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CASE OFFICER 
 
Mr M Shaw 
 
BLACKPOOL COUNCIL PLAN 2015 -2020 
 
This application accords with Priority one of the Plan - The economy: Maximising growth and 
opportunity across Blackpool. 
 
SUMMARY OF RECOMMENDATION 
 
This application was deferred by the Planning Committee at its meeting on 19 December 2017 
due to the late submission of additional information, namely the applicant's noise report. The 
insulation of the proposed extension to prevent internal noise from affecting adjoining 
occupiers and restricting the use of the front entrance into the extension until 9pm can be 
controlled via conditions on any planning permission granted. Other matters, including 
alleged anti-social behaviour associated with the public house are matters to be dealt with via 
the Council's licensing of the premises.  Accordingly the application is recommended for 
approval.       
 
SITE DESCRIPTION 
 
The application relates to the former Uncle Tom’s Cabin public house which has recently 
undergone an extensive refurbishment and re-opened as Ma Kelly’s cabaret bar providing live 
entertainment and is open until 3am. The detached building is situated at the junction with 
Knowle Avenue and has front and rear entrances, to the rear of the building is an extensive 
car parking area. The Queens Promenade frontage consists primarily of hotels and Knowle 
Avenue has a more residential character.   



 DETAILS OF PROPOSAL 
 
The application is for the erection of a single storey side extension adjacent the shared 
boundary with the Elgin Hotel (to the south) to extend the existing sports bar located at the 
rear of the building. The proposed extension is shown to have its own entrance on the front 
elevation and the extension will connect into the sports bar at the rear of the building. The 
proposal would add 100 sqm of floorspace to the existing 750 sqm. The bulk of the extension 
would be flat roofed but the entrance is designed to replicate one of the existing front 
entrances into the building.   
 
Amended plans have been submitted showing a roof plan and a section of the extension with 
acoustic insulation details included and these identify the proposed extension as a games 
room with a snooker table and dart boards. It is also stated on the plan that the area to the 
front of the proposed extension will not be used as a smoking area.  A supporting statement 
and noise assessment have also been submitted.     
 
MAIN PLANNING ISSUES 
 
The main planning issues are considered to be:  
 
 Impact on Visitor/ Residential Amenity 
 Design 
 Other Issues 
 
These issues will be discussed in the assessment section of this report.  
 
CONSULTATIONS 
 
Blackpool Services Directorate - (initial comments) - With regard to the noise issues 
associated with the proposal, a noise impact assessment should be carried out to assess the 
impact of any proposed noise sources. 
 
The noise impact assessment shall demonstrate that the following standards are met at 
nearby noise-sensitive premises: 
 
LAeq 50 dB 16 hours - façade level daytime 
LAeq 45 dB 8 hours - façade level night-time (23.00 -07.00) 
LAFmax 60 dB 8 hours -façade level night-time (23.00 -07.00) 
LAFmax 60 dB 4 hours - façade level evening (19.00-23.00)* 
 
Please note that any assessment shall be carried out for the most sensitive hours within the 
time period applied for. It is recommended that the methodology for any assessment be 
submitted in writing prior to any assessment taking place. * The evening standard LAF max 
will only apply where the proposed evening LAF max significantly exceeds the LA eq and the 
maximum levels reached are regular in occurrence, for example several times per hour.  
 



Means of ventilation for the extension are not shown on the plans - details of such are 
required, including the specification of any air conditioning fans, if applicable. Will there be 
any additional external cellar plant? Location and specification is required if so. The existing 
WCs currently have a window to external air. Once erected, the extension will take this 
natural ventilation away. What are the new arrangements for ventilation of the WCs?  
 
During the construction phase I recommend that hours of work are Mondays-Fridays 8am-
6pm, Saturdays 8-1pm and no work Sundays or bank holidays. Noise from outdoor smoking 
shelters is a common cause of complaints to this department. The location of any new 
smoking shelters to be agreed prior to their creation in order to minimise disturbance to 
nearby property.  
 
Subsequent comments:  We have a Lancashire wide policy document regarding noise from 
development approved by all the Lancashire local authorities. My comments and 
recommendations are World Health Organisation standards are taken directly from that. We 
have asked for submission of methodology and a noise assessment to ensure that the building 
extension is designed and built to control noise to within the World Health Organisation 
guidelines for sleeping etc. at the nearest premises. Once this is submitted I can go over it 
thoroughly. In the unlikely event that noise becomes an issue afterwards, we could use our 
licensing powers to investigate any complaints and possibly require a limiter to be installed. 
Limiting devices can be used to control noise across the frequencies and so would control 
bass type low frequency noise if it was a particular issue. I think the Hann Tucker 
methodology is perhaps aimed more at new pubs and clubs, where very loud music is being 
played constantly. The proposal however relates to existing premises which includes 
snooker/darts/ sports screens etc. rather than a ‘music playing’ venue. It would perhaps be 
best if the Hann Tucker report is shared with Ma Kellys’ consultants and they can decide 
whether they agree to take on board the comments therein. 
 
