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LOCATION: SITE OF FORMER YATES BROS WINE LODGES PLC, 2-10 TALBOT ROAD,
BLACKPOOL, FY1 1LF

Summary of Recommendation: Grant Permission

CASE OFFICER
M Shaw

INTRODUCTION

A detailed planning permission was granted by the Planning Committee on 12 May 2012 under
application reference 12/0141 for the erection of a two storey building with part mezzanine floor level
comprising two restaurant uses and a retail/ office use within Use Classes A1-A3 with a total of 2,235
square metres of floorspace. Having had the permission granted the applicant entered into
negotiations with a hotel chain regarding the possibility of adding a hotel into an amended scheme
and this current application is a direct result of those discussions.

SITE DESCRIPTION

Site of the former Yates Wine Lodge is 0.11 hectares (1,100 square metres) in area and lies adjacent
the junction of Talbot Road and Clifton Street within the heart of the town centre and within the Town
Centre Conservation Area occupying a prominent position facing onto Talbot Square and towards the
Promenade.

The former Yates building which was previously on this site, whilst not listed, was nevertheless an
important local landmark and housed the town's first free library. The building was three storeys in
scale with a four storey rotunda feature occupying the corner where the two roads meet. At first floor
level attached to the rotunda was a glazed conservatory type structure and at ground level was an
open canopy which wrapped around the building. The building was demolished approximately six
years ago following an arson attack and the site has been boarded off since demolition awaiting re-



development. The Yates building had a 50 metre frontage to both Talbot Road and Clifton Street and
was of brick construction with stone detailing and whilst the Talbot Road elevation was ornate the
Clifton Street elevation was less attractive and had a more solid brick appearance. Both Talbot Road
and Clifton Street slope from east to west towards the Promenade.

The site is within the designated retail/ cafe zone as part of the Blackpool Local Plan and is positioned
between the Grade Il Listed Sacred Heart Church on Talbot Road and the Grade Il Town Hall on Talbot

Square.

DETAILS OF PROPOSAL

This is a detailed planning application involving the erection of a 6 storey, three sided building with a
corner clock tower feature onto Talbot Square. The top floor of the hotel is incorporated within the
roofspace. The ground floor has a restaurant/ bar (723sqm) and a hotel reception area (140sgm) and a
ground floor plant and yard area (94sqm). Above the ground floor would be a 150 bedroom hotel
(5,485 sqm). Two entrances to the restaurant/ bar are shown from Talbot Road and Talbot Square
respectively, and the entrance to the hotel is also shown from Talbot Road. There are also two service
entrances/ fire escape to the building on Clifton Street adjacent to the existing loading bay which at
present permits loading between 8am and 6pm being used by taxis at other times. Access to the yard
and sub-station is shown from Clifton Street and an emergency exit from the hotel is shown from the
access road between Talbot Road and Clifton Street.

Amended plans have been submitted showing changes to the detailing and scale of the proposal
following discussions between the applicants and officers. The elevations have been revised and the
building has been reduced in height by an average of 2 metres. The clock tower feature has a wrought
iron balcony at first floor level below the clock acting as a focal point and the building incorporates art
deco detailing to give the building an appropriate level of architectural interest given its key location.
The proposed building has also been shown alongside existing buildings to demonstrate its scale and
context.

The building varies in height between 18.4 metres to the parapet level and 26 metres high on the
clock tower (the office building on the opposite corner of Clifton Street is approximately 13.9 metres
high at its highest point). The town hall building is approximately 14 metres to the ridge of the main
roof and 23 metres to the top of the clock tower. The proposed building would be constructed of
brick, glazing and re-constituted stone with the clock tower and first floor balcony features facing onto
Talbot Square forming the largest element and main focal point of the development in a similar
manner to the rotunda on the former Yates building. There would be regular interval of pillars on both
the main elevations and the projection of the pillars from the face of the building and recessing of
glazing will give the building a better profile and the amount of glazing and setback of the roof level
helps reduce the bulk of the building.

