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Ward: Warbreck 

Application type: FULL 

Location:  Land to the rear of Ma Kelly’s Showboat– 44-46 Queens 
Promenade, FY2 9RW 

Proposal: Erection of a four storey building of 20 apartments with basement 
plant, associated access and egress from Knowle Avenue and car 
parking for 26 vehicles, turning area, landscaping and boundary 
treatment, and provision of revised access and car parking layout to 
Ma Kelly's Showboat (Re submission of application 18/0471) 
 

Recommendation: Resolve to support the application in principal and delegate to the 
Head of Development Management to grant planning permission 
subject to conditions upon completion of a Section 106 legal 
agreement to secure the necessary planning obligations 

Case officer: Clare Johnson  

Case officer tel. 
no.: 

01253 476224 

 

1.0 BLACKPOOL COUNCIL PLAN 2019-2024 

1.1 The Council Plan sets out two priorities. The first is ‘the economy: maximising growth 

and opportunity across Blackpool’ and the second is ‘communities: creating stronger 

communities and increasing resilience. The application satisfies the second of these 

priorities. 

2.0 SUMMARY OF RECOMMENDATION 

2.1 The scheme would make a notable contribution towards meeting the Borough’s 

identified housing requirement and would make efficient use of an existing 

brownfield site. It is considered that the development would have a positive impact 

on the quality of the streetscene and the setting of, and views from the North 

Promenade Conservation Area and no unacceptable impacts on residential amenity 

or highway safety are anticipated. The scheme is considered to represent sustainable 

development and so Members are respectfully recommended to resolve to support 

the application and defer it to the Head of Development Management to grant 



planning permission, subject to conditions, following the completion of a S106 legal 

agreement to secure the necessary planning obligations.  

 

3.0 INTRODUCTION 

3.1 A previous application (18/0471 refers) was for a part four, part five storey building 

containing 30 apartments plus basement, parking for 25 vehicles and revisions to the 

car parking layout for to the public house fronting the Promenade (Ma 

Kelly’s/former Uncle Tom’s Cabin). The Planning Committee refused to grant 

planning permission for that scheme at their meeting on the 16/10/2018 for the 

following reasons: 

 The proposal would result in an incongruous and visually intrusive addition to the 

Knowle Avenue streetscene and would be detrimental to the character of the street 

and of the surrounding area due to the size of the proposed apartment block, 

including its height and width and depth, its close proximity to two of the site 

boundaries and its cramped appearance, the intended materials palette, and the lack 

of space, including amenity space, around the building. 

 

 The proposal would have an unacceptable impact on the future residential amenities 

of the apartments by virtue of the close proximity to the adjacent Ma Kelly's 

Showboat and the access arrangements, car parking, collection and pick up point, 

rear smoking area and late night opening and the levels of activity and 

entertainment associated with Ma Kelly’s. 

 

 The proposed development provides insufficient and unsatisfactory car parking 

facilities and vehicular access points for both the proposed apartment block and the 

adjacent Ma Kelly's Showboat and would therefore result in on-street parking and 

additional congestion in the surrounding area to the detriment of pedestrian and 

highway safety and the residential amenities of adjoining residents. 

 The proposal would have an unacceptable impact on the residential amenities of 

occupants of properties on Northumberland Avenue with respect to overlooking, 

loss of privacy, an overbearing impact and visual intrusion by virtue of the close 

proximity of the building to its rear boundary, its height and layout and fenestration 

detailing. 

3.2 After extensive negotiations with the agent and the submission of numerous 

amended plans and documents, it is considered that on balance, the revised scheme, 

has overcome the previous reasons for refusal. 

 



 

4.0 SITE DESCRIPTION 

4.1 The application relates to land to the rear of the former Uncle Tom’s Cabin public 

house, which has recently undergone an extensive refurbishment and re-opened as 

Ma Kelly’s Showboat cabaret bar. The venue provides live entertainment and is open 

until 3am. Ma Kelly’s is a detached building situated to the south of the Queens 

Promenade and Knowle Avenue junction and has front and rear entrances, a 

smoking shelter and an extensive car parking area to the rear. At the front of the 

property the forecourt is set out as a seating area with an outdoor stage area and big 

screen TV. 