Comments in response to the applicant's noise report: I have read the noise survey 
submitted and have the following comments. 
   
The consultant has indicated that any blockwork will easily achieve the required attenuation 
across all frequencies. The roof design and materials details were not available to him at the 
time of his survey and so this has not been assessed. I therefore recommend a condition that 
they submit final design details together with octave band insulation data for the remainder 
of the building.  
 
Police - The Crime Impact Statement is formed based on local crime figures and trends, 
incidents reported to the police and community knowledge gathered from local policing 
teams. The security measures are site specific, appropriate and realistic to the potential 
threat posed from crime and anti-social behaviour in the immediate area of the development. 
 
Crime Risks - In the last 12 month period there have been a large number of crimes recorded 
in the area around this site including burglary at business premises, assault, shoplifting and 
robbery. There have been reported incidents of assaults where the excessive consumption of 
alcohol has been a contributing factor. Given that alcohol will be served in the building and 



that incidents of violence and disorder often break out without warning when people gather 
whilst or after consuming alcohol, the following security measures should be incorporated 
into the extension scheme: 
 
Physical Security - The extension should be built in accordance with the requirements of the 
Police preferred security standard Secured By Design. Plans show that this is a flat roof 
extension. Flat roofs, particularly those at single storey level are vulnerable as they can be 
easily accessed and depending on materials may be more vulnerable to intrusion by cutting 
through the deck. Flat roof designs can also create climbing aids to upper windows. 
Preventing easy access to roofs should be considered at the design stage of the building. 
External rainwater pipes can be used for climbing and should be either square or rectangular 
in section, flush fitted against the wall or contained within a wall cavity or covered recess. A 
pitched roof design is recommended. 
 
All new external doors and windows in the extension should be certificated. Glazing should be 
laminated and opening windows should be fitted with restrictors. 
 
Internal doorsets leading to staff only areas should be fitted with access control arrangements 
such as a keypad. Raise the floor height of the bar area and make the counter as wide as 
possible. The extension to the building should be added onto the existing CCTV camera 
system to provide full coverage internally and externally of the sports bar. A camera should 
be fitted to provide a clear head and shoulders image of all persons entering the premise via 
the main front door. Recording equipment must be stored in a securely locked room which is 
fitted with a PIR motion sensor linked to the intruder attack alarm. The extension should be 
added onto the intruder attack alarm. Impact sensors should be fitted to all doors and 
windows and PIR motion sensors fixed internally. Panic alarms should be located in easily 
accessible staff only areas that are not easily visible or accessible to customers. Lights should 
be installed at all external doorsets including emergency exits. External lighting is often 
provided at front doors however as most burglaries target the side and rear elevations, 
external lighting should be installed at all doors. These measures should be incorporated into 
the scheme in accordance with Blackpool Local Plan Part 1 : Core Strategy (2012-2027) Policy 
CS7:Quality of Design and Section 17 of the Crime and Disorder Act 1998 - without prejudice 
to any other obligation, it shall be the duty of each authority to which this section applies to 
exercise its various functions with due regard to the likely effect of the exercise of those 
functions on, and the need to do all that it reasonably can to prevent, crime and disorder in 
its area. 
 
Head of Highways and Traffic Management:  I have no objection to this proposal and would 
like to add the following: 
1. The parking areas to be marked out with proper parking bays to ensure the space is 

utilised to its maximum potential. 
2. There are two vehicle access points at the front. Are they necessary? The ones at the front 

could create conflict between customers and vehicles and it would be advisable to have a 
single point of access for vehicles on Knowle Avenue. 

3. A condition should be included requiring the surface treatment scheme for the area to the 
rear/ car parking area. 



Council's Licensing and Health and Safety Officer: We received a complaint in September 
2017 regarding disorder at the front of the premises (Promenade side).  I met with the 
managers a short time after receiving the complaint and I advised to disperse customers to 
the rear of the building. 
 
In November 2017 I received comments from Councillor Michelle Scott that residents on 
Holmfield Road were experiencing difficulties with noise and disturbance from customers 
leaving Ma Kelly’s, this was no doubt as a result of the changes I encouraged.  At or around 
the same time I spoke with Mr Seddon who indicated that things had improved slightly 
following my intervention, in effect I had displaced the problem.  
 
