
Report to: PLANNING COMMITTEE Date of Meeting: 30th August 2017

Subject: DC/2017/01015
215-217  Knowsley Road, Bootle  L20 4NR 

Proposal: Variation of conditions 3 and 11 pursuant to planning permission 
DC/2016/02222 approved 27/04/2017 - to allow temporary two year use 
of Unit 1 as a boxing gym during the hours of 08:00 - 20:00 Monday to 
Friday and 09:00 - 15:00 Saturday and Sunday

Applicant: Mr Wasif Naeem
Kan Entertainment Ltd

Agent: Mr Spencer Kelly
Keltec Consultancy Ltd

Ward: Linacre Ward

Summary
The proposal is to vary two conditions attached to planning permission DC/2016/0222 to 
allow temporary use of the facility as a boxing gym and for extended opening times. The 
main issues considered are the principle of development including applying the Sequential 
and Impact Tests, impacts on neighbouring residents and businesses and matters relating 
to access and highway.

It is concluded that a two year temporary consent is acceptable.

Recommendation: Approve with Conditions

Case Officer Mr Steven Healey

Email planning.department@sefton.gov.uk

Telephone 0345 140 0845 (option 4)

Application documents and plans are available at:
http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=OR2S73NWHWV00

mailto:planning.department@sefton.gov.uk


Site Location Plan



The Site
The application site comprises three currently vacant units and the adjoining parking 
forecourts within the former Ryders Auto Services complex at 215-217, Knowsley Road, 
Bootle. The site is bound to the west by Bankhall Mission Church and residential properties 
on Eliot Street, to the north by a railway line, east by a car wash and south by Knowsley 
Road. 

History
 
Planning permission was granted in April 2017 for ‘Change of use from car sales and 
repairs (Sui Generis) to a children's indoor soft play area (D2) with associated parking’ 
(DC/2016/02222). 

Consultations
Environmental Health

No objections subject to a temporary use and the recommendation detailed in the 
Soundtesting Notice report received on 14th August 2017 are carried out in full.

Local Plan Team 

The proposal is for a town centre use and would normally be required to be located in 
accordance with a sequential test. As it is over 500sqm, and outside a defined centre, it 
would also require an impact test.

A sequential test was undertaken for the previous application and it is considered that this 
remains relevant for this application. In any case the proposed opening hours would rule 
out many alternative premises within The Strand Shopping Centre. The layout suggests 
that it would offer a specialist facility for boxing and would therefore not be in direct 
competition with other local gyms, particularly Bootle Leisure Centre. 

Given that the proposal is for a two year period only, and will help secure the refurbishment 
of the property to enable the previously permitted use to be implemented in the longer 
term, it is considered this will be acceptable. However, if the proposal is extended beyond 
two years it is advised a full sequential and impact test must be submitted.

Highways Development Design

There are no objections to the proposal for a variation of condition 3 as attached to 
planning permission DC/2016/02222 as there are no highway safety implications.  



The applicant has identified that that up to 20 people will use the general gym in the front 
section of the unit and up to 5 people will use the rear section of the unit for training 
sessions at any one time.

It is proposed that all of the car parking layouts and travel arrangements will remain the 
same as approved for the planning permission DC/2016/02222. As a result 22 car parking 
spaces and two disabled spaces will be provided within the site, with two of these spaces 
being allocated for use by Unit 3. In addition, 5 cycle parking spaces will also be provided 
which is in accordance with Sefton’s ‘Ensuring Choice of Travel’ SPD. The applicant has 
provided information which identifies that a maximum of 25 people will be attending the 
development at any one time. Although Sefton’s ‘Ensuring Choice of Travel’ SPD 
recommends 1 car parking space per 25 square metres for a gym (equating to 32 spaces 
for the 797 square metres area of the unit), the 20 car and 5 cycle parking space provision 
is acceptable as the site also has good access to public transport with bus stops on 
Knowsley Road within easy walking distance and served by bus services providing access 
to local and more distant locations.

There are existing parking restrictions along Knowsley Road, protecting the access to the 
site and the adjacent junctions of Balfour Road, Percy Street and Scott Street with 
Knowsley Road.

The following conditions and informatives were attached to planning permission 
DC/2016/02222 and should remain in place in respect to this application.

Neighbour Representations
None received.

Policy Context
The application site is situated in an area designated as residential in the Sefton Local 
Plan which was adopted by the Council in April 2017.  The policies of the Local Plan carry 
full weight and replace the policies in the Unitary Development Plan.

Assessment of the Proposal
The proposal is to vary two conditions attached to planning permission reference 
DC/2016/02222 to allow temporary two year use of Unit 1 as a boxing gym during the 
hours of 08:00 - 20:00 Monday to Friday and 09:00 - 15:00 Saturday and Sunday. The 
premises benefit from planning permission for a children’s indoor soft play area which is 
considered to fall under Use Class D2, however a condition was attached to prevent 
permitted change within this class ‘in order to protect the character of the area, to prevent 
potentially harmful impacts on existing centres and those arising from uncontrolled 
intensification of the unit1’.



The applicant has submitted a proposed floor plan which shows a large boxing ring and 
separate punch bag zones with areas also reserved for cardio and circuit training. A 
timetable/schedule of activities shows a variety of classes with a walk-in element available 
too. 

The main issues to consider are the principle of development in respect to impacts on 
existing centres, impacts on neighbours and matters relating to access and highway 
safety.

Principle of Development 

It is considered that the principle of development for a class D2 leisure use has been 
established through planning permission DC/2016/02222. Despite the distinctly different 
operational patterns to the approved children’s indoor soft play area, it is considered that 
the proposal satisfies the Sequential and Impact tests (at least on a temporary basis) given 
that there are no suitable alternative premises within Bootle Town Centre or similar existing 
uses on which this use would have a harmful impact. 

