
Report to: PLANNING COMMITTEE Date of Meeting: 5th June 2019

Subject: DC/2019/00730
18-20 Hawthorne Road Bootle L20 2DN   

Proposal: Change of use and subdivision of ground floor from former Gymnasium 
(D2) to a Restaurant/Cafe (A3) and retail (A1) and part of the ground, 
first and second floors from 4 self-contained apartments to 7 self-
contained apartments. Alterations to the external elevations and 
creation of a first floor enclosed roof terrace to the rear. (Alternative to 
DC/2019/00049 refused 28/03/2019).

Applicant: Mr James Winters
Edward Winters 

Agent: Mr Rob Edwards
R_R Design Services (UK) 
Developments Ltd

Ward: Derby Ward

Summary
The proposal is to for the conversion of the building to seven apartments and two 
commercial units at ground floor level including external alterations. It is presented as an 
alternative to a similar scheme refused by Planning Committee in March 2019 due to a 
lack of useable outdoor amenity space. The revised scheme incorporates an extended 
terrace to the rear to be finished at a high quality with hard and soft landscaping. The area 
of outdoor space has increased from 43sqm to 80sqm, doubling to 11sqm per apartment. 
This is not deemed to be as significant of a shortfall and the applicant has referred to the 
highly accessible location of the site and regeneration benefits as justification for the 
shortfall. 

The applicant has worked positively and proactively to address concerns of the Council 
and the size and quality of outdoor space would exceed that of many terrace properties 
within the area. The reuse of the long-term vacant building is supported by local residents 
and Planning Services alike, while the applicant has demonstrated that six apartments are 
required to make the scheme viable and justify investing and redeveloping this site. On 
balance the proposal is considered acceptable and to constitute sustainable development 
consistent with the policies of the Sefton Local Plan. The proposal is therefore 
recommended for approval.



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=PQ1NU2NW07M00

mailto:planning.department@sefton.gov.uk


Site Location Plan



The Site
The application site is 18-20 Hawthorne Road, Bootle, a vacant three storey end of terrace 
property situated at the junction with Ursula Street.

History
 
Planning permission was refused in November 2009 for the conversion of the building to 6 
apartments due to inadequate internal floor spaces and poor stacking arrangements 
alongside conflicts with Housing Market Renewal Initiatives (reference S/2009/0752).

Planning permission was approved in June 2008 for the conversion of the building to 6 
apartments incorporating rear extension (S/2008/0292).

Planning permission was refused in March 2019 for the conversion of the building to 7 
apartments with two ground floor commercial units on the following ground 
(DC/2019/00049):-

The proposed development would fail to provide an adequate level of outdoor amenity 
space for future occupiers, falling significantly short of the Council's standards and with no 
justification for the proposed number of residential units. It is considered that the standard 
of living as a result would be unacceptable; therefore the proposal conflicts with Local Plan 
policies SD2 and HC4, Supplementary Planning Document 'Flats and Houses in Multiple 
Occupation' and the requirements of the National Planning Policy Framework.

Consultations
Environmental Health
No comment received.

Highways Development Design 
No objection as there are no highway safety implications. Whilst no parking is included the 
site is very accessible to public transport. There is unrestricted parking available within the 
vicinity to accommodate parking for the restaurant/café’s patrons. Cycle parking will need 
to be provided in accordance with Council guidance.

Housing Standards 
Suitable means of escape, plus adequate fire separation and automatic fire detection 
system should be provided, as appropriate. 



Neighbour Representations
A 37-signature petition in support of the scheme and endorsed by Cllr Robinson has been 
received consisting of addresses on Hawthorne Road, Urusula Street and Hero Street 
amongst others in the area.

A separate petition containing the above signatures and 25 more in support of the scheme 
has also been received.   

The main reasons for supporting the application are stated as improvements to the 
‘eyesore’ site with many also welcoming a new restaurant/café.

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.

Assessment of the Proposal
The proposal is to subdivide the ground floor to create two separate commercial units, with 
one operating as retail and the other a café/restaurant. The remainder of the building is to 
be converted to seven self-contained apartments. External alterations are also proposed 
including the creation of an enclosed roof terrace for residents. The proposal is presented 
as an alternative to one refused on the grounds of inadequate outdoor amenity space by 
Planning Committee in March 2019. 