With regards to the current proposal this potentially could re-instate the problems that were 
being experienced in August and September 2017 back to the front of the premises and 
somewhat closer to the sensitive premises (the Elgin Hotel ) than before, as the main 
entrance was in the centre of the building approximately 25 metres away from the Elgin 
Hotel’s boundary whereas the new entrance will be less than 2 metres away from the Elgin 
Hotel’s boundary. Conditions attached to any planning permission and or the Premises 
Licence could mitigate the issues especially if the door was used as an entrance only up to a 
certain time of night, for example 10pm, and the area immediately in front of the premises 
was not used for outside drinking or smoking . 
 
Licensing can add conditions to mitigate public nuisance and “specific use conditions “can be 
added to doors or outside areas. How these conditions are controlled can also be subject to 
further conditions, for example, door staff to monitor or man the door between certain times, 
or manager/supervisor to do hourly checks and record and document the checks with records 
kept on site to evidence the monitoring system in place. 
 
All conditions added to a licence should go no further than is appropriate to mitigate the 
problems.  As this is a new venture the problems being articulated are largely speculative and 
not evidence based, indeed the evidence base is that the problems at the front have 
diminished in recent months so we would be entirely relying on the applicant offering or 
agreeing to conditions, I do not think we would have sufficient evidence to add the conditions 
at a hearing. 
 
If the application is granted without conditions and problems are encountered the licence 
could be reviewed and conditions added which are tailored to the problems.  For example, it 
may be the case that the doors repeatedly bang in the wind and we could ask for self-closers 
to be added that eradicate the noise. A review is a relatively quick process but requires actual 
evidence of problems and implies that the licence holder has been put on notice of these 
problems before a review is commenced. Section 182 of the Licensing Act Guidance 
paragraph 11.10 refers: 
 
11.10 Where authorised persons and responsible authorities have concerns about problems 
identified at premises, it is good practice for them to give licence holders early warning of their 
concerns and the need for improvement, and where possible they should advise the licence or 
certificate holder of the steps they need to take to address those concerns. A failure by the 



holder to respond to such warnings is expected to lead to a decision to apply for a review. Co-
operation at a local level in promoting the licensing objectives should be encouraged and 
reviews should not be used to undermine this co-operation. 
 
Any conditions added to a licence at the hearing stage could be appealed and generally 
appeals are taking about 4-6 months to list so this can really protract the process. If a review 
is submitted we have to wait a minimum period of 28 days for additional representations to 
be submitted, then we must arrange a hearing within 20 working days of the 28 days lapsing. 
The decision takes effect 21 days after the decision at the hearing has been made and if 
appealed this can stay the decision until the outcome of the appeal. So in summary Licensing 
can be an effective fix but is not necessarily a quick fix. 
 
PUBLICITY AND REPRESENTATIONS 
 
Site notice displayed: 16 October 2017   
Neighbours notified: 16 October 2017 
 
A letter of objection has been received from the Elgin Hotel on the following grounds:-  
 
We most strongly object to the planning application for the new location of the Sports Bar at 
Ma Kelly's, 44- 46 Queens Promenade. This is on the basis of persistent noise and disturbance 
to our guests here at the hotel.  
 
To give you some of the history disturbance so far this year, on the weekend of the opening 
on 11th-13th August, Police were in the vicinity sorting out rowdy customers/ anti-social 
behaviour. On Friday on Northumberland Avenue (it was unclear as to whether the woman 
arrested had been drinking in the Cabin), and Saturday night /Sunday morning (3am) Police 
had to be called to an incident at the front of the Pub. We had complaints from our guests 
about men 'staggering out of mobile toilets/ portacabin on the forecourt having urinated all 
down their trousers'. I spoke to both the owner and Operations Manager the following Friday 
(18th August) in this regard. They were apologetic and said they would keep a close eye on 
things. As this was their opening weekend we felt it only fair to see how things progressed. 
 
On the weekend 25th-27th August, we had complaints from several guests about noise 
coming from the Sports Bar in the early hours of the morning, meaning that they could not 
get to sleep. It appears that the fire door at the back of the Sports Bar had been left open. I 
reported this to the Operations Manager on Friday 1st September he said he would make 
sure that the door was kept shut in the future. 
 
On Saturday 9th September/early hours of Sunday morning (1.30am) there was a fight 
outside the hotel front between two women who had been excluded from the Pub. Several 
men (who appeared to know the women) were trying to separate them resulting in an 
incredible amount of noise. At 2am bottle skips were being emptied waking even more guests 
up at the rear of the hotel. On Saturday 16th September I spoke to the Operations Manager 
about this and he said they had tried to sort the trouble out as quickly as possible. This may 
have been the case, but, the issue was just passed onto the pavement outside the Elgin. He 



did explain that the bottle skips should not have been emptied after 9pm and said he would 
sort it out. 
 