The application is accompanied by a design and access statement.

The Committee will have visited the site on 13 April 2015.



MAIN PLANNING ISSUES

The main planning issues are considered to be:

e Principle

e Design of the building and its impact on the Town Centre Conservation and adjacent Listed
Buildings

e Access, Parking and Servicing Arrangements

e Economy/ Employment

e Other Issues

These issues will be discussed in the assessment section of this report.

CONSULTATIONS

Environment Agency: No representations have been received at the time of preparing this report. Any
comments that are received before the Committee meeting will be reported in the update note.

Built Heritage Manager: No representations have been received at the time of preparing this report,
although the Built Heritage Manager has discussed the scheme with Development Management
officers. Any comments that are received before the Committee meeting will be reported in the
update note.

Blackpool Civic Trust: No representations have been received at the time of preparing this report. Any
comments that are received before the Committee meeting will be reported in the update note.

Town Centre Forum: No representations have been received at the time of preparing this report. Any
comments that are received before the Committee meeting will be reported in the update note.

Head of Transportation: No representations have been received at the time of preparing this report.
Any comments that are received before the Committee meeting will be reported in the update note.

Head of Environmental Services: No concerns in principle but require a construction management
plan together with details of any plant site externally at roof level as there is residential
accommodation on Clifton Street.

Contaminated Land Officer: Due to the age of the building destroyed by arson there is a likelihood
that asbestos may be within the ground. Confirmation is required, by way of a desktop study, that
there is no risk.

United Utilities: Wish to draw attention to the following as a means to facilitate sustainable
development. Drainage Comments In accordance with the National Planning Policy Framework and
Building Regulations, the site should be drained on a separate system with foul water draining to the
public sewer and surface water draining in the most sustainable way. Building Regulations H3 clearly
outlines the hierarchy to be investigated by the developer when considering a surface water drainage
strategy. We would ask the developer to consider the following drainage options in the following
order of priority: an adequate soak away or some other adequate infiltration system, or, where that is
not reasonably practical a watercourse (approval must be obtained from the riparian owner/land
drainage authority/Environment Agency); or, where that is not reasonably practicable a sewer. To




reduce the volume of surface water draining from the site we would promote the use of permeable
paving on all driveways and other hard-standing areas including footpaths and parking areas. Drainage
Conditions United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:

Foul Water Condition 1- Prior to the commencement of any development, details of the foul drainage
scheme shall be submitted to and approved in writing by the Local Planning Authority. Foul shall be
drained on a separate system. The building shall not be occupied until the approved foul drainage
scheme has been completed to serve that building, in accordance with the approved details. This
development shall be completed maintained and managed in accordance with the approved details.

Surface Water Condition 2- Prior to the commencement of any development, a surface water drainage
scheme and means of disposal, based on sustainable drainage principles with evidence of an
assessment of the site conditions (inclusive of how the scheme shall be managed after completion)
shall be submitted to and approved in writing by the Local Planning Authority. The surface water
drainage scheme must be restricted to existing runoff rates and unless otherwise agreed in writing by
the Local Planning Authority, no surface water shall discharge to the public sewerage system either
directly or indirectly. The development shall be completed, maintained and managed in accordance
with the approved details.

Blackpool International Airport No comments have been received at the time of preparing this report.
Any comments that are received before the Committee meeting will be reported in the update note.

Electricity North West Ltd- We have considered the application and find it could have an impact on
our infrastructure.

e LV service to existing buildings - The development is shown to be adjacent to or affect Electricity
North West operational land or electricity distribution assets. Where the development is adjacent to
operational land the applicant must ensure that the development does not encroach over either the
land or any ancillary rights of access or cable easements. The applicant should be advised that great
care should be taken at all times to protect both the electrical apparatus and any personnel working in
its vicinity. The applicant should also be referred to two relevant documents produced by the Health
and Safety Executive, and advised to follow the guidance given. The documents are as follows:-
HS(G)47 — Avoiding danger from underground services.