4.2 The car park to the rear (the main subject of this application) has recently been 

cleared of various outbuildings and boundary treatments. The car park isn't formally 

marked out and has no areas of soft landscaping or green infrastructure. It has two 

access points onto Knowle Avenue. The site has a third access/ exit recently formed 

onto Northumberland Avenue via a service road.  

4.3 The land also includes an electricity sub-station and a United Utilities underground 

pumping station which was granted planning permission in 2004 under reference 

04/0916. Both these facilities are located at the eastern end of the site and they 

aren’t included within the application site.  

4.4 The Queens Promenade frontage consists primarily of hotels whilst Knowle Avenue, 

Holmfield Road and Northumberland Avenue have a more residential character, 

interspersed by ground floor commercial units in the local centre on Holmfield 

Road/Knowle Avenue junction to the east. 

4.5 The Ma Kelly’s building is within the North Promenade Conservation area, but the 

car park to the rear is not. However, any development on the car park will affect the 

setting of and views from the Conservation Area. 

4.6 The site area (omitting the undevelopable area around the substation/pumping 

station and easements) is approximately 1660sqm or 0.166 Hectares. The application 

site is located within Flood Zone 1 and has a low risk of surface water or reservoir 

flooding. 

 

 

 

 



 

5.0 DETAILS OF PROPOSAL 

5.1 This is a full planning application involving the erection of a 4 storey detached 

building which would provide 20 apartments (6 x 1 bed and 14 x 2 bed), accessible by 

lift. The scheme would provide 26 off-street parking spaces and secure cycle storage 

for the apartments. The curtilage of Ma Kelly’s would be re-defined and 22 car 

parking spaces would be marked out for use by Ma Kelly’s staff and customers. 

5.2 The application is accompanied by the following supporting documents: 

 Planning Policy Statement Revised October 2019 

 Design and Access Statement October 2019 

 Acoustic Survey and Assessment Revised October 2019 

 Acoustic Assessment dated April 2020 

 Acoustic Assessment Addendum Report dated June 2020 
 

6.0 RELEVANT PLANNING HISTORY 

18/0471 - Erection of a part four/ part five storey building of 30 apartments plus 

basement with associated access and egress from Knowle Avenue, car parking for 25 

vehicles, turning area, landscaping and boundary treatment, and provision of revised 

access and car parking layout to Ma Kelly's Showboat. Refused by the Planning 

Committee at their meeting on the 16th October 2018. 

18/0442 - Erection of porch, ramp and steps to south side of building, and relocation 

of fire escape stairs. Refused 24th August 2018. 

17/0640 – Erection of single storey side extension to form a sports bar. Planning 

Committee refused the application at their meeting on the 23rd January 2018 and the 

decision was upheld at appeal. 

07/0781 - Retention of timber free-standing smoking shelter to Promenade elevation 

and freestanding shelter at rear. 

04/0916 - Installation of a control kiosk and vent pipe, lowering of ground level and 

creation of a dropped pavement crossing (part of proposed installation of an 

underground pumping station and valve chamber to reduce flood risk).  

 

 

 

 



 

7.0 MAIN PLANNING ISSUES 

7.1 The main planning issues are considered to be: 

 The principle of residential development 

 Design, scale and impact on the character of the area,  

 Impact on the setting of the North Promenade Conservation Area 

 Impact on residential amenity  

 Site layout and housing mix 

 Highway safety and car parking provision 

 Planning contributions 

 Other issues 

8.0 CONSULTATION RESPONSES 

8.1 Blackpool Civic Trust - This application is too large for the site given use and design 

and height of local buildings. Also the parking provision is inadequate for such an 

intense development. The design needs to ensure it is consistent with the 

conservation area status. (The scheme has since been amended and reduced in size.) 

8.2 Contaminated Land Officer:  - the land has not had any known historical land uses 

which would cause concern. 

8.3 Environmental Protection Manager: I have been liaising with the Acoustician and 

have agreed that installing glass panels which have acoustic properties to balconies 

to the near side of Ma Kelly’s should mitigate noise levels from Ma Kelly’s. 

