the Ribble and Alt Estuaries SPA and Ramsar sites; Sefton Coast SAC and Sefton Coast SSSI. It was in turn requested that an assessment be carried out of the operational impacts on designated sites via additional recreation pressure.  Following that response, MEAS has completed a Habitats Regulations Assessment (HRA).
	The following international and national designated sites are identified to be accessible (by foot, car and public transport) to the development site.
	•  Ribble and Alt Estuaries SPA (2.1km);
	•  Ribble and Alt Estuaries Ramsar (2.1 km);
	•  Sefton Coast SAC (2.1km);
	•  Mersey Estuary SPA (17.4km);
	•  Mersey Estuary Ramsar (17.4km);
	•  Liverpool Bay SPA (11.9km)
	•  Mersey Narrows and North Wirral Foreshore SPA (17.5km;
	•  Mersey Narrows and North Wirral Foreshore Ramsar (17.5km);
	•  Dee Estuary SAC (18.7km)
	•  Dee Estuary SPA (28.9km); and
	•  Dee Estuary Ramsar site (22.9km.)
	As the proposal is for 74 net residential units, this will result in increased visits (and in turn, increased recreational pressure) to international and national sites. This may result in significant effects on habitats and species for which these sites have been designated.
	Sefton Local Plan’s HRA and the SPD ‘Nature Conservation’ respectively identifies recreational pressure from residential development as a Likely Significant Effect alone and in combination. Recreational pressure is recognised in the formal statutory Conservation Advice Packages and Site Improvement Plans as Medium-High risk to qualifying features of the international and national sites.
	An assessment of likely significant effects has been undertaken using the Source Pathway-Receptor model, which is based upon the essential features and characteristics of the project only and concludes that, without mitigation/preventative measures, there will be likely significant effects on the above international and national sites.
	Appropriate Assessment has therefore been undertaken in accordance with Regulation 63 (Habitats Regulations 2017) and this concludes that, with mitigation/preventative measures secured through the appropriate planning mechanisms, there will be no adverse effect upon the integrity of international and national sites.
	Natural England have been consulted on the outcome of this Appropriate Assessment and have confirmed that they raise no objections.  The assessment of likely significant effects, an Appropriate Assessment Summary and the final comments of Natural England are appended to the Committee Report.
	The response from MEAS gives rise to no other outstanding concerns but recommends any works taking place during the bird breeding season are carried out under appropriate supervision.  Subject to appropriate conditions, the scheme gives rise to no conflicts with Sefton Local Plan policies NH2, NH3 and NH4.
	Climate Change
	The site is advantageously situated given its district centre location. This enables higher density residential and commercial development offering services to the public whilst drawing residential occupiers closer to existing services.  This gives rise to sustainable development which in itself ought to reduce the need for travel and facilitate linked trips, in turn, reducing carbon emissions.
	It is also noted that the development will be required to meet energy efficiency measures required under the regulatory framework through Part L of the Building Regulations, and as part of that detailed assessment at the detailed design stage, Standard Assessment Procedure (‘SAP’) Calculations will be undertaken.  Given that these SAP Calculations may generate a requirement for decentralised energy, the applicant has identified areas on the roof where Photovoltaics may be located as shown on the Roof Plan provided with the application.
	As such, the building will meet energy efficiency requirements as required by legislation and opportunities for photovoltaics are capable of further exploration subject to requirements under Part L and viability.  Even if photovoltaics are not delivered at this stage, the scale of roof space presents that opportunity in the future.
	In addition, Policy EQ7 allows for major development to incorporate measures to reduce greenhouse gas emissions where practicable.  One of these measures relates to infrastructure or low emissions vehicles and to this extent the scheme is compliant with that policy.  There are no specific issues brought by the development that give rise to concerns on this point and there is no conflict with Policy EQ7 of the Sefton Local Plan.
	Representations
	The proposals have been subject to a considerable number of representations.  The letters of objection are from existing residents of the centre and raise concern over direct impacts resulting from the development, mostly, overlooking, loss of privacy, parking pressures, increased noise and disturbance and the scale of the built form.
	That the letters of objection are from close to hand would afford those concerns a reasonable degree of weight, however, it is not accepted that the scheme is unacceptably designed or would give rise to the other impacts being claimed.  Planning conditions are recommended where impacts might otherwise prove unacceptable and appropriate weight is therefore afforded to those representations.
