
 

REGENERATION AND ECONOMIC DEVELOPMENT  

DEPARTMENT 

                                          TOWN AND COUNTRY PLANNING ACT 1990 

 

PLANNING PERMISSION 

 
Application No:  24/00140/FUL 

 
Name and address of applicant 
Jagger, Jones & Muzzlewhite LLP 
Carpenter Court 
Maple Road 
Bramhall 
Cheshire 
SK7 2DH 
 

Name and address of agent 
Stantec UK Limited 
7th Floor  
100 Barbirolli Square 
Manchester 
M2 3AB 
 

 

Date of Receipt:  18 March 2024 Date Valid:  25 April 2024 
 

Address/Location Of Development: 
 
St Helenas Residential Home  
6 Roby Road 
Roby 
Knowsley 
L36 4HE 
 

Description of Development: 
 
INTERNAL ALTERATIONS AND REFURBISHMENT OF EXISTING CARE HOME 
TO PROVIDE 16NO. ONE BEDROOM SELF CONTAINED APARTMENTS (USE 
CLASS C3(B)), REPLACEMENT OF EXISTING PORTACABIN WITH 
PREFABRICATED OFFICE POD, ASSOCIATED EXTERNAL WORKS TO CAR 
PARK AND COMMUNAL GARDEN 
 

The Council of the Metropolitan Borough of Knowsley hereby give notice in pursuance of 
the above Act(s) that Planning Permission has been granted for the carrying out of the 
development referred to above in accordance with the application and plans submitted 
subject to the following condition(s):  
 
  1. The development must be begun not later than the expiration of three years 

beginning with the date of this permission.  
   
 Reason:  In order to comply with the requirements of Section 91 of the Town and 

Country Planning Act 1990 (as amended). 
 
  2. The development hereby permitted shall be carried out in accordance with the 

approved plans and documents listed in Schedule 1.  
   
 Reason:  For the avoidance of doubt. 



 
  3. The residential units hereby approved shall be occupied solely by adults in need of 

support and for whom an element of care is provided as described in Use Class 
C3(b) in the Town and Country Planning (Use Classes) Order 1987 (as amended).  

   
 Reason: to ensure that the apartments are used solely as supported living facilities 

and not as market housing. 
 
  4. No part of the development hereby permitted shall be commenced until a 

construction management plan has been submitted to and agreed in writing by the 
Local Planning Authority that details the means of mitigation of construction effects.  
This shall include: 

  

• The site working hours (our standard hours are 08:00-18:00 hours Monday to 
Friday, 08:00-13:00 hours Saturday and not at all on Sundays/Public Holidays 
without the prior written permission of the Local Planning Authority.)    

• Methods for the mitigation of noise and vibration from the operation of any 
temporary power generation or plant which will operate overnight.   

• Methods for dust control and suppression.   

• The areas for the storage of plant and materials.  

• Location of site compound.   
All site works shall then proceed only in accordance with the approved 
management plan unless otherwise agreed in writing beforehand with the Local 
Planning Authority.  

   
 Reason: To ensure the satisfactory development of the site and in the interests of 

protecting the amenity of neighbouring occupiers and to comply with the National 
Planning Policy Framework; Policies CS2 and CS19 of the Knowsley Local Plan 
Core Strategy adopted January 2016; Policy WM9 of the Merseyside and Halton 
Joint Waste Local Plan 2013 and saved Policies H5 and ENV2 of the Knowsley 
Replacement Unitary Development Plan adopted June 2006. 

 
  5. No part of the development hereby permitted shall be commenced until: 
  

a. A plan showing the location of protective fencing has been submitted to and 
agreed in writing by the Local Planning Authority.  

b. All existing trees/hedges to be retained on site as indicated within the 
Arboricultural Impact Assessment have been protected by fencing in accordance 
with BS5837:2012, of a minimum height of 2 metres, which shall use vertical 
and horizontal scaffolding poles with the uprights driven well into the ground and 
well braced to resist impact.  Onto this, weldmesh panels should be securely 
fixed.   

c. At least five days written notice has been given to the Local Planning Authority 
of the intention to commence development.  The protective fencing referred to in 
parts (a) and (b) shall be in place prior to the written notice of the start of 
development being given to the Local Planning Authority and shall be retained in 
place until the development is complete.   