GS6 — Avoidance of danger from overhead electric lines.

The applicant should also be advised that, should there be a requirement to divert the apparatus
because of the proposed works, the cost of such a diversion would usually be borne by the applicant.
The applicant should be aware of our requirements for access to inspect, maintain, adjust, repair, or
alter any of our distribution equipment. This includes carrying out works incidental to any of these
purposes and this could require works at any time of day or night. It is the applicant’s responsibility to
demonstrate the exact relationship on site between any assets that may cross the site and any
proposed development.

Police Architectural Liaison Officer -the development is for a 150 en-suite bedroom Premier Inn Hotel
and Beefeater Restaurant/bar, similar developments are well established across the UK. Whilst there
is no problem with the intended design. The applicant has given no information in respect of security
to be installed in the development, i.e. CCTV, access control, alarm etc. although it is sure that should
the development be approved such matters will be addressed. However for more detailed comments
to be provided the applicant is requested to supply details of the intended security arrangements for
the development. This is an important part of the design due to the crime risks in this location at
certain times of year.



Waste No representations have been received at the time of preparing this report. Any comments
that are received before the Committee meeting will be reported in the update note.

PUBLICITY AND REPRESENTATIONS

Press notice published: 11 December 2014
Site notices displayed: 03 December 2014
Neighbours notified: 01 December 2014

A local architect based at 62 Caunce Street objects to the above scheme on the following grounds:-

Makes reference to Blackpool's Local Plan which states: Policy LQ2 Site Context The design of new
development proposals will be considered in relation to the character and setting of the surrounding
area. (A) New developments in streets, spaces or areas with a consistent townscape character should
respond to and enhance the existing character. These locations include: (i) affecting the setting of a
Listed Building (ii) Conservation Areas. Policy LQ9 Listed Buildings states development Affecting the
Setting of a Listed Building Development which adversely affects the character or appearance of a
listed building, or its setting will not be permitted.

He also makes reference to The Planning (Listed Buildings and Conservation Areas) Act 1990 Act which
states 'In the exercise with respect to any building or other land in a conservation area special
attention shall be paid to the desirability of preserving or enhancing the character or appearance of
that area. It also states 'Special regard to desirability to preserving the building or its setting or any
features special architectural or historic interest which it possesses.'

Taking the above into account, the proposed development adversely affects the character of its
setting. The proposed architecture is confusing in that it poorly imitates a style of architecture which
died out after the Second World War. The design neither complements the area nor is it of a high
quality contemporary design. Its proximity to Listed Buildings of the Town Hall, New Clifton Hotel and
Sacred Heart Church will have a detrimental impact on their setting and the Conservation Area as a
whole. The Department for Communities and Local Government National Planning Policy Framework
(NPPF) states: Para 133 Where a proposed development will lead to substantial harm to a designated
heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that
the substantial harm or loss is necessary to achieve substantial public benefits that outweigh that
harm or loss. Although | do not object to the use or massing as proposed | appreciate that if a
developer is to develop a site in the first instance then it must be viable although the proposed
development in terms of design, appearance, materials and character will lead to substantial harm to
the Conservation Area. As can be appreciated, this site is a significant and historical site. The building
lacks any architectural integrity and is a poor reflection of other genuine art-deco buildings in the
town and will ultimately be detrimental to the heritage asset of the Conservation Area at Talbot
Square. Blackpool has built some fantastic award winning buildings over the past few years which
have resulted in a great amount of advertising for the town in the architectural press. This building will
be a step backwards and in such a location will be a huge error. We absolutely have to move forward
as a town and be forward thinking. This building is a backwards step.