8.4 Built Heritage Manager - I refer to the application for land at the rear of Ma Kelly’s, 

44-46 Queen’s Promenade. Although the development is immediately beyond the 

boundary of the North Promenade Conservation Area, the proposed apartment 

block will be highly visible from the Promenade at the junction with Knowle Avenue. 

I’ve no objection to the development in principle but, amongst other issues, the west 

elevation will be visible from the Promenade between the angles of Ma Kelly’s single 

storey corner section and the splayed corner turret. If you are minded to approve 

the development careful consideration should be given to the materials on this 

elevation so that it complements rather than conflicts with this building. 

8.5 The design currently has horizontal emphasis whereas the large hotels on the 

Promenade, which make a major contribution to the character of the Conservation 

Area, have vertical emphasis. It would be preferred therefore if the window design 

could be altered to change the emphasis. In addition the elevations appear to be 

completely flush; although the timber panelling is intended to create interest it 



would be preferred if it was not set flush but added additional interest as shown in 

the submitted example.  

8.6 Boundary walls make an important contribution to the character of conservation 

areas, and the development appears to propose removal of some of the wall to 

allow ease of parking at Ma Kelly’s. However, I would not support this aspect of the 

application, and would prefer if parking for the pub is redesigned so that this will not 

be necessary. (The scheme including the design has since been amended and 

boundary walls would be agreed by condition.) 

8.7 Education – Property and Development Officer – no comments have been received 

in time for inclusion in this report. If any comments are received in advance of the 

Committee meeting they will be reported through the update note. 

8.8 Electricity North West Ltd – no comments have been received in time for inclusion 

in this report. If any comments are received in advance of the Committee meeting 

they will be reported through the update note. 

8.9 NHS Blackpool Clinical Commissioning Group (CCG) – requesting £5,513 towards the 

refurbishment and/or reconfiguration at St Paul’s medical centre.  

8.10 Police Architectural Liaison Officer – requiring ‘Secured by Design’ features such as 

CCTV, an external lighting scheme, anti-climb fencing during construction and gives 

general security advice regarding mail delivery, entrance doors and ground floor 

windows 

8.11 United Utilities Plc (Water) – initially objected to the development as it encroached 

onto their operational land. However, the objection was withdrawn following 

amendments to the scheme, subject to conditions. 

8.12 Drainage - In accordance with the National Planning Policy Framework (NPPF) and 

the National Planning Practice Guidance (NPPG), 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. 

8.13 We request the following drainage conditions are attached to any subsequent 

approval to reflect the above approach detailed above: 

Condition 1 – Surface water 

Condition 2 – Foul water 

Condition 3 – Management and maintenance details for any sustainable drainage 

system 

 

8.14 Head of Transportation – Raised issues with the scheme as originally submitted but 

has since confirmed that these concerns have been addressed in the amended plans. 



8.15 Fire Service – responded requiring that the development meets the access 

requirements of Building Regulations Approved Document B. 

8.16 Waste - Residential - no comments have been received in time for inclusion in this 

report. If any comments are received in advance of the Committee meeting they will 

be reported through the update note. 

9.0 REPRESENTATIONS 

Press notice published: 24/10/2019 

Site notices displayed: 17/10/2019 

Neighbours notified: 17/10/2019 and 25/08/2020 following the submission of 

amended plans. 

 

9.1 Representations have been received from occupiers of 6 Knowle Avenue 64, 66, 68 
and 70 Holmfield Road and 14 Northumberland Avenue. The issues raised are 
summarised below: 

 Existing impact on noise and disturbance from the Showboat in what is a 
residential area; 

 Noise and disturbance for future residents of the planned apartments from Ma 
Kelly’s; 

 Additional noise, disturbance and anti-social behaviour as a result of the 
development; 

 The development would result in loss of light, overlooking and loss of privacy 
from rooms and balconies; 

 Parking in the area is already unsafe with visitors to the pubs, local businesses 
and hotels taking over the area; 

 The development would add to the current issues around highway safety; 

 Cars driving over the pavement will damage the pavement; 