   
 No storage of plant or material (including soil), works (including movement of soil, 

changes in ground level, vehicular movements, siting of temporary buildings or other 
works), lighting of fires or tipping of liquids shall take place within the protective 
fencing thereby defined for the duration of the development works.  

   
 Reason:  To protect existing trees within the site in the interests of visual amenity and 

to comply with Policies CS2 and CS19 of the Knowsley Local Plan Core Strategy, 
adopted January 2016 and saved Policy DQ4 of the Knowsley Replacement Unitary 
Development Plan, adopted June 2006. 



  6. Prior to the occupation of any part of the building, full details of the photovoltaic 
installation shall be submitted to the local planning authority.  The details shall 
include full plans and specifications.  The agreed details will be implemented prior to 
the first occupation of any part of the development hereby permitted and maintained 
and retained thereafter.    

   
 Reason: To reduce carbon emissions in accordance with Knowsley Local Plan Core 

Strategy Policies CS2, CS11 and CS22.   
 
  7. Prior to the occupation of any part of the building, an external lighting scheme shall 

be submitted to the Council as Local Planning Authority which seeks to ensure that 
the impact of the development on foraging and commuting of bats is minimised.  The 
approved scheme shall be fully implemented prior to the occupation of the building 
and retained thereafter.   

   
 Reason: In the interests of biodiversity conservation and to comply with Policy CS8 of 

the Knowsley Local Plan Core Strategy, adopted January 2016.  
 
  8. Prior to the occupation of any part of the building, a scheme shall be submitted to the 

local planning authority detailing electric vehicles charge point facilities (communal 
electric vehicle recharging points shall be provided at a rate of 1 per every 2 
communal parking bays).  The approved infrastructure shall be available to use prior 
to thew occupation of the building and be permanently retained thereafter.  All EV 
charging points shall be clearly marked as such and their purpose explained to new 
occupants within their new home welcome park/travel planning advice.  

   
 Reason:  In the interests of air quality, promoting sustainable travel opportunities and 

to comply with Policies CS2, CS7 and CS19 of the Knowsley Local Plan Core 
Strategy, adopted January 2016 and NPPF Para 110 

 
  9. Notwithstanding the details shown on the approved drawings, no part of the 

development shall be occupied until full details of soft landscaping works have been 
submitted to and approved in writing by the Local Planning Authority.     

 The details shall include:   
  

a. Planting plans, specifications and schedules, planting size, species and 
numbers/densities of the proposed hedgerow illustrated on Drawing No. 1000 
Rev E and a scheme for the timing / phasing of work.     

b. A regime for the ongoing and longer-term maintenance of all soft landscaping is 
required to be submitted for approval.     

c. The approved landscaping works shall be implemented and completed prior to 
the occupation of any part of the building.   

   
 Any trees or shrubs planted or retained in accordance with this condition which are 

removed, uprooted, destroyed, die or become severely damaged or become 
seriously diseased within 5 years of planting shall be replaced within the next 
planting season by trees or shrubs of similar size and species to those originally 
required to be planted.  

   
 Reason: To ensure that the site is satisfactorily landscaped having regard to its 

location and the nature of the proposed development and to comply with Saved 
Policy H5 of the Knowsley Replacement Unitary Development Plan, adopted June 
2006, Policy CS19 of the Knowsley Local Plan Core Strategy, adopted January 2016, 
and the National Planning Policy Framework. 

 
 
 



SCHEDULE 1 
 

Date 
Received 

Ref. No Version Drawing/Document Title 

18/03/2024 001 Rev - Proposed Site Location Plan  
23/05/2024 MET-EXT-TOP-

G-001 
Rev 02 Topographical Survey  

23/05/2024 3423 March 2024 Rev B Design and Access Statement  
10/07/2024 1000 Rev F Proposed Site Plan  
23/05/2024 4000 Rev C Proposed Elevations  
23/05/2024 2000 Rev E Proposed Ground Floor Plan  
09/04/2024 2001 Rev C Proposed First Floor Plan  
09/04/2024 2003 Rev B Proposed Roof Plan  
09/04/2024 #AV388-2 - External Office Pod  
05/07/2024 3423-DEN-A-ZZ-

DR-A-1600 
Rev - Proposed Refuse Store  

23/05/2024 - - Secure lockable cycle shelter  
 
REASON(S) FOR THE GRANTING OF PLANNING PERMISSION 
  
The decision to grant planning permission has also been taken having regard to the 
policies and proposals as set out below, and to all relevant material considerations 
including supplementary planning guidance:- 
 
This informative is only intended as a summary of the reason(s) for the granting of planning 
permission.  Should you require any further details relating to the decision please contact 
the relevant case officer (Jo Sheridan on 0151 443 2376) 
 
ARTICLE 35 STATEMENT 
 

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying matters of concern within the application (as originally submitted) 
and negotiating with the applicant, acceptable amendments to the proposal to address 
those concerns.  As a result, the Local Planning Authority has been able to grant planning 
permission for an acceptable proposal, in accordance with the presumption in favour of 
sustainable development, as set out within the National Planning Policy Framework. 
 