The main issues to consider are the principle of development, matters relating to 
residential amenity, design, access and highway safety. 

Principle of Development

The application site is situated within a Primarily Residential Area subject to adopted Local 
Plan policy HC3, which permits residential development when consistent with other Local 
Plan policies and non-residential development when it can be demonstrated that an 
unacceptable impact will not be had on the living conditions of neighbouring properties and 
that the character of the area will not be harmed.

The proposal for flats is acceptable in principle. The proposed retail unit and 
café/restaurant are also considered to be acceptable in light of the prevailing 
characteristics of Hawthorne Road which comprises both residential and non-residential 
uses including numerous hot food takeaways and convenience stores. 

Living Conditions of Future Occupants

Internal 



The proposal is subject to Local Plan policy HC4 which is accompanied by Supplementary 
Planning Document (SPD) ‘Flats and Houses in Multiple Occupation’. The latter sets out 
standards in relation to acceptable living conditions and forms the basis of the assessment 
below. 

The SPD requires a total accommodation size of 37sqm for traditional one-bedroom flats 
and 61sqm for two-bedroom flats. The scheme includes 6 one-bedroom flats and 1 two-
bedroom flat, all of which meet the above standards. The applicant has advised that the 
bedrooms would be aimed at single occupants, therefore the 8.5sqm bedroom standard is 
met in the case of the one-bedroom flats while the two-bedroom flat also contains one 
bedroom of over 10.5sqm.

In terms of outlook, prospect and light, it is considered that habitable rooms would have a 
good level of amenity consistent with local character and an improvement to initial 
proposals. Apartment 6 features a bedroom within the roof space. It is not possible to 
incorporate a window to the gable end due to the presence of a chimney breast. However 
three skylights would provide ample sunlight and the main living space below is served by 
two large windows which are considered to reduce the limited harm caused.

A scheme of enhanced soundproofing between the commercial elements of the scheme 
and proposed first floor flats can be secured by condition. Comments from the Housing 
Standards Manager in regard to fire safety can be addressed through Building 
Regulations. 

External 

The most recent application relating to the site was refused solely due to a significant 
shortfall in outdoor amenity space which measured 43sqm, or 6sqm per flat. The current 
application proposed an extended terrace across the entire rear yard of the property to 
measure 80sqm, or 11sqm per flat. Bin and cycle storage remains in a separate area at 
ground floor level. 

The applicant has provided justification for the shortfall in outdoor space. The submitted 
Design and Access Statement confirms that the site in a highly sustainable location to 
Bootle Town Centre, public transport and outdoor recreation opportunities. It also states 
that the site has been vacant for a significant amount of time, detracting from the quality of 
the environment in the area. It is agreed that the proposed development would ‘assist in 
regenerating the immediate area through refurbishment of an under-utilised property’ and 
make efficient use of land in accordance with local and national policy.

The SPD states ‘space should be designed to provide an area for residents for informal 
recreation, gardening, drying clothes and socialising’ and that it ‘must be accessible to all 
residents and be of high quality’. The roof terrace would be accessible for all residents and 
feature a high-quality modern usable space for residents with hard and soft landscaping 
incorporated. While a shortfall of outdoor amenity space against the Council’s standards 
would remain the applicant has demonstrated why this is acceptable and has improved the 



level and quality of outdoor space to a notable degree on what was proposed under 
application DC/2019/00049). 

Impact on Neighbours

The proposal would lead to intensification of the historic patterns of residential occupation, 
however not to an unacceptable degree given the size of the building which has been 
proven as capable of accommodating seven flats. The roof terrace would be enclosed to a 
height of 1.8m to the rear and south-facing side to prevent overlooking. This would not 
cause a harmful impact on the outlook from the rear of 12 Ursula Street given the limited 
projection, while adjoining properties on Hawthorne Road are already significantly 
hampered in terms of outlook to the rear. Neighbouring 16 Hawthorne Road is also 
understood to be vacant. A shorter wall is proposed to the terrace fronting Ursula Street to 
reduce visual impact; it would not cause a significantly greater degree of overlooking than 
existing window to window distances across the street. 

