
 

Report to: Planning Committee  Date of Meeting:   11th April 2012 
 

Subject: S/2011/1369 
 Kings Centre 105 Balliol Road,  Bootle 
  
Proposal: Listed Building Consent for the demolition of  two chimney stacks on the 

east elevation 
 
Applicant:  Mr A Lunt    Agent:  Sefton Council 
 
Report of:   Head of Planning Services  Wards Affected:  (Linacre Ward) 
 
Is this a Key Decision?   No   Is it included in the Forward Plan?  No 
 
Exempt/Confidential No  
 

 
Summary 
 
This is a Listed Building Consent application to demolish 2 chimney stacks on the King's 
Centre.  The issues to consider include the preservation of the building's special 
architectural interest weighed against health and safety and cost implications. 
 
 
Recommendation(s) 
 
That the application be referred to the Secretary of State with a recommendation of 
approval. 
 
Reasons for the Recommendation: 
 
It is considered that the demolition of the 2 chimneys has been justified on health and 
safety grounds provided the chimneys are rebuilt within an agreed timescale. 
 
Implementation Date for the Decision 
 
Immediately following the Committee/Council/Working Group meeting 
 
Contact Officer:  Mrs S Tyldesley Telephone 0151 934 3569 
 
Case Officer:  Mrs D Humphreys Telephone 0151 934 3565 (Tue, Thu & 

Fri) 
 
Email:   planning.department@sefton.gov.uk 
 
Background Papers:       
 
The following papers are available for inspection by contacting the above officer(s). 
 
History and Policy referred to in the report 



S/2011/1369 

The Site 
 
The King’s Centre is a Grade II Listed Building located on the corner of Balliol Road and 
King’s Road.  The building is currently vacant. 
 
A new housing development is presently under construction directly to the south and 
east of the application site and many of the new houses are occupied including 119 
Balliol Road immediately adjacent the King’s Centre. 
 

Proposal 
 
Listed Building Consent for the demolition of two chimney stacks on the east elevation 
 

History 
 
S/2010/0233 (Various properties on Keble Road, Hertford Road, Exeter Road, Queens 
Road, Kings Road, College View, Marble Close and Balliol Road) - Construction of 160 
residential dwellings, garages and cycle/bin stores including the layout of car parking and 
public open space.  Approved 13/04/10 
 

Consultations 
 
The Victorian Society – we suggest that the Council establishes definitively whether or 
not demolition of the chimneys is necessary; there is no structural engineer’s report in 
the application documents, so we cannot comment on this. We would merely note that 
the leaning of the chimneys was noted in the listing description of January 2007, so this 
is not a new problem. 
 
If demolition of the chimneys is necessary for structural reasons, we advise that 
conditions be set on the grant of listed building consent controlling the method of 
demolition and that the chimney materials be stored in a secure and dry place.  We also 
strongly advise the Council to impose a condition specifying that the chimneys be rebuilt 
to their original form and materials within a year of their removal.  The chimneys are a 
very important part of the architectural interest of this building, and should be reinstated 
as soon as possible. 
 
We also note from the photographs provided the poor condition of this building.  I would 
urge the Council to ensure that the roof is weathertight before this winter, and to make 
plans for the long term future of this important part of the centre of Bootle. 
 
English Heritage (02/11/11) – object to the application in its current form as the 
demolition of the two chimney stacks would erode the special architectural interest of the 
Grade II listed building and have a detrimental impact on its significance. Recommend 
that the chimney stacks should either be stabilised, consolidated and repaired in-situ or, 
should the case for the demolition be accepted, the stacks should be rebuilt in order to 
preserve the contribution they make to the architectural interest and character of the 
Grade II listed building. 
                              (16/12/11) – aware of the recent developments and the current 
situation regarding the rear stack.  It is our understanding that following a second opinion 
being sought on the condition and stability of this stack it has been taken down to a level 



deemed necessary for safety reasons and the brickwork is being carefully stored within 
the building.  We accept the reasonableness of this intervention however we would like 
to stress the need for the salvaged material to be adequately recorded, securely stored 
and retained for the future reinstatement of the stack.  We welcome the proposed repair 
work and stabilisation solution which we understand is currently being worked on for the 
more ornate front chimney and wish to comment on these details when available. 
                              (13/02/12) – we are concerned that the strutting for the larger chimney 
will only have a limited life and is intended as a temporary measure and that the 
application is still for the demolition of the 2 chimney stacks particularly as we had 
previously been assured that the larger chimney would be retained in-situ.  We question 
whether the expenditure for the strutting could be invested in either rebuilding the 
chimney or implementing a more permanent propping solution.  Therefore, our advice on 
the application remains as stated in our letter dated 2/11/11 and it is for the statutory 
decision maker to judge the balance of any competing interests. 
 