NOTE FOR APPLICANT: 
 
IMPORTANT - PLEASE READ CAREFULLY THE NOTES BELOW AS FAILURE TO COMPLY 
COULD MAKE THE DEVELOPMENT HEREBY PERMITTED UNAUTHORISED 
 
1)    This planning permission is granted in strict accordance with the approved plans.  It should be 

noted however that:  
 

a)    Any variation from the approved plans following commencement of the development, 
irrespective of the degree of variation, will constitute unauthorised development and may 
be liable to enforcement action. 

 
b)    You or your agent or any other person responsible for implementing this permission should 

inform Planning Services immediately of any proposed variation from the approved plans 
and ask to be advised as to the best method to resolve the matter.  Most proposals for 
variation to the approved plans will require the submission of a new planning application. 

 
2)    This permission is granted subject to conditions, and it is the owner of the property and the 

person responsible for the implementation of the development who will be fully responsible for 
their compliance throughout the development and beyond. 

 



3)   If there is a condition that requires work to be carried out or details to be approved prior to the 
commencement of the development this is called a "condition precedent".  The following should 
be noted with regards to conditions precedent. 

 
a)    If a condition precedent is not complied with prior to the start of development, the whole of 

the development will be unauthorised and you may be liable to enforcement action. 
 
b)    In addition, if the requirements of a condition precedent are subsequently not complied 

with, the development is unauthorised and the only way to rectify the development is the 
submission of a new application. 

 
If any other type of condition is breached, then you will be liable to a breach of condition notice.  
 
Informatives 
 
 1. See below informative from Cadent Gas and attached plan:   
   
 Cadent Gas Ltd own and operate the gas infrastructure within the area of your development. 

There may be a legal interest (easements and other rights) in the land that restrict activity in 
proximity to Cadent assets in private land. The applicant must ensure that the proposed works 
do not infringe on legal rights of access and or restrictive covenants that exist.  

   
 If buildings or structures are proposed directly above the apparatus the development may only 

take place following diversion of the apparatus. The applicant should apply online to have 
apparatus diverted in advance of any works, by visiting cadentgas.com/diversions  

   
 Prior to carrying out works, including the construction of access points, please register on 

www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring 
requirements are adhered to.  

   
 Your responsibilities and obligations  
 Cadent may have a Deed of Easement on the pipeline, which provides us with a right of 

access for a number of functions and prevents change to existing ground levels, storage of 
materials. It also prevents the erection of permanent/temporary buildings, or structures. If 
necessary Cadent will take action to legally enforce the terms of the easement.  

   
 This letter does not constitute any formal agreement or consent for any proposed 

development work either generally or related to Cadent's easements or other rights, or any 
planning or building regulations applications.  

   
 Cadent Gas Ltd or their agents, servants or contractors do not accept any liability for any 

losses arising under or in connection with this information. This limit on liability applies to all 
and any claims in contract, tort (including negligence), misrepresentation (excluding 
fraudulent misrepresentation), breach of statutory duty or otherwise. This limit on liability does 
not exclude or restrict liability where prohibited by the law nor does it supersede the express 
terms of any related agreements.  

   
 If you need any further information or have any questions about the outcome, please contact 

us at plantprotection@cadentgas.com or on 0800 688 588 
 
 2. This permission does not authorise works to any trees on site.  The applicant understands 

that should the need to carry out works to or remove trees in the future arise, then they will 
need to submit an application for these works. The application must include a bat survey. 

 

 
Executive Director - Regeneration and Economic Development 
 
Date: 12 July 2024 



IMPORTANT NOTES FOR YOUR ATTENTION: 
 
1. This permission refers only to that required under the Town and Country Planning Acts and does 

not include any consent or approval under any other enactment, bylaw, order or regulation. 
 