Given that the application site lies within a Primarily Residential Area, the proposal must be 
able to demonstrate that it would not harm the living conditions of neighbouring residents. 
This is assessed below. 

Impact on Neighbouring Residents and Businesses

The application site is surrounded by a mix of residential, commercial, community and 
religious buildings. It was considered during the assessment of the original planning 
permission that the proposed use as a children’s indoor soft play area would not give rise 
to unacceptable noise or disturbance, and that a suitable scheme of soundproofing would 
mitigate any potential harm. Comments received from the Council’s Environmental Health 
Manager on the current proposal have identified distinctly different use patterns, and a 
greater intensification of the site. As a result the Council requested that the applicant carry 
out a Noise Assessment to establish whether any mitigation would be required beyond 
physically improving the fabric of unit 1.  

The subsequent Noise Assessment recommended a series of operational requirements 
that would reduce any potential noise impact. These have been supported by the Council’s 
Environmental Health Manager and have been conditioned to ensure the 
recommendations are followed when the premises are in use.

The proposal for extended opening hours is considered acceptable on a permanent basis, 
given that the original hours’ restriction was based on what was sought by the applicant. A 
closing time of 20:00 would not lead to significant harm to local amenity by virtue of 
comings and goings at unreasonable or unsociable times.



Access and Highway Safety

A detailed parking scheme has been approved as part of planning permission 
DC/2016/02222 including parking within the front forecourt, to the rear and covered within 
unit 2. The main issue to consider in this instance is whether or not the arrangements 
remain suitable for a boxing gym which has been identified as a more intensive use.

The Council’s Highways Manager has raised no objections subject to the same conditions 
for minor highway improvements that were attached to DC/2016/02222 which is 
acceptable.

Conclusion

Taking all of the above into account, the proposal is acceptable for a temporary period of 
two years. 

Recommendation - Approve with Conditions
Conditions 

This application has been recommended for approval subject to the following conditions 
and associated reasons:

1) The development hereby permitted shall be commenced before the 29th April 2020.

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

 
2) The development hereby granted shall be carried out strictly in accordance with the 

following details and plans: - KR-004 (Unit 1 Proposed Floor Plans and Elevations), 
KR-TP006 (Existing and Proposed Unit 2 and 3 Elevations), KR-TP007 REV C 
(Proposed Site Plan) received by the Council on 13th March 2017 and KR/K004A 
(Proposed Boxing Gym Plans) received by the Council on 14th June 2017 and 
Soundtesting Notice report received by e-mail on 14th August 2017.

   
Reason:  To ensure a satisfactory development.

3) Unit 1 shall be used as a boxing gym or children's indoor soft play area with ancillary 
café and for no other purposes including any commercial purposes within Classes 
A1, A2, A3, B1, D1 and D2 of the schedule to the Town and Country Planning Use 
Classes (Amendment) Order 2005, or any subsequent Order or statutory provision 
revoking or re-enacting that Order.

Reason: In order to protect the character of the area, to prevent potentially harmful 
impacts on existing centres and those arising from uncontrolled intensification of the 
unit.



4) Use of Unit 1 as a boxing gym shall cease on 31st August 2019, and the building shall 
be returned to its previous condition or alternatively converted to facilitate 
development of a children’s indoor soft play area.

Reason: In order to protect the character of the area and to prevent potentially 
harmful impacts on existing centres

5) The recommendations of the Soundtesting noise report received by the LPA on 14th 
August 2017 shall be carried out in full. 

Reason:  To prevent unreasonable noise and disturbance to neighbouring occupants 
in the interests of residential amenity.

6) a) A scheme of odour control for any proposed kitchen extraction equipment shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
occupation of the development.  

b) The odour control scheme approved under (a) above shall be implemented on site 
prior to the extraction system being brought into use and shall thereafter be so 
maintained and operated.

Reason: To prevent the emission of fumes that would be detrimental to the amenity of 
the area.

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

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

Reason: In the interests of highway safety.

8) a) A detailed scheme of highway improvement works for the existing public footpath 
including removal and/or replacement of tactile paving and bollards fronting the site, 
together with a programme for the completion of the works has been submitted to and 
approved in writing by the Local Planning Authority. 

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

Reason: In the interests of highway safety.

9) No part of the development shall be brought into use until areas for vehicle parking, 
turning and manoeuvring have been laid out, demarcated, levelled and surfaced in 



accordance with the approved plan and these areas shall be retained thereafter for 
that specific use.

 
Reason: In the interests of highway safety.

10) No part of the development shall be brought into use until space and facilities for 
cycle parking have been provided on a basis of five spaces, and these facilities shall 
be retained thereafter for that specific use.

Reason: In order to ensure choice of travel.

11) The premises shall not be open for use outside the hours of 08:00 – 20:00 Monday to 
Friday and 09:00 - 18:00 Saturday and Sunday

Reason: In order to protect the residential amenities of nearby occupants.

Informatives

Addresses
1) The applicant is advised that the proposal may require the formal allocation of 

addresses. Contact the Highways Development Control Team on 0151 934 4175 to 
apply for new property numbers.

Works to Highway
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 Control Team on 0151 934 4175 for further information.

Background Music
3) Background music is not prescribed under the Licensing Act 2003 and is exempt from 

other activities regarded as regulated entertainment. It shall be defined as any 
amplified music, which has a music noise level not exceeding LAeq 10min 65dB. 
Measurements to determine the music level shall be made at a position not less than 
1 metre from any loudspeaker, instrument or wall.