 The rear exit on to Northumberland Avenue is a back street which is only used by 
surrounding properties and rear access to a hotel, not a general thoroughfare; 

 No provision for delivery and refuse vehicles for Ma Kelly’s, which currently use 
the car park; 

 The development would result in further dropped curbs, reducing on-street 
parking capacity and taxi spaces; 

 The building is an over development and is excessive and will block sunlight from 
the west, having a negative impact on health and wellbeing; 

 The proposal is an overdevelopment of the land; 

 Lack of landscaping/trees/greenery; 

 The development isn’t family accommodation and will attract transient renters; 

 The building should be 3 storeys tall and in line with other buildings and closer to 
the hotels on the Promenade; 

 Permit parking should be introduced in the area as well as double yellow lines; 

 The development isn’t in-keeping with the surrounding properties in the area 
which are 2/3 storeys and constructed from red brick; 

 26 parking spaces is inadequate for 20 apartments; 



 There is United Utilities infrastructure and an electrical substation on the site and 
British Telecom and Virgin cabinets would need to relocate; 

 There are plenty of other vacant properties that could be renovated to meet any 
need for additional apartments; 

 Developing the car park would set a precedent for similar developments in car 
parks; 

 The design and colour of the building will have an effect on the architectural and 
historic character of North Shore. 

 There is a strong smell of sewers in the area in the summer and an additional 24 
apartments will worsen the smells 

 
 
10.0 RELEVANT PLANNING POLICY 

10.1 National Planning Policy Framework (NPPF) 

10.2 The NPPF was adopted in February 2019. It sets out a presumption in favour of 
sustainable development. The following sections are most relevant to this 
application: 

 Section 5 - Delivering a sufficient supply of homes 

 Section 8 - Promoting healthy and safe communities 

 Section 9 - Promoting sustainable transport 

 Section 11 - Making effective use of land 

 Section 12 - Achieving well-designed places 

 Section 14 - Meeting the challenge of climate change, flooding and coastal 
change 

 Section 15 - Conserving and enhancing the natural environment 

 Section 16 – Conserving and enhancing the historic environment 
 
10.3 National Planning Practice Guidance (NPPG) 

10.4 The NPPG expands upon and offers clarity on the points of policy set out in the NPPF 
and includes the National Design Guide and the Nationally Described Space 
Standards. 

10.5 Blackpool Local Plan Part 1: Core Strategy 2012-2027 

10.6 The Core Strategy was adopted in January 2016. The following policies are most 
relevant to this application:  

 CS1 - Strategic location for development 

 CS2 - Housing provision 

 CS5 – Connectivity 

 CS6 - Green infrastructure 

 CS7 - Quality of design 

 CS8 - Heritage 

 CS9 - Water management 

 CS10 - Sustainable design 



 CS11 – Planning Obligations 

 CS12- Sustainable neighbourhoods 

 CS13 - Housing mix density and standards 

 CS14 - Affordable housing 

 CS15 - Health and education 

 CS24 - South Blackpool employment growth 

 CS27 - South Blackpool connectivity and transport 
 

10.7 Blackpool Local Plan 2011-2016 (saved policies) 

10.8 The Blackpool Local Plan was adopted in June 2006. A number of policies in the Local 
Plan have now been superseded by policies in the Core Strategy but others have 
been saved until the Local Plan Part 2: Site Allocations and Development 
Management Policies has been produced. The following saved policies are most 
relevant to this application:  

 LQ1 - Lifting the Quality of Design 

 LQ2 - Site Context 

 LQ3 - Layout of Streets and Spaces 

 LQ4 - Building Design 

 LQ5 - Public Realm Design 

 LQ6 - Landscape Design and Biodiversity 

 LQ7 – Strategic Views 

 LQ10 – Conservation Areas 

 BH3 - Residential Amenity 

 BH4 - Public Health and Safety 

 BH10 - Open Space in New Housing Developments 

 HN4 - Windfall Sites (for housing development) 