Saturday 23rd/Sunday 24th September - on Sunday morning we had several complaints at 
Reception about the noise from Ma Kelly's from 2am-4am. There were between 30 and 40 
people on the artificial grass outside Ma Kelly's shouting and rowing. Two men appeared to 
be having a very loud altercation. The noise did not stop until 4am. One of our hotel guests 
said to us, and I quote, 'We have stayed here many times and have always enjoyed it, but this 
weekend, due to the noise on Saturday night/Sunday morning, is the worst stay we have ever 
had.' 
 
With all of the incidents that have taken place so far since the opening of Ma Kelly's and the 
fact that the Operations Manager has already received a suggestion from Licensing that pub 
and cabaret customers should be dispersed from the far end of the building on Knowle 
Avenue, I cannot support an application moving an entrance/exit even closer to our business.  
The idea that the Sports Bar (which I understand has a Licence until 3am) should have its 
entrance/exit within 4 metres of our boundary wall quite frankly fills me with horror. Even if 
they were smoking outside (which inevitably they would do), this would cause considerable 
disturbance to our guests. The proximity to our boundary wall would also be an issue, as 
there are 20 bedrooms on that particular side that would be directly affected. Certainly, even 
with the Sports Bar in its current position, we hear a lot of noise when there is a big match on 
(be that boxing or football). 
 
We appreciate the investment that the applicant has put in to the 'Cabin' and how it has 
tidied up what was a very ugly property. However, we too have spent a huge amount of 
money over the years, (this year alone over £1million), improving our properties (Elgin and 
Hotel Sheraton) and bringing many guests into Blackpool. Indeed we have a very high rate of 
return guests. If the applicant wants to change the location of the Sports Bar it needs to be in 
a position that does not impact directly on the adjacent properties that have worked 
extremely hard to invest annually in their own business and Blackpool.  
 
A second letter has been received with an attached report from noise consultants (Hann 
Tucker Associates). The extension would significantly increase the capacity of the bar space 
and would be sited immediately on the boundary between “Ma Kelly’s” and the Elgin Hotel in 
the direct line of sight (and more pertinently sound) of a large number of our letting 
bedrooms.  I expressed concern about the potential effects of the development on the 
amenity of our guests as a result of noise and disturbance from within the extended building 
and outside it, particularly late at night and in the early hours of the morning in the light of 
our recent experiences of the bar in its un-extended form. 
 
Since writing my earlier letter I have seen the consultation response from Blackpool Services 
Directorate and the recommendation that a noise assessment report should be prepared to 
demonstrate that certain standards or limits would be met at noise sensitive premises.  I 
welcome the recognition that the proposed extension would potentially cause disturbance as 
a result of excessive noise and that noise limits should therefore be imposed if planning 
permission is granted.  



I recognise and fully understand that the Council has a statutory duty to determine the 
planning application in accordance with the development plan unless material considerations 
indicate to the contrary.   In this case the development plan comprises the adopted Core 
Strategy and saved policies of the Local Plan 2006.  The emphasis of the Core Strategy is on 
improving the visitor experience and the quality of tourist facilities of all kinds.  A similar 
emphasis is to be found in the ‘Lifting Quality’ chapter of the Local Plan 2006 and I note that 
saved Policy BH3 states that developments will not be permitted which would adversely 
affect the amenity of those occupying residential and visitor accommodation including by the 
use of and activity associated with the proposed development (saved Policy BH3(A)(ii)).  
Specifically in the case of proposals for public houses and similar uses, saved Policy BH17 
states development will not be permitted where there would be adverse effects on the 
amenities of neighbouring premises or local residents and in the supporting text indicates 
that in applying the policy the Council will take into account the likely impacts of “noise, 
smell, activity and traffic on neighbouring premises and the surrounding vicinity”.   
 
The proposal is intended, at least at the outset, as a ‘sports bar’ as a separate and distinctive 
new ‘offer’ to the range of bar facilities already provided.  Although part of the existing 
building has been laid out as a sports bar already, the new bar whilst accessible through the 
existing building is designed with its own entrance highlighted by an architectural feature that 
would appear to be deliberately designed to draw attention to that separate entrance and 
clearly suggesting the potential for the new bar to be used on a self-contained basis. I 
consider it important that what is described as an extension should not result in the creation 
of a wholly new, self-contained bar premises since that would, in my view, be an 
unacceptable intensification of the use of the site.  I urge you to impose a planning condition 
to prevent the separate occupation of the extended area and/or the subdivision of the 
property without express permission. 
 