	It is also important to contextualise the support for the proposal.  A large number of letters in support do not derive from those directly notified of the development, with many from businesses and community groups who express support for the developer as much as for the actual development itself.
	There are a number of letters in support from Crosby residents too, but the theme of all the support is essentially the same in that it suggests that the investment should be supported with spin-off benefits likely to accrue and the removal of a derelict eyesore site focussing heavily in some letters.
	Though the support is significant in terms of the number of letters received, its weight is slightly tempered by the fact that the vast majority of them do not come directly from notifications sent by the Council.  That notwithstanding, the comments received still accord in many respects with the view of officers that the significant economic and regeneration benefits brought about by the development merit support being offered, and it is felt that the level of support should be considered to be at least on a par with that advanced by objectors.
	On balance, it is considered that the wider public support for the proposals adds a small degree of weight in favour of the development proposed.
	Other Matters
	The National Planning Policy Framework (NPPF) outlines how high quality and reliable communications infrastructure is essential for economic growth and social well-being, the importance of which is now being demonstrated during the Coronavirus Pandemic. The inclusion of adequate broadband facilities for each residential unit can be secured by a condition to comply with the NPPF and Local Plan Policy IN1 ‘Infrastructure and Developer Contributions’.
	As stated above, viability issues do not allow for the provision of financial contributions towards school education.
	Section 106 Legal Agreement
	The report has outlined a single planning obligation, which will be included in a Section 106 legal agreement.  This is in relation to providing a financial contribution to off-site affordable housing, with the monies to be spent in line with the above hierarchy set out by the Supplementary Planning Document ‘Affordable Housing’.
	This is for a sum of £204,738.  It is considered that this meets the necessary planning tests and are relevant to the development and comply with Local Plan Policy IN1 ‘Infrastructure and Developer Contributions’.
	Planning Balance and Conclusion
	The benefits of the scheme relate to a quality design that deals very effectively with a currently derelict and vacant site, bringing investment and regeneration to the borough.  The development will bring new residents to the village and with it increased spending power to use in existing services and facilities, whilst revitalising the existing commercial offer in this part of Crosby.  These factors weigh significantly in favour of the development.  This scheme would make a significant contribute to the Council’s five year housing supply position and this also weighs significantly in favour of the development.
	It is considered by the Highway Manager that parking levels are acceptable and will not bring additional concern over highway safety.  There are no identifiable adverse impacts on fauthe environment, in relation to air quality, contaminated land, drainage, ecology or in respect of non-designated heritage assets.  Impacts on nearby and future occupiers can also be appropriately managed.  These factors attract neutral weight in the planning balance.
	It is accepted that the development will not deliver the full amount of on-site affordable housing required by policy.  However, the applicant has confirmed agreement to an off-site financial contribution and this has been established as appropriate following an open and transparent review of the applicant’s viability report by the Council’s retained consultant, CP Viability.  This approach is endorsed by Policy HC1 of the Sefton Local Plan and the failure to make the full on-site provision is not therefore considered to weigh against the development.
	In relation to the disadvantages of the scheme, it provides only 60% of the private amenity space required by the Council’s ‘Supplementary Planning Guidance’.  However the applicant is considered to have taken advantage of all available opportunities to provide as much private amenity space as is practicable. The site’s central location plus other nearby facilities (acknowledged via HRA) and the possibilities now ranging via permitted development is such that this harm is not considered to be sufficient to outweigh the other factors favouring the granting of planning permission.
	In assessing any proposal of this nature, all relevant matters must be weighed and a balanced view taken. The scheme offers significant regeneration benefits and will bring a positive use to a site which is derelict at present and will likely continue to remain the case without any meaningful form of investment.
	As such the scheme offers a range of regeneration benefits - physical, economic and social - and would be a stimulus for further redevelopment in Crosby. These are given significant weight in the planning balance and it is considered that these outweigh the identified lack of outdoor amenity space. In all other respects the proposal accords with national and local planning policy and is recommended for approval subject to the completion of a legal agreement and conditions as set out below.
	Recommendation - Approve with conditions subject to completion of Section 106 Agreement to secure a commuted sum payment of £204,738 (at 2021/22 rates) towards affordable housing off-site.
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