 AS1 - General Development Requirements 
 

10.9 Blackpool Local Plan Part 2: Site Allocations and Development Management 
Policies (emerging policies) 

10.10 The Blackpool Local Plan Part 2 has been subject to an informal consultation exercise 
and will be subject to formal consultation later this year. At this point in time limited 
weight can be attached to the policies proposed. Nevertheless, the following draft 
policies in Part 2 are most relevant to this application:  

 DM5: Design Requirements for New Build Housing Development 

 DM20: Landscaping 

 DM27: Conservation Areas 

 Policy DM39: Transport Requirements for New Development 
 

10.11 Other relevant documents 

 Supplementary Planning Guidance 11: Open Space: provision for new residential 

development & the funding system 



 Blackpool Council’s Green and Blue Infrastructure Strategy 

 

 

 

 

 

11.0 ASSESSMENT 

11.1 The Principle of Residential Development 

11.2 The site has no allocation in the Local Plan and isn’t identified as a brownfield site 

appropriate for residential development on the Brownfield Register or in the 

Strategic Housing Land Availability Assessment. However, this is a brownfield site 

and it is acknowledged that redevelopment of brownfield sites have a critical role to 

play in regenerating the resort and widening its housing offer.  

11.3 Core Strategy Policy CS1 states that to deliver the Core Strategy vision, the 

overarching spatial focus for Blackpool is regeneration and supporting growth. 

Blackpool’s future growth, development and investment will be focused on the inner 

area regeneration, including mixed holiday and residential neighbourhoods adjacent 

to the seafront and predominantly residential neighbourhoods on the edge of the 

inner area. Policy CS2 confirms that provision for 4,200 new homes to 2027 includes 

windfall sites such as this one.  

11.4 The scheme would make a quantitative contribution towards meeting Blackpool’s 

housing requirement and provide a qualitative improvement to the housing stock by 

the addition of good quality 1 and 2 bedroom apartments. Whilst at present the 

Council is able to identify a five year supply of housing land, it must be 

acknowledged that Blackpool is a very tightly constrained, urban borough, with 

relatively little opportunity for major housing development. An approval in this 

instance would provide a valuable buffer and offer greater choice and availability in 

the market-place. This weighs heavily in favour of the scheme.  

11.5 This site is on the edge of the inner area and adjacent to the seafront and therefore 

the Core Strategy supports housing regeneration on this site in principle. 

11.6 Site layout and housing mix 

11.7 Policy CS12 relates to sustainable neighbourhoods and supports development that 

provides high quality housing and creates a healthy, safe, secure and attractive 

environment and public realm in the inner area. 

11.8 In terms of site layout, the building’s footprint has been reduced by nearly 40% 

compared to the previously refused scheme and the building has been moved away 

from the boundaries of the Ma Kelly’s building and residential uses on Holmfield 



Road and Northumberland Avenue to reduce impacts on the future occupants and 

neighbours and to avoid United Utilities operational land. This reduction in footprint 

enables more off-street car parking and green infrastructure around the site and it is 

considered that the layout of the development is the most efficient use of land, 

given the built up nature of the surrounding development and associated 

constraints.  

11.9 In new flat development, Policy CS13 requires that 70% of the units should be 2 

bedrooms or more. The proposal would provide 20 flats, 14 of which would have 2 

bedrooms and 6 would have 1 bedroom and so the scheme meets the required 

housing mix. 

11.10 Policy CS14 confirms that developments within the defined inner are exempt from 

the requirement to provide affordable housing. 

11.11 Amenity  

11.12 The building has been reduced in height by approximately 4m and would now stand 

at 11m, compared to the previously refused scheme which was approximately 15m 

tall. There would be windows serving both main living spaces and bedrooms on the 

south and east elevations facing rear elevations on Holmfield Road and 

Northumberland Avenue. However, there would be approximately 32m between the 

eastern elevation and the rear elevations of properties fronting Holmfield Road (this 

distance was 22m in the previously refused scheme) and approximately 30m 

between the southern elevation and rear elevations of properties fronting 

Northumberland Avenue (this distance was 22m in the previously refused scheme). 

These distances exceed the standard separation distances of around 21m. It is 

acknowledged that this standard relates to two-storey buildings and that this 

building would be four-storeys in height, but the separation distances are 

nevertheless considered to be acceptable.  