There is clearly the potential for noise and disturbance from such a large bar space and the 
relevant policies of the Local Plan indicate that adverse effects on the amenity of the 
occupiers of neighbouring premises and on those occupying residential and visitor 
accommodation may be grounds for refusing planning permission for developments of this 
kind.  The implication of the consultation response is that the proposed development would 
be acceptable if certain noise limits are adhered to and presumably it is considered that 
suitable planning conditions would be imposed to secure compliance.  Conditions of that kind 
might be a suitable way of addressing noise from within the new bar but would not 
necessarily deal with the problems that can arise when patrons congregate outside it, 
whether waiting at the entrance to gain entry, or on exit, or in order to smoke.  I would urge 
you to consider the use of conditions to control the times between which the new entrance 
may be used or alternatively to require a management plan dealing with arrivals and 
dispersals to be submitted, approved and operated in the interests of neighbours’ amenity.   
You may also wish to specifically exclude the development of any smokers’ facilities adjacent 
to the proposed new entrance.  
 
As to noise limit conditions, I have taken the liberty of seeking advice from Hann Tucker 
Associates both about the broad approach underlying the recommendations and the specific 
noise limits.  They agree that it would be appropriate to impose specified noise limits in the 



interests of amenity but disagree that the limits proposed in the consultation response on the 
grounds that they would appear to have been derived from guidance that is not applicable 
where, as in this case, a new entertainment use is proposed close to noise sensitive 
properties such as a hotel or other residential use.  They note that the proposed limits do not 
pay regard to the low frequency characteristics that are intrinsic to amplified music and are in 
any case not derived from a survey of existing noise conditions. They express concern that 
there would be a risk of statutory nuisance complaints if the proposed limits were adopted. 
The consultants suggest that there should be an environmental noise survey to enable site-
specific noise limits to be derived by octave band with the objective being ‘virtual inaudibility’ 
which would be achieved by noise level limits 10dB below the prevailing L90 sound pressure 
levels in each octave band.  I understand that is the approach of other local authorities in such 
circumstances, including for example Manchester City Council, when dealing with proposed 
entertainment uses close to residential uses.  
 
Hann Tucker Associates’ and the Council's comments presuppose that suitable mitigation can 
be provided as part of the development.  The application drawings do not appear to include a 
roof plan so I do not know whether any form of rooflights are proposed (which might enable 
noise to be transmitted more easily than if there was a solid roof structure) but my 
impression is that in any case only quite a lightweight flat roof structure is envisaged.  It 
seems to me that it would be unreasonable to impose noise limits by planning condition 
without knowing first that the limits are achievable within the scope of the development that 
is proposed - both from the point of view of the applicant and the neighbours.  
 
In the circumstances, whilst I recognise that suitable conditions may enable my objections to 
the development to be overcome, I am concerned about the effectiveness of the limits 
proposed, particularly in the light of what Hann Tucker Associates say about the risk of 
statutory noise nuisance.  In those circumstances the Local Plan policy to safeguard the 
amenity of those occupying visitor accommodation and the Core Strategy policy to enhance 
the visitor experience would not have been achieved. 
 
In conclusion, I therefore urge you to require the kind of site-specific environmental noise 
assessment that Hann Tucker Associates recommend to be carried out before the application 
is determined so that appropriate, relevant, enforceable and effective noise limits can be 
imposed.  Also that the development of a Management Plan for the effective control of the 
entrance and exit of clientele is prepared and presented, and that there is an exclusion of 
development of smoking facilities at the front of the property which do give rise to much 
noise. I feel these issues are of paramount importance otherwise you cannot be fully satisfied 
that the amenity of the occupiers of neighbouring properties would be safeguarded and in 
those circumstances planning permission ought to be refused. 
 
Further comments: Having seen these more detailed plans, which I received yesterday, it 
reinforces the concerns I have already expressed about the independent entrance to Ma 
Kelly’s Sports Bar. On closer examination there are a number of issues that come to light:- 
 

1. There does not appear to be a rear exit from the Sports Bar that is ‘fit for purpose’ 
except between tables and chairs in the ‘back room’ or though the toilets. Add this to 



the comments made by the architect about ‘the difficulty of staggered opening times’, 
it appears from the plan that clients would have to come out of the front of the 
building if they wanted to smoke or indeed leave the bar after the 9pm restriction. 
 