The Director of Betawell Limited, the freehold owners of 11 Talbot Road and operators of Rumours
and Hush Nightclub states we are directly opposite the site of the former Yates Bros Wine Lodge, also
on Talbot Road. It is now approaching six years since fire destroyed Yates Bros Wine Lodge. The site
has an important location on Talbot Square close to the Grade Il listed buildings of the Town Hall and
Sacred Heart Church and is within a designated Conservation Area. Since the fire the site can only be
described as an eyesore which substantially diminishes the amenity of the area. It has recently
worsened with the blowing down of a number of hoardings. | am informed that there is no funding to



replace these. | hope it will be accepted that the regeneration of this site is urgent and is essential to
the improvement of the area. There is confidence that an appropriate scheme for this site will lead to
other investment in Talbot Road and Clifton Street. The present planning consent is for a two storey
building with part mezzanine floor for restaurant, retail and office use with an area of 2238 sq.m. In
my respectful submission that scheme was never financially viable and | am not surprised that work
has not commenced despite a number of promises that this would happen. It was my understanding,
at the time that this consent was granted, that the development could only proceed if there was a full
pre let which would allow the appropriate funding to be put in place. Although there was interest in
the site | regarded the rentals being quoted as unsustainable. The new scheme is for a much larger
property with six floors totalling 6210 sq.m plus an Art Deco clock elevation for restaurant and hotel
use. Whilst | regard the use as appropriate to the area and do not object to the scheme | do have
concerns that the building will completely dominate this important area and that this will be regarded
by many as unacceptable. My hope is that consent will be granted for a slightly reduced scheme that is
acceptable to the planners but is also financially attractive to the developers so that work can finally
commence on the regeneration of this important site.

18 Clifton Street - Surprised to see the entrance to the restaurant and hotel is from Talbot Road with
no entrance from Clifton Street additionally the service bay and delivery area of the proposal is
adjacent their premises. As the Council has sought to regenerate Clifton Street this is too good an
opportunity to miss in orientating the development towards Clifton Street.

There is concern regarding large delivery vehicles using Clifton Street regularly which already has a
congestion problem with buses and vehicles servicing other premises. Talbot Road is much quieter

from this point of view and would be better to provide the servicing access.

The three objectors to the application have been re- notified regarding the amended plans and any
further comments received will be reported in the update note

NATIONAL PLANNING POLICY FRAMEWORK

The National Planning Policy Framework was published on 27 March 2012
It 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

2-'ensuring the vitality of town centres'- ................ recognise town centres as the heart of their
communities and pursue policies to support their viability and vitality

7- 'requiring good design'..........cceeeiiiieeiiiiee e, 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

12-'conserving and enhancing the historic environment'................ the desirability of new development
making a positive contribution to local character and distinctiveness

When considering the impact of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation. The more important the asset, the
greater the weight should be. Significance can be harmed or lost through alteration or destruction of
the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or
loss should require clear and convincing justification. Where a proposed development will lead to
substantial harm to or total loss of significance of a designated heritage asset, local planning



authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is
necessary to achieve substantial public benefits that outweigh that harm or loss.

The National Planning Practice Guidance- Development should seek to promote character in
townscape and landscape by responding to and reinforcing locally distinctive patterns of
development, local man-made and natural heritage and culture, while not preventing or discouraging
appropriate innovation. The successful integration of all forms of new development with their
surrounding context is an important design objective, irrespective of whether a site lies on the urban
fringe or at the heart of a town centre.

Natural features and local heritage resources can help give shape to a development and integrate it
into the wider area, reinforce and sustain local distinctiveness, reduce its impact on nature and
contribute to a sense of place. Views into and out of larger sites should also be carefully considered
from the start of the design process. Local building forms and details contribute to the distinctive
qualities of a place. These can be successfully interpreted in new development without necessarily
restricting the scope of the designer. Standard solutions rarely create a distinctive identity or make
best use of a particular site. The use of local materials, building methods and details can be an
important factor in enhancing local distinctiveness when used in evolutionary local design, and can
also be used in more contemporary design. However, innovative design should not be discouraged.