11.13 The building would have a height of 11m and dwellings fronting Holmfield Road and 

Northumberland Avenue are typically between 8.5m and 10m tall. The height of the 

Ma Kelly’s building is between 5.5m and 11m tall. Sun path analysis demonstrates 

that there would be some loss of direct sunlight on the rear elevations of properties 

fronting Holmfield Road, at the height of summer in June and July for a very limited 

time in the evenings as the sun sets. However, for vast majority of the time, there 

would be no noticeable impact in terms of loss of sunlight other than at the very 

height of summer. It is not considered that this minimal loss of light weighs heavily 

against the application in the planning balance. 

11.14 Rather than creating additional noise nuisance, the presence of the proposed 

apartment block and acoustic fence would reduce noise nuisance for existing 



residential property on Holmfield Road by forming a physical barrier between Ma 

Kelly’s and the existing residential properties. 

11.15 Considering the separation distances and for other reasons described above, no 

unacceptable impact on amenities in terms of loss of privacy, overlooking, noise or 

loss of light for neighbouring properties are anticipated. 

11.16 In terms of the amenities of future occupants of the apartments, the main concern is 

noise emanating from Ma Kelly’s, which operates until the early hours of the 

morning. The current pandemic has impacted on people’s behaviour in terms of 

visiting establishments such as Ma Kelly’s, so the previous noise studies which were 

undertaken in December 2017 and July 2018 when the venue was operating at 

normal capacity, have been used to inform the submitted  Acoustic Assessments. 

Colleagues in Environmental Protection have worked with the Acoustician to find 

solutions to the issue of noise and the details are included in the Acoustic 

Assessment Addendum Report. The solutions to reduce noise include the provision 

of reinforced glass barriers on the western end of balconies closest to Ma Kelly’s (5 

units) and the use of enhanced glazing units throughout the development. The 

design of these glass barriers would be agreed by condition. In order to allow 

residents to keep windows closed, additional ventilation systems would be 

incorporated, the details of which would also be agreed by condition along with the 

detailed design and placement of a 1.8m high acoustic fence along the boundary 

with Ma Kelly’s and the residential apartment block. 

11.17 In terms of space standards, although there is no current requirement for new 

housing development to meet any prescribed space standards, 16 (or 80%) of the 

proposed apartments would exceed the nationally described space standards in 

terms of overall floor space. This is a good indicator that the apartments would offer 

good quality residential accommodation.  

11.18 The apartments would have access to shared amenity space at the front and rear of 

the site and each of the five ground floor apartments would have patio door access 

to amenity space from the main living areas. Twelve of the apartments would have 

balconies which would provide some amenity space and only 3 of the apartments on 

the fourth floor would be without balcony provision. It is considered that the 

applicant has gone as far as they can in terms of providing amenity space whilst also 

protecting the amenities of the neighbouring residential uses. 

11.19 Accessible and conveniently located refuse storage would be provided in front of 

United Utilities operational land and the details of the design and enclosure would 

be agreed by condition.  

11.20 The development would include a lift to all floors making the building accessible in 

accordance with Policy CS7. 



11.21 On balance, no unacceptable adverse impacts on the amenities of future occupiers 

are anticipated. 

11.22 Visual Impact 

11.23 Core Strategy Policy CS7 requires new development in Blackpool to be well designed 

and enhance the character and appearance of the local area. Development should 

be appropriate in terms of scale, mass, height, layout, appearance and materials and 

should not adversely affect amenities of nearby residents. Policy CS8 supports 

proposals that enhance the setting and views of heritage assets including 

conservation areas. Saved Policy LQ7 confirms that strategically important views 

include along the seafront and into and with conservation areas. 

11.24 Case officers have worked with the applicant over the course of 12 months to 

achieve a well-designed building which would have a positive visual impact on the 

character of the area and that would enhance the setting of the North Promenade 

Conservation Area to the west.  

11.25 Currently, views east from the conservation area along Knowle Avenue include a 

large grey void (the car park) and the rear of properties fronting Holmfield Road and 

Northumberland Avenue. This view is harmful to the setting and character of 

conservation area and to the appearance and character of the area generally. 