2.  The entrance doors to the proposed Bar are less than 2 metres wide within a small 
ginnel (4 metres x 6 metres). This ginnel is a matter of only 2 metres from a guest’s 
bedroom window of the Elgin Hotel. Indeed within 10 metres there are 15 bedroom 
windows. With the best will in the world, and even with a complete smoking ban at 
the front of the property (which would be very hard to enforce), drinkers will 
congregate in this area. This may be to meet friends going into the bar or at the half 
time of a big football match just to get some fresh air. On a windy day this area will 
afford a certain amount of shelter from the wind – making it even more attractive. You 
only have to drive around town to see people standing outside pub and hotel 
entrances drinking and yes, often smoking. The noise from these people will be 
considerable and amplified in this small confined area, very much to the distraction of 
our long standing clientele. The negative impact on our business of this going ahead 
cannot be overemphasised. It very much goes against the Council’s ‘Core Strategy’ of 
developments not adversely affecting neighbouring properties and businesses. 
 

3.  The location of this entrance is wholly unacceptable – the existing main entrance is 
quite near enough to our property. With some internal alterations to the property it 
would be quite possible to have an internal division at the front and back doors to 
segregate the Sports Bar from the Cabaret area which would appear to be Mr Kelly’s 
intention. 
 

Objection from Chorlton Hotel, 38 Hull Road:  
 
Having suffered statutory noise nuisance between 2005 and 2012, I very much wish to whole 
heartedly give my support to the objections raised by the Elgin Hotel. The damage to a 
business caused by noise can be extreme, as I have experienced. Not only that but the 
devastating effect on the lives of those directly affected must in no way be underestimated. 
Fortunately the team at Ma Kelly’s appear to be fully responsive to complaints unfortunately 
in my case I was not so lucky. I appreciate the investment made at the former Uncle Tom's 
Cabin especially considering alternative proposals for the site. I would also challenge the 
human rights statement. When guests book into a hotel, they are in reality renting the 
room(s); as such for the duration of their stay the rented room becomes their property, in the 
same way that a rented house becomes a tenant’s property. Thus as the Elgin Hotel have 
clearly shown their guests have had their enjoyment compromised as a direct result of the 
applicants existing property, and with the proposal being much closer the risk becomes far 
more real and there is clearly a Human Rights issue. Should the Planning Committee pass this 
proposal, then there does need to be a commitment from the applicant to make noise 
reduction measures far stronger and ensure an effective management strategy is put in place 
to minimise any potential noise nuisance. 
 
 
 



NATIONAL PLANNING POLICY FRAMEWORK 
 
The National Planning Policy Framework (NPPF) was published on 27 March 2012. The NPPF 
states that the purpose of the planning system is to contribute towards sustainable 
development. There are three strands to sustainable development namely economic, social 
and environmental. Proposed development that accords with development plan should be 
approved unless material considerations indicate otherwise. There is also a presumption in 
favour of sustainable development. The NPPF contains 12 core planning principles including:- 
 
1- 'building a strong, competitive economy'-  .............ensure the planning system does 
everything it can to support sustainable economic growth. 
7- 'requiring good design'.........................................good design is a key aspect of sustainable 
development and is indivisible from good planning and should contribute positively to making 
places better for people 
 
Paragraph 17 states planning should always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and buildings.  
 
Paragraph 123 states planning decisions should aim to avoid noise from giving rise to 
significant adverse impacts on health and quality of life and should mitigate and reduce to a 
minimum other adverse impacts on health and quality of life from noise, including through 
the use of conditions.  
 
BLACKPOOL LOCAL PLAN PART 1: CORE STRATEGY 
 
The Blackpool Local Plan: Part 1 - Core Strategy was adopted by the Council in January 2016.  
The policies in the Core Strategy that are most relevant to this application are - 
 
CS3- Economic Development and Employment 
CS4- Retail and Other Town Centre Uses 
CS7 - Quality of Design 
CS10 - Sustainable Design 
CS21- Leisure and Business Tourism 
 
None of these policies conflict with or outweigh the provisions of the saved Local Plan Policies 
listed below. 
 
SAVED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016 
 
The Blackpool Local Plan was adopted in June 2006.  A number of policies in the Blackpool 
Local Plan (2006) have now been superseded by policies in the Core Strategy (these are listed 
in Appendix B of the Core Strategy). Other policies in the Blackpool Local Plan are saved until 
the Local Part 2: Site Allocations and Development Management Policies is produced. 
 