SAVED POLICIES: BLACKPOOL LOCAL PLAN 2001-2016

The Blackpool Local Plan was adopted in June 2006 and the majority of its policies saved by direction
in June 2009. The following policies are most relevant to this application:

RR2 Visitor Accommodation

LQ1 Lifting the Quality of Design

LQ2 Site Context

LQ3 Layout of Streets and Spaces

LQ4 Building Design

LQ7 Strategic Views

LQ8 Energy and Resource Conservation

LQ9 Listed Buildings

LQ10 Conservation Areas

LQ11l Shop Fronts

SR6 Retail/ Cafe Zone

BH3 Residential and Visitor Amenity

BH4 Public Health and Safety

BH11 Shopping and Supporting Uses- Overall Approach
BH12 Retail Development and Supporting Town Centre Uses
AS1 General Development Requirements

EMERGING PLANNING POLICY

The Core Strategy Proposed Submission was agreed for consultation by the Council's Executive
Committee on 16th June 2014 and by the full Council on 25th June 2014. The document was published
for public consultation on 4th July 2014 for a period of eight weeks. The consultation has now ended
and the document has been updated and was submitted to the Planning Inspectorate on 19 December
2014 for examination in Spring 2015. Paragraph 216 of the NPPF allows relevant policies to be given
weight in decision-taking according to the stage of preparation of the emerging plan (the more



advanced the preparation, the greater the weight that may be given); the extent to which there are
unresolved objections to relevant policies (the less significant the unresolved objections, the greater
the weight that may be given); and the degree of consistency of the relevant policies in the emerging
plan to the policies in the NPPF. Overall, a limited number of representations were received to the
Proposed Submission document. Of those representations made expressing concern with the
proposed policies, it is not considered that the issues raised justify the need for modifications to be
made to the policies prior to submission (other than minor modifications to improve clarity for
example). Therefore, the Council considers that due to the advanced stage of the Core Strategy all
relevant policies to this development should be given considerable weight in decision making.

Emerging policies in the Core Strategy Submission version that are most relevant to this application
are:

CS1- Strategic location for development

CS3- Economic Development and Employment

CS4- Retail and Other Town Centre Uses

CS5 - Connectivity

CS7 - Quality of design

CS8 - Heritage

CS10 - Sustainable Design and Low Carbon and Renewable Energy
CS17- Blackpool Town Centre

CS21- Leisure and Business Tourism

None of these policies conflict with or outweigh the provisions of the adopted Local Plan policies listed
above.

ASSESSMENT

Principle- the longstanding and primary former use of the site was as a public house falling within
Class A4 of the Use Classes Order although there was also a lap dancing club (outside use classes) and
pet shop on Clifton Street, and newsagents on Talbot Road (both Class Al retail uses) and a small
shopping arcade connecting Clifton Street and Talbot Road which were all lost as a result of the fire.

The site is located within the designated Retail/ Cafe Zone under Policy SR6 of the Local Plan which
states that comprehensive improvement comprising major redevelopment will be supported and
proposals which are detrimental to the character of the area as one that caters primarily for the
pedestrian shopper/ cafe will not be permitted. It goes on to state that ground floor offices, public
houses, bars and nightclubs will not be permitted.

The proposal seeks approval for a Class A3/ A4 use (restaurant/ drinking establishment) which has
been identified as a beefeater restaurant and will provide further choice of eating establishments
enhancing the attractiveness of the town centre for locals and visitors alike. Bearing in mind the
previous long established Class A4 use a mixed Class A3/ A4 use is considered to be acceptable in
principle. The inclusion of a 150 bedroom hotel within the scheme on this key town centre site close
to the Promenade is also considered acceptable in increasing the town's stock of modern hotel
accommodation. The inclusion of a hotel as part of the re-development of the site is therefore
consistent with Policy RR2 of the Local Plan and Policy CS21 of the Core Strategy.

Design of the Building and its Impact on the Town Centre Conservation and adjacent Listed
Buildings- the current vacant site detracts significantly from the setting and character of the



Conservation Area which would benefit considerably from a quality re-development of the site and
assist the on-going regeneration of the town centre and of the resort itself. Although there are issues
regarding the appropriateness of the scale of development and the level of detailing which will help to
break up the massing and add visual interest.