Neighbour Representations 
 
Last date for replies: 21/11/11 (neighbours) 
                                  25/11/11 (site notice) 
                                    1/12/11 (press notice) 
 
A letter of objection has been received from 34 Mersey House, Bootle and 41 Jubilee 
Road, Crosby. The objection is summarised below: 
 

• We reject the conclusions and justification in the Committee Report on the 
grounds of health and safety and financial constraints – Sefton MBC/HMR have 
no interest in protecting the built heritage of Bootle and no responsibility as 
owners for repair and maintenance of this important building 

• We applied for the building to be listed and listing at Grade II was confirmed in 
January 2007 

• We have complained about the deteriorating conditions of the Kings Centre but 
the building appears to have been abandoned and left to rot 

• We remind you of the special architectural and historical interest of the building as 
well as its group value importance as part of Bootle Civic core 

• The 3 chimney stacks are specifically referred to in the proposed list entry 

• New housing next door restricts access to the Listed Building and destroys its 
setting 

• The justification of financial constraints is a nonsense as demonstrated by the 
HMR overview dated 5/9/11 at Linacre and Derby Area Committee and Cabinet 
Report 23/6/11 confirming a continuing investment in the HMR programme 

• No effort has been made to re-use the building for institutional purposes; it is 
unsuitable for residential conversion 

 
 

Policy 
 
The application site is situated in an area allocated as Residential on the Council’s 
Adopted Unitary Development Plan. 
 



H10       Development in Primarily Residential Areas 
HC2       Demolition in Listed Buildings and Demolition in Conservation Areas 
HC3       Development or Change of Use Affecting a Listed Building 
  
 

Comments 
 
This application seeks Listed Building Consent to demolish 2 chimney stacks on a Grade 
II listed building. 
 
Since the submission of the application the rear chimney stack has been taken down for 
health and safety reasons and the front chimney stack has been stabilised by means of a 
strutting system. 
 
In determining any application for listed building consent the Council is required by virtue 
of s16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have 
"special regard to the desirability of preserving the building or its setting or any features 
of special architectural or historic interest which it possesses." 

 

PPS 5 Planning for the Historic Environment has several policies which are relevant. 
Policy HE 7.2, requires that Local Planning Authorities seek to avoid or minimise conflict 
between any proposals and the building’s conservation. 
 
Policy HE 7.4 advises LPAs to take into account: 
- the desirability of sustaining and enhancing the significance of heritage assets, and of 
utilising their positive role in place-shaping. 
-the positive contribution that conservation of heritage assets and the historic 
environment generally can make to the establishment and maintenance of sustainable 
comunities and economic vitality by virtue of the factors set out in HE 3.1. 
 
Policy HE 3.1 is that Regional spatial strategies7 (RSS) and local development 
frameworks (LDF) should set out a positive, proactive strategy for the conservation and 
enjoyment of the historic environment in their area, taking into account the variations in 
type and distribution of heritage asset, as well as the contribution made by the historic 
environment by virtue of: 
(i) its influence on the character of the environment and an area’s sense of place 
(ii) its potential to be a catalyst for regeneration in an area, in particular through leisure, 
tourism and economic development 
(iii) the stimulus it can provide to inspire new development of imaginative and high quality 
design 
(iv) the re-use of existing fabric, minimising waste; and 
(v) its mixed and flexible patterns of land use that are likely to be, and remain, 
sustainable.) 
 
Policy HE 9.1 advises there should be a presumption in favour of the conservation of 
designated heritage assets and the more significant the designated heritage asset, the 
greater the presumption in favour of its conservation should be. Once lost, heritage 
assets cannot be replaced and their loss has a cultural, environmental, economic and 
social impact. Significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting. Loss affecting any designated heritage 
asset should require clear and convincing justification.  Substantial harm to or loss of a 



grade II listed building, park or garden should be exceptional. Substantial harm to or loss 
of designated heritage assets of the highest significance, including scheduled 
monuments,14 protected wreck sites, battlefields, grade I and II* listed buildings and 
grade I and II* registered parks and gardens, World Heritage Sites, should be wholly 
exceptional. 
 