Introducing a well-designed and well-proportioned building and associated green 

infrastructure would enhance the setting of the North Promenade Conservation Area 

and improve the appearance of the area. 

11.26 The apartment building proposed would be very modern and contemporary in 

design and the materials used will be key in ensuring that the building integrates well 

with the surrounding development. The Design and Access Statement confirms that 

materials would include traditional brick work, aluminium windows and doors and 

hardwood timber cladding infill panels. Details of the materials to be used, including 

colour, would be agreed by condition. Details of the boundary treatments would also 

be agreed by condition. 

11.27 The fourth floor would be set back which reduces the visual bulk of the building. Two 

front gables are included on the front elevation and these are common design 

features in the area and would contribute positively towards local character. Theses 

gables also serve to visually break up the fourth floor. 

11.28 Compared to the previously refused scheme, there is now plenty of space around 

the proposed building so it no longer feels cramped and hemmed in. Vertical 

elements have been introduced around windows and balconies and to define the 

entrance and a range of materials and design elements are proposed to add visual 

interest. 



11.29 The proposed building is well proportioned and articulated and, subject to more 

detailed consideration of the facing materials to be used, is considered to be 

appropriate in the site context.  

11.30 On balance, the overall design of the scheme is considered to be good and no undue 

visual impacts are anticipated. 

11.31 Planning Obligations 

11.32 Policy CS11 states that development will only be permitted where the developer 

enters into a legal undertaking or agreement to meet the additional needs arising 

from the development.  

11.33 Policy CS6 requires development to incorporate new or enhance existing green 

infrastructure and confirms that financial contributions will be sought from 

development for open space and green infrastructure. Saved Policy BH10 states that 

all developments should provide open space on site where possible, but where 

constraints preclude the full rate of provision on-site, developers may instead pay a 

commuted sum to improve open space provision to meet the needs of the 

development. The Supplementary Planning Guidance 11: Open Space (SPG11) sets 

out the public open space requirements in new housing development, until it is 

replaced by the draft Greening Blackpool Supplementary Planning Document. 

11.34 Whilst amenity space is provided on-site, no public open space would be provided. 

11.35 According to the assumed occupancy levels in SPG11, the development would 

accommodate 37 people. SPG11 sets out that £344 would be required per person to 

provide new/upgrade existing open space off-site. This equates to a £12,728 

contribution to off-site open space which would be secured by a S106 agreement. 

11.36 Policy CS15 states that contributions will be sought from developers towards the 

provision of local education and health facilities where their development would 

impact on the capacity of existing education and healthcare facilities. To date no 

comment has been received from the Local Education Authority as to the need for a 

planning obligation to meet the needs generated by the development. The NHS 

Blackpool Clinical Commissioning Group has assessed the implications of the 

proposal on the delivery of general practice services and are requiring a £5,513 

towards the upgrade and expansion of facilities at St Paul medical centre which falls 

within the catchment of the application site. The sum of £5,513 contribution could 

be secured in a Section 106 agreement.  

 

11.37 It is noted that the applicant has submitted information seeking to demonstrate that 

the payment of planning obligations would compromise the financial viability of the 

scheme. However, no formal viability appraisal has been provided and the 



justification for the applicant’s claims are not considered to be sufficiently robust. As 

such, it is considered appropriate to secure the necessary planning obligations set 

out above through a S106 legal agreement.  

 

11.37 Flooding and Drainage 

11.38 The site is in Flood Zone 1 and so has a low risk of tidal or river flooding. The site also 

has low risk of ground water, surface water, sewer or reservoir flooding. As the 

development is not at any particular risk of flooding, the main issue is ensuring that 

the proposed development does not cause flooding elsewhere. 

11.39 Despite its use as a car park, the majority of the surface of the site is made up of 

rubble and appears to be free-draining. The Design and Access Statement makes 

reference to the use of permeable paving on paths and roads and the plans show 

soft landscaping around the site. These details would be agreed by condition to 

ensure that surface water run-off is reduced as much as possible. 