Policy LQ2 states new development will be considered in relation to the character and setting of the
surrounding area, and should respond to and enhance the character where affecting the setting of a
Listed Building and in Conservation Areas.

Policy LQ4 of the Local Plan states that new buildings less than four storeys or equivalent in height will
not be permitted in the town centre and tall buildings rising above the predominant height will be
acceptable creating a landmark where one is required. The proposed building is six storey in scale, the
amended plans attempt to demonstrate a scale of building appropriate to those adjoining on Talbot
Road and Clifton Street, and the proposal includes a landmark type feature which is considered to be
appropriate on this site given its prominence and given what was on the site previously.

Policy LQ9 states development affecting the character or appearance of a listed building, or its setting
will not be permitted and Policy LQ10 states new development must preserve or enhance the
character and appearance of the Conservation Area, and respect the scale, massing, proportions,
materials and detailing of similar building forms within the Conservation Area.

Core Strategy Policy CS8 states developers must demonstrate how the development will complement
and enhance existing features particularly where affecting Conservation Areas and Listed Buildings.
The National Planning Policy Framework (NPPF) states where a proposed development will lead to
substantial harm to a designated heritage asset, local planning authorities should refuse consent,
unless it can be demonstrated that the substantial harm or loss is necessary to achieve substantial
public benefits that outweigh that harm or loss.

The proposal has been amended since submission and changes have been made adding architectural
interest incorporating additional detailing and the proposal is now considered to be a more
appropriate design solution for the development of this important site within the town centre and
within a Conservation Area adjacent to two Listed Buildings. The height of the proposal has been
reduced by approximately 2 metres and although the proposal is considerably larger in scale than the
previous approved scheme, being approximately double the height, and is also larger than adjoining
buildings, it is nevertheless considered to be an acceptable scheme subject to the approval of external
materials. The building has also been designed to give it profile so that it doesn't appear as a 'flat’
building, this too will add visual interest and help break up the massing. The architect has shown the
top floor of the building within the roofspace set in from the face of the building to reduce the bulk of
the building and its scale relative to those within the surrounding area. The amendments attempt to
address a number of the comments from the local architect at 62 Caunce Street and the owner of 11
Talbot Road. The site is considered appropriate for a large landmark building and in accordance with
Policy LQ4 and the site is largely offset from the two closest Listed Buildings, namely the town hall and
the Sacred Heart which will reduce its direct impact. In addition the building would have a base
/middle and top as required by Policy LQ4, it would have some art deco features and detailing and it
would comprise materials which are sympathetic to those in this part of the Conservation Area.

The proposal is considered to accord with the NPPF, Policy LQ2 of the Local Plan, Policy CS8 of the
Core Strategy in terms of responding to and enhancing the Conservation Area and there will be
substantial benefits resulting from the proposal in terms of the built environment and also
economically.



In terms of Policy LQ10 of the Local Plan the application represents a good opportunity to bring this
disused site which has been vacant for six years back into beneficial use further helping to regenerate
the town centre and adding additional quality to both the restaurant and hotel offer available within
the town. It is considered that the proposed development would preserve the character and
appearance of the Conservation Area and whilst the scale is large the nature of the site - a triangular
site at the junction of two roads facing onto Talbot Square and the Promenade - means that it can
support a taller building than other more constrained sites in the Conservation Area. The massing,
proportions, materials and detailing would be similar to other buildings in the Conservation Area.

Access, Parking and Servicing Arrangements - the comments of the Head of Transportation are
awaited and will be reported in the update note. However it is considered, given the loading
restrictions, existing road layout and location of the site adjacent a busy junction, that servicing details
in terms of arrangements and delivery times will need to be agreed by condition.

Whilst the site is highly accessible by public transport a travel plan condition is considered necessary
given the size of the development and likely employment levels. A condition requiring the approval
and implementation of a Construction Management Plan will also be included on any approval of the
development to minimise disruption during the construction works from delivery vehicles etc.