The commercial uses would front Hawthorne Road and the applicant has confirmed 
proposed opening times for the retail unit and café/restaurant which are fairly modest 
(08:00-21:00). A condition can be attached controlling the hours of the A3 use given the 
greater possibility of late evening and night time disturbance than the smaller A1 unit. 
Appropriate soundproofing between residential components and neighbours can be 
achieved through Building Regulations.

Design and Impact on Street Scene

The property is understood to have remained vacant for at least a decade; its dilapidated 
appearance is a local eyesore. The redevelopment of the building remains very much 
supported in that respect. The majority of alterations are simply to repair or replace existing 
features such as window openings and roof tiles. The new shopfronts at ground floor level 
would provide a fresh and modern enhancement reinstating active frontages; the extent of 
glass is consistent with a number of existing units within the area. The roof terrace to the 
rear would partially fill an existing gap and is considered of acceptable design. 

Access and Highway Safety

The site is very accessible to public transport and parking-free development is acceptable 
to the Council’s Highways Manager. Sufficient on-street parking exists to accommodate 
visitors to the proposed commercial uses. A secure cycle store is provided within the rear 
yard separate from the outdoor amenity space.

Viability

The applicant has submitted a viability argument which is not necessarily to justify the lack 
of outdoor space but the specific number of units (i.e. six apartments). The projected build 
costs compared against future sales value and the cost paid for the property have been 
appraised by the Council’s retained viability consultants. It has been concluded following 



an assessment that the minimum number of apartments required to make the scheme 
viable is only just six and that if a more detailed and robust investigation were to be 
conducted, in the consultant’s professional opinion, it is likely that viability would be worse 
still. While viability in planning terms primarily relates to developer contributions this 
assessment has demonstrated the low likelihood of anyone bringing the property back into 
a viable use with fewer residential units than currently proposed further supporting the 
significant regeneration benefits presented. 

Conclusion 

Taking all of the above into account the proposal is considered acceptable; it provides a 
good standard of living for future residents and a reasonable level of high quality outdoor 
amenity space, notably improved and increased since the previous planning refusal. The 
shortfall in outdoor space is no longer considered ‘significant’ and the redevelopment and 
reuse of the site is sustainable development which would have a significant social, 
economic and environmental benefit on the immediate area which has some highly 
noticeable empty units. Overall the proposal complies with adopted local and national 
policy and is therefore recommended for approval. 

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 must be commenced before the expiration of 
three years from the date of this permission.

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

2) The development hereby granted must be carried out strictly in accordance with the 
following details and plans:- Proposed Site Plans (Drawing Number RR009 / 07), 
Proposed General Arrangement Layouts (RR009 / 02J), Proposed Elevations (RR009 
/ 04D), Proposed Rear and Blind Side Elevation (RR009 / 06D) . 

Reason: To ensure satisfactory development.

3) A scheme of sound insulation to protect the living conditions of future residents from 
noise associated with the ground floor commercial uses must be submitted to and 
approved in writing by the Local Planning Authority. The approved scheme shall be 
implemented before flats 4 and 5 are brought into use and be retained thereafter as 
such.

Reason: To protect the future residents from unacceptable noise and disturbance.



4) A scheme of odour and smoke control for any kitchen extraction equipment to be 
installed must be submitted to and approved in writing by the Local Planning 
Authority. The approved odour control scheme shall be implemented on site prior to 
the extraction system being brought into use and shall be retained thereafter.

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

5) A scheme of noise control for any plant and equipment to be installed must be 
submitted to and approved in writing by the Local Planning Authority. The approved 
scheme must be implemented before the plant and machinery is brought into 
operation and the approved noise control measures be retained thereafter.

Reason: To prevent the emission of noise above a level that would be detrimental to 
the aural amenity of the area.

6) The café/restaurant shall only occupy the area labelled Retail Area 1 on drawing 
RR009 / 02J and shall not be open for business outside the hours of 08:00-21:00 
Monday to Sunday.

Reason: In order to protect the living conditions of nearby residents.

 