2. This permission refers only to those plans submitted as part of the Planning Application a copy 

of which is retained by the Local Planning Authority.  The Local Planning Authority should be 
contacted in writing if it is proposed to amend these plans in any way as a further permission, 
may be required. 

 
3. You should ensure that you understand the requirements of all planning conditions and that you 

fully comply with their requirements.  If you are in any doubt about what a condition requires of 
you, please ask us for assistance.  Planning conditions may require you to submit further 
information to us and await our approval before you can start your development.  A failure to do 
so could result in your development being unlawful and necessitate the submission of a further 
planning application.  A failure to comply with the conditions of the permission/consent may 
result in the taking of enforcement and potentially legal action, against you to remedy the breach 
of planning control. 

 
4. A fee is normally payable to discharge planning conditions in accordance with government 

regulations. 
 

5. This permission does not convey any rights or approval to build on, or develop, any land that is 
not fully owned or controlled by you, including on party boundaries.  You should satisfy yourself 
that the agreement of any adjoining landowners has been given prior to commencing any 
building works. 

 
6. If a Building Regulations Consent is required for these works it is your responsibility to ensure 

that the plans submitted for both the Building Regulations Consent and Planning Permission are 
the same in all respects.  Should the plans relating to one consent vary from the other, it will be 
necessary for you to submit amended plans to this Department and obtain the relevant 
approval(s) prior to commencing any works.  Knowsley Council’s Building Control team are 
contactable on (0151)-443 2342 and they would be pleased to assist you.   

 
Appeals to the Secretary of State 
 

• If you are aggrieved by the decision of your local planning authority to refuse permission for the 
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of 
State under section 78 of the Town and Country Planning Act 1990.  

 

• If you want to appeal against your local planning authority’s decision then you must do so within 6 
months of the date of this notice. 

 

• Appeals can be made online at: https://www.gov.uk/planning-inspectorate. 
If you are unable to access the online appeal form, please contact the Planning Inspectorate to 
obtain a paper copy of the appeal form on tel: 0303 444 5000. 
 

• The Secretary of State can allow a longer period for giving notice of an appeal but will not normally 
be prepared to use this power unless there are special circumstances which excuse the delay in  
giving notice of appeal. 

 

• The Secretary of State need not consider an appeal if it seems to the Secretary of State that the 
local planning authority could not have granted planning permission for the proposed development or 
could not have granted it without the conditions they imposed, having regard to the statutory 
requirements, to the provisions of any development order and to any directions given under a 
development order.    

 
 
 

https://www.gov.uk/planning-inspectorate
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Where an out-of-standard service is present please 

contact plant protection 0800 688 588 for further 

information. 

Out-of-standard service symbology may be used to 

indicate one or more of the following: 

• Identification of shallow services 

• Identification of dual services 

• Recording of non-perpendicular services 

A perpendicular service/connection is laid in a 

straight line from the entry point at the property to 

the connection at the main – this includes a pipe that 

has a perpendicular connection and is not straight but 

does not deviate more than 1m off centre line. 

  

 

 

 

 

 

 

 

 

  

 

 

 

View extent: 100m, 100m 

Crown Copyright © - This plan is reproduced from or based on the OS map by Cadent Gas Limited, with the sanction of the controller of HM Stationary Office. Crown Copyright Reserved.  Ordnance Survey Licence number 100024886 

IMPORTANT NOTICES 
 

This plan shows these pipes owned by Cadent Gas Limited in its role as a Licensed Gas Transporter (GT).  Gas pipes owned by other GT’s or otherwise privately owned 

may be present in this area.  Information with regards to such pipes should be obtained from the relevant owners.  The information shown on this plan is given without 

warranty, the accuracy thereof cannot be guaranteed.  Service pipes, valves, syphons, stub connections etc. are not shown but their presence should be anticipated.  

No liability of any kind whatsoever is accepted by Cadent Gas Limited or their agents, servants or contractors for any errors or omission.  Safe digging practices, in 

accordance with HS(G)47, must be used to verify and establish the actual position of mains, pipes, services and other apparatus on site before any mechanical plant 

is used.  It is your responsibility to ensure that this information is provided to all persons (either direct labour or contractors) working for you on or near gas apparatus.  

The information included on this plan should not be referred to beyond a period of 28 days from the date of issue. 

In case of emergency call - 0800 111 999 
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