There are no off street parking facilities associated with the proposal although historically that has
always been the case. There are however public car parking facilities and pay and display facilities on
street which would accommodate the traffic generated by the development.

In terms of the access into the building being from Talbot Road as opposed to Clifton Street, Talbot
Road is considered preferable given the connection to both Blackpool North Station and also better
connecting to the Central Business District, further east on Talbot Road and acting as a counter-
balance to the regeneration of that part of Talbot Road. It is unfortunate that Clifton Street would
appear more as a secondary elevation but given that this is where the servicing bay is located this is
perhaps unavoidable. Nevertheless there will be large windows serving the restaurant onto Clifton
Street which should mean that it does not appear as a 'dead' frontage.

Economy/ Employment- re-development of the site will bring with it construction employment during
the building works and employment within the accommodation upon completion although details as
to the exact number of jobs being created is as of yet unknown. The regeneration and bringing of this
site back into beneficial use will benefit the local economy and strengthen and enhance the town
centre offer.

Other Issues- The approval of this proposal will require the imposition of a large number of conditions
relating to a diverse number of matters including contaminated land, drainage, facing materials,
servicing arrangements, construction management plan, plant and ventilation equipment although
this is to be expected with a development of this scale and in a sensitive location within the Town
Centre Conservation Area.

CONCLUSION

The current proposal in design terms is based on the previous approval albeit on a much larger scale
going from a two storey building with mezzanine floor level between 11 and 13.5 metres high to a six
storey building which measures between 18.4 and 26 metres high with the top floor of the hotel
incorporated within the roofspace and with the aim of reducing its visual impact. Amended plans have



been received which have added in further detailing and also reducing the height of the building by an
average of 2 metres. Subject to these amendments and the agreement of external facing materials the
application is considered to be acceptable.

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

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. Notwithstanding the submitted plans details of materials to be used including brick,
stone, mortar, glazing and window/ door frames, metalwork and rain water pipes 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 Policies
LQ1, LQ2, LQ4 and LQ10 of the Blackpool Local Plan 2001-2016.

3. Details of the surfacing materials to be used shall be submitted to and agreed in writing
by the Local Planning Authority prior to the commencement of the development.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ1
of the Blackpool Local Plan 2001-2016

4. A window display shall be maintained at all times in the ground floor windows of the
premises to the Clifton Street and Talbot Road elevations as indicated on the approved
plans.



Reason: In the interests of the appearance of the locality, in accordance with Policies
LQ1, LQ10 and LQ11 of the Blackpool Local Plan 2001-2016.

Prior to the development hereby approved being first brought into use the refuse storage
provision shown on the approved plans shall be provided and shall thereafter be retained.

Reason: In the interests of the appearance of the locality and the residential amenity of
occupants and neighbours, in accordance with Policies LQ1 and BH3 of the Blackpool
Local Plan 2001-2016.

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

e arrangements during the construction period to minimise the deposit of mud and
other similar debris on the adjacent highways

e the routeing 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.

Details of the appearance, technical specification and siting of any external ventilation
ducting and plant shall be submitted to and agreed in writing by the Local Planning
Authority before development commences. The agreed ducting and shall then be
provided prior to first use and shall thereafter be retained.

Reason: To safeguard the living conditions of the occupants of nearby residential and
business premises, in accordance with Policies BH3 and LQ14 of the Blackpool Local Plan
2001-2016.

The building/use hereby approved shall not be occupied/first commenced until the
servicing provisions, including manoeuvring areas, have been provided in accordance with
details to be submitted and agreed in writing with the Local Planning Authority; such
areas shall not be used thereafter for any purpose other than that indicated on the
approved plan and all servicing within the site including loading and unloading shall take
place from within the servicing area shown.

Reason: In the interests of the appearance of the locality and highway safety, in
accordance with Policies LQ4 and AS1 of the Blackpool Local Plan 2001-2016.



10.

11.

12.

13.