Policy HE9.4 advises that where a proposal has a harmful impact on the significance of a 
designated heritage asset which is less than substantial harm, in all cases local planning 
authorities should: 
(i) weigh the public benefit of the proposal (for example, that it helps to secure the 
optimum viable use of the heritage asset in the interests of its long-term 
conservation) against the harm; and 
(ii) recognise that the greater the harm to the significance of the heritage asset the 
greater the justification will be needed for any loss. 
 
Arguably HE 10.1 is also relevant as the change to the King's Centre affects the group 
value of the listed buildings which comprise the civic buildings (Town Hall, Police Station, 
former swimming baths etc.)  
 
Policy HE10.1 advises that when considering applications for development that affect the 
setting of a heritage asset, local planning authorities should treat favourably applications 
that preserve those elements of the setting that make a positive contribution to or better 
reveal the significance of the asset. When considering applications that do not do this, 
local planning authorities should weigh any such harm against the wider benefits of the 
application. The greater the negative impact on the significance of the heritage asset, the 
greater the benefits that will be needed to justify approval. 
 
 
The PPS 5 Practice Guide advises that “Small-scale features, inside and out, such as 
historic painting schemes, ornamental plasterwork, carpenters’ and masons’ marks, 
chimney breasts and stacks, inscriptions and signs, will frequently contribute strongly to 
a building’s significance and removing or obscuring them is likely to affect the asset’s 
significance.” 
 
Sefton’s UDP Policy HC2 advises that “proposals involving the demolition of a Listed 
Building……., in whole or in part, will not be permitted unless it can be demonstrated 
that: 

(a) the cost of repairing and maintaining the building outweighs both the building’s 
importance and the economic value that can be derived from its continued use; 
and 

(b) efforts have been made to continue the building’s present use or to find 
compatible alternative uses for the building.” 

 
 
The Applicant’s Case 
 

• the 2 chimney stacks are directly adjacent a new residential property and a 
structural report considers their removal necessary on safety grounds 

• the stacks will be taken down, all materials salvaged and stored to be re-built at a 
later date 

• the front stack can be retained in the short term with strutting 



• the rear chimney stack has been demolished on health and safety grounds as it is 
unsafe and a risk to the adjacent dwelling 

• the materials from the demolished chimney are being securely stored within the 
building and extensive photographs and dimensions were taken before the 
chimney was taken down 

• chimneys will be re-built when the building is brought back into use 

• through the Housing Market Renewal Initiative the Council has tried to encourage 
the re-use of the Kings Centre however all attempts have failed to come to fruition 
due to the downturn in the market for apartments 

 
The Conservation Case 
 

• English Heritage have advised that the building is Grade II listed in recognition of 
its national architectural and historic interest and that the demolition of the 2 
chimney stacks would erode the building’s special architectural interest and have 
a detrimental impact on its significance  

• English Heritage have also recommended that, should the case for demolition be 
accepted, the stacks should be rebuilt in order to preserve the contribution they 
make to the architectural interest and character of the Grade II listed building 

• The chimneys are prominent, significantly sized and detailed architectural features 
of the building and their loss would be particularly detrimental to the special 
architectural interest of the listed building 

 
Conclusion 
 
This application needs to carefully balance the conservation issues with those raised by 
the applicant relating (as set out above) to the structural condition of the chimneys and 
health and safety issues. 
 
The Local Planning Authority is satisfied that the demolition of the chimneys is justified 
on health and safety grounds.  Whilst it would be ideal for the chimneys to be rebuilt 
immediately following their demolition, the Council is unable to do this for financial 
reasons. 
 
The Local Planning Authority would recommend that Listed Building Consent be granted 
but that conditions are imposed to ensure that the remaining chimney is adequately 
recorded prior to its demolition, that the materials from the demolished chimneys are 
stored in a secure environment, and that the chimneys are rebuilt to their original form 
within a timescale to be agreed in writing with the Local Planning Authority. 
 
The Council is not able to approve this application itself as the building is a listed building 
in Council ownership.  In accordance with Circular 08/2009, the application must be 
referred to the Secretary of State who will decide whether to ‘call in’ the application or 
direct the Council to grant approval. 
 

Condition  
 
1. LB-3 Reconstruction with original materials (Listed Building) 
 



2. a) Before any further demolition works are undertaken, a timetable for the 
reconstruction works shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
Reason 
 
1. RLB-3 
 
2. RLB-2 
 
 
 

Drawing Numbers 
 
Location Plan and KC-01/001 & 002 
 



Existing site plan 
 

 



Proposed site plan 
 

 
 