The following policies are most relevant to this application: 
LQ1        Lifting the Quality of Design 



LQ14      Extensions/alterations 
BH3        Residential and Visitor Amenity 
BH4        Public Health and Safety 
BH17      Restaurants, Cafes, Public Houses and Hot Food Take Aways 
AS1         General Development Requirements 
 
ASSESSMENT 
 
Impact on Residential/ Visitor Amenity- Uncle Tom’s Cabin is a well know landmark building 
on Queens Promenade although in recent years it had suffered from a lack of general 
maintenance and investment. The extensive renovation by Ma Kelly’s has given the building a 
new lease of life and secured the future of this attractive period building. The main issues 
arising are the extra opening hours and the more intensive use of the building which is to be 
expected given the considerable investment in the building. This situation arises even without 
the proposed extension. The proposed extension, however, adds another 100 sqm of 
floorspace and this additional floorspace is located adjacent The Elgin Hotel with a new front 
entrance into the building, setback 12 metres from the front elevation of the Elgin, shown via 
the proposed extension.  The Elgin Hotel has a single storey building abutting the common 
boundary, this part of the hotel comprises part of the dining room to the front, a toilet area to 
one of the bars/ function rooms, part of the bar/ function room in the hotel and the hotel 
kitchen. On the main four storey side elevation of the hotel, which is set away from the 
common boundary, on the return rear elevation and on the north elevation of the projecting 
rear wing are a number of upper floor bedroom windows.    
 
This section of Queens Promenade has a strong holiday character which tends to cater for a 
quieter and family orientated clientele. The cabaret bar with its associated sports bar opens 
until 3am. Without adequate and appropriate planning and licensing controls both the 
existing and extended premises has the potential to cause significant amenity problems for 
the occupiers of the adjoining hotel and other nearby properties. This potential amenity 
impact already exists and there have been some teething problems in the initial weeks of the 
bar opening in August 2017.  
 
In terms of assessing the planning merits and issues arising from the proposed extension it is 
considered that the proposal can be recommended for approval with appropriate conditions 
limiting the use of the front entrance into the extension until 9pm after which it shall only be 
used as a means of escape in an emergency. The amended plans also indicate the area in 
front of the entrance door will not be used for smoking and that the smoking area will be 
located to the rear of the building. In addition, the extension does not include roof lights and 
will be acoustically insulated. A condition will be included on any approval to demonstrate 
that maximum acceptable noise levels will be not be exceeded within the extension. With the 
appropriate conditions attached the proposal is considered to comply with Policies BH3 and 
BH4 of the adopted Local Plan and Policy CS7 of the Core Strategy. It should be noted that in 
recent years Uncle Tom's Cabin has been operating significantly below its capacity, given the 
size of the premises and its large function room, and it is to be expected that the introduction 
of a more successful business would bring about a noticeable increase in trade.   
    



It would appear that one of the main amenity impacts of the use of the premises, even 
without the extension, is the prompt dispersal of guests when leaving the premises which is 
being dealt with via licensing and it is understood that an increased use of the rear entrance 
onto the car park has improved matters in terms of the impact on the Elgin Hotel although 
this has potential to cause issues for residents of Knowle Avenue.  There have also been 
issues regarding keeping doors closed and emptying bottles into waste bins which again are 
licensing issues.  The agent states that measures have been put in place to deal with alcohol 
related and noise issues, and that hotel guests are more likely to be disturbed by noise from 
the hotel bar which has a rooflight.  It is also stated that the front of the extension will not be 
used for smoking and the extension will be used as a games room and will not have a bar 
area.  
                          
Design- the front elevation of the proposed extension is set well back from the front elevation 
of the building and has a mock pitched roof and narrow frontage with only the front elevation 
readily visible. In design terms the extension matches an existing front entrance on the 
building and there are not considered to be any particular design issues. The proposal is 
considered acceptable and will have a negligible impact on the streetscene and the character 
of this attractive period building.   
 
Other Matters -in response to Environmental Protection comments the agent states that any 
ventilation or air conditioning units would be placed on the rear wall of the building (these 
may themselves be subject to planning permission). New windows will be fitted with 
restrictors as per the Police comments and the flat roof will have anti-climb measures. It is 
also stated that working hours on the extension would be restricted to Mondays to Fridays 
8am to 6pm and Saturdays 8am to 1pm with no work undertaken on Sundays or Bank 
Holidays.   
 
CONCLUSION 
 
Whilst the proposal could be considered to be an on balance recommendation it is considered 
that the proposal is acceptable in planning terms with the appropriate conditions attached 
and licensing will satisfactorily resolve any issues associated with the management of the 
premises.   The applicants have submitted a noise assessment, as requested, and it is 
considered that the satisfactory sound insulation of the extension can be achieved via 
condition and other matters arising from consultation comments relating to security, design 
of the extension, noise and ventilation have also been taken on board by the applicants.        
 
LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION 
 
None 
 
HUMAN RIGHTS ACT 
 
Under Article eight and Article one of the first protocol to the Convention on Human Rights, a 
person is entitled to the right to respect for private and family life, and the peaceful 
enjoyment of his/her property.  However, these rights are qualified in that they must be set 



against the general interest and the protection of the rights and freedoms of others.  It is not 
considered that the application raises any human rights issues. 
 
CRIME AND DISORDER ACT 1998 
 
The contents of this report have been considered in the context of the Council's general duty, 
in all its functions, to have regard to community safety issues as required by section 17 of the 
Crime and Disorder Act 1998. 
 
BACKGROUND PAPERS 
 
Planning Application Files 17 0640 which can be accessed via the link below: 
 
http://idoxpa.blackpool.gov.uk/online-applications/search.do?action=simple 
 
Recommended Decision:  Grant Permission 

 
 
Conditions and Reasons 
 

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
Reason:  Required to be imposed pursuant to Section 91 of the Town and Country 
Planning Act 1990 (as amended).  
 

 
2. The development shall be carried out, except where modified by the conditions 

attached to this permission, in accordance with the planning application received 
by the Local Planning Authority including the following plans: 
 
Location Plan stamped as received by the Council on 13th September 2017                           
Drawings numbered 7245/EL/02  Rev C and 7245/EL/03. 
 
Reason: For the avoidance of doubt and so the Local Planning Authority can be 
satisfied as to the details of the permission. 
 

 
3. Prior to its substantial completion the approved extension shall be acoustically 

insulated in accordance with a scheme to be submitted to and approved in writing 
by the Local Planning Authority. Any such measures shall be retained thereafter.  
 
Reason To protect the residential and visitor amenities of nearby residents and 
hotel guests in accordance with Policies BH3 and BH4 of the Blackpool Local Plan 
2001-2016 and Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-
2027.  

http://idoxpa.blackpool.gov.uk/online-applications/search.do?action=simple


4. Details of materials to be used on the external elevations shall be submitted to 
and agreed in writing by the Local Planning Authority prior to the development 
being commenced. 
 
Reason:  In the interests of the appearance of the locality, in accordance with 
Policy LQ14  of the Blackpool Local Plan 2001-2016 and Policy CS7 of the Blackpool 
Local Plan Part 1: Core Strategy 2012-2027. 
 

 
5. The front entrance into the approved extension shall be kept closed and not be 

used after 9pm on any given day until 9am the following day other than as an 
emergency means of escape and the area to the front of the extension shall not 
be used as a smoking area.   
 
Reason: To protect the residential and visitor amenities of nearby residents and 
hotel guests in accordance with Policies BH3 and BH4 of the Blackpool Local Plan 
2001-2016 and Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-
2027. 
  

 
6. No development shall take place until a Construction Management Plan has been 

submitted to and approved in writing by the Local Planning Authority. The 
Construction Management Plan shall include and specify the provision to be made 
for the following: 
 
 dust mitigation measures during the construction period 
 control of noise emanating from the site during the construction period 
 hours and days of construction work for the development 
 contractors' compounds and other storage arrangements 
 provision for all site operatives, visitors and construction loading, off-loading, 

parking and turning within the site during the construction period 
 arrangements during the construction period to minimise the deposit of mud 

and other similar debris on the adjacent highways 
 the routing of construction traffic. 
 
The construction of the development shall then proceed in accordance with the 
approved Construction Management Plan.  
 
Reason: In the interests of the amenities of surrounding residents and to 
safeguard the character and appearance of the area in accordance with Policies 
LQ1 and BH3 of the Blackpool Local Plan 2001-2016 and Policy CS7 of the 
Blackpool Local Plan Part 1: Core Strategy 2012-2027. 
 

 
 
 



7. Prior to the development hereby approved being first brought use the car parking 
area(s) and access point(s) to the car parking area(s) shall be provided in 
accordance with a scheme to be submitted to the approved in writing with the 
Local Planning Authority. The approved details shall thereafter be retained. 
 
Reason:  In the interests of the appearance of the locality and highway safety, in 
accordance with Policies LQ1 and AS1 of the Blackpool Local Plan 2001-2016 and 
Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027. 
 

 
 
 
 
 
 
 
Advice Notes to Developer 
 

1. Please note this approval relates specifically to the details indicated on the 
approved plans and documents, and to the requirement to satisfy all conditions of 
the approval. Any variation from this approval needs to be agreed in writing by 
the Local Planning Authority prior to works commencing and may require the 
submission of a revised application. Any works carried out without such written 
agreement or approval would render the development as unauthorised and liable 
to legal proceedings.  
 

 
 
 
 
 
 