The development shall not be occupied until a travel plan has been submitted to and
approved in writing by the Local Planning Authority. Such travel plan shall include the
appointment of a travel co-ordinator and a format that consists of surveying, travel
audits, a working group, action plans with timescales and target setting for the
implementation of each element.

No part of the development shall be occupied prior to the implementation of the
Approved Travel Plan (or implementation of those parts identified in the Approved Travel
Plan as capable of being implemented prior to occupation). Those parts of the Approved
Travel Plan that are identified therein as being capable of implementation after
occupation shall be implemented in accordance with the timetable therein and shall
continue to be implemented as long as any part of the development is occupied.

Reason: In order to ensure appropriate provision exists for safe and convenient access by
public transport, cycle, and on foot as well as by car, in accordance with Policy AS1 of the
Blackpool Local Plan 2001 - 2016

Notwithstanding the information shown on the approved plan 1:50 scale sections
showing the elevational detailing of the building on each of the three elevations shall be
submitted to and agreed in writing by the Local Planning Authority prior to
commencement, and the development shall subsequently be constructed in accordance
with these agreed details.

Reason: In the interests of the appearance of the premises and locality in accordance with
Policies LQ1, LQ4 and LQ10 of the Blackpool Local Plan 2001-2016.

Details of an external lighting scheme to the building to be incorporated into the
development shall be submitted to and agreed in writing by the Local Planning Authority
and such scheme shall be implemented prior to the first occupation of the development
hereby approved and retained thereafter.

Reason: In the interests of the appearance of the development in accordance with
Policies LQ1, LQ4 and LQ10 of the Blackpool Local Plan 2001-2016.

All windows and doors on the development hereby approved shall be recessed 50mm
from the face of the building unless otherwise agreed in writing by the Local Planning
Authority.

Reason: In the interests of the appearance of the building and the locality, in accordance
with Policies LQ1, LQ2, LQ4 and LQ10 of the Blackpool Local Plan 2001-2016.

No development shall be commenced until a desk study has been undertaken and agreed
in writing with the Local Planning Authority to investigate and produce an assessment of
the risk of the potential for on site contamination. If the desk study identifies potential
contamination, a detailed site investigation shall be carried out in accordance with a
written methodology, which shall first have been agreed in writing with the Local
Planning Authority. If remediation methods are then considered necessary, a scheme for
decontamination of the site shall be submitted to and approved by the Local Planning
Authority. The approved scheme shall be implemented and completed prior to the
commencement of the development. Any changes to the approved scheme shall be



14.

15.

agreed in writing with the Local Planning Authority.

Reason: To ensure a safe form of development that poses no unacceptable risk of
pollution to water resources or to human health and in accordance with Policy BH4 of the
Blackpool Local Plan 2001-2016.

Prior to the commencement of any development, details of the foul drainage scheme to
serve the development shall be submitted to and approved in writing by the Local
Planning Authority. Foul shall be drained on a separate system. The building shall not be
occupied until the approved foul drainage scheme has been completed to serve that
building, in accordance with the approved details. This development shall be completed
maintained and managed in accordance with the approved details.

Reason: To secure proper drainage and to reduce the risk of flooding and pollution and to
improve bathing water quality standards on the Fylde Coast in accordance with Policy
NE10 of the Blackpool Local Plan 2001-2016.

Prior to the commencement of any development, a surface water drainage scheme to
serve the development and the means of disposal, based on sustainable drainage
principles with evidence of an assessment of the site conditions (inclusive of how the
scheme shall be managed after completion) shall be submitted to and approved in writing
by the Local Planning Authority. The surface water drainage scheme must be restricted to
existing runoff rates and unless otherwise agreed in writing by the Local Planning
Authority, no surface water shall discharge to the public sewerage system either directly
or indirectly. The approved details shall be completed prior to the first occupation of the
building and maintained and managed in accordance with the approved details
thereafter.

Reason: To secure proper drainage and to reduce the risk of flooding and pollution and to
improve bathing water quality standards on the Fylde Coast in accordance with Policy
NE10 of the Blackpool Local Plan 2001-2016.

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.