11.40 The standard drainage conditions would also be imposed to ensure that surface 

water from the development is managed and doesn’t place additional pressures on 

the existing combined sewer network or increase flood risk elsewhere. 

11.41 In terms of flood risk and the requirements of Policy CS9, it is not anticipated that 

the proposed development would cause flooding on site or elsewhere. 

11.42 Ecology 

11.43 No ecological features have been identified on the site but there are opportunities to 

improve biodiversity with the provision of good quality landscaping, using a mix of 

native shrubs and trees that are suitable in this exposed coastal location. 

11.44 A condition requiring the agreement of other ecological enhancements around the 

site is considered necessary to ensure the development contributes towards habitats 

and foraging opportunities for birds and small mammals in accordance with policies 

CS6 and Saved LQ6 and the Council’s adopted Green and Blue Infrastructure 

Strategy. 

 

 

 

 

 

 



11.45 Highways 

11.46 Saved Policy AS1 requires new development to have convenient, safe and pleasant 

pedestrian access, cycle parking and appropriate levels of car parking.  

11.47 The site is very near Queens Promenade which is one of the main routes into 

Blackpool. The site is considered to have good accessibility close to bus and tram 

routes and close to schools and services. 

11.48 The car park is associated with Ma Kelly’s and should only be used by people visiting 

that establishment. Using the car park as a pay and display car park for general use 

would require planning permission and no planning permission is in place. As such, 

whilst it is acknowledged that on-street parking is at a premium, this development 

would not result in the loss of a valued public car park for people staying at hotels or 

using other facilities in the area. 

11.49 Given that the site is accessible by public transport and cycle storage is proposed, 1.3 

spaces per apartment is considered sufficient. 23 car parking spaces for Ma Kelly’s is 

also considered to be sufficient and the Head of Transportation has confirmed that 

the all highways and car parking issues raised have been addressed. The details of 

the cycle storage area would be agreed by condition. 

11.50 The NPPF states that development should be designed to enable charging of plug-in 

and other ultra-low emission vehicles in safe, accessible and convenient locations. 

No details have been provided in the application and no local plan policies are 

currently in place to indicate how many charging points would be required. Details of 

how many charging points could be provided, their locations and on-going 

maintenance should be agreed by condition to encourage more sustainable car 

ownership and to ensure that residents are able to charge vehicles on-site. This is 

particularly important given the recent government announcement that petrol and 

diesel cars are to be phased out from 2030. 

11.51 No undue impacts on parking or highway safety are anticipated. 

11.52 Security 

11.53 Details of lighting and CCTV around the development and particularly near entrance 

doors would be agreed by condition in order to reduce crime or the fear of crime. 

11.54 Other issues 

11.55 The scheme would not impact upon biodiversity. Air, land and water quality would 

be unaffected and the site would not be expected to be at undue risk from such. 



11.56 The application has 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 (as amended). 

11.57 Under Article 8 and Article 1 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. This application does not raise any specific human rights issues. 

11.58 The scheme would generate income to the Council from the collection of domestic 

council tax but this is not a consideration that carries any weight in the planning 

balance.  

11.59 Sustainability and planning balance appraisal 

11.60 Sustainability comprises economic, environmental and social components. 

11.61 Economically, some limited employment would be generated through the 

construction process and future residents would help support local shops and 

services.  

11.62 Environmentally, no adverse impacts on biodiversity have been identified and there 

is the potential to provide net gains to biodiversity through the agreement of a 

landscaping scheme which favours native species, and by requiring ecological 

enhancements around the site.  

11.63 No unacceptable visual impacts have been identified and the development as shown 

is well designed and would enhance the setting of the North Promenade 

Conservation Area.  

11.64 Socially, the development would deliver good quality homes including family homes 

in an attractive building, making a significant contribution towards Blackpool’s 

housing requirements. No unacceptable amenity impacts are anticipated and no 

undue impacts on highway safety are expected.  

11.65 The design of the scheme is acceptable and would enhance the character of the area 

and the setting of and views from the North Promenade Conservation Area, so the 

proposal is judged to constitute sustainable development. No other material 

planning considerations have been identified that would outweigh this view. 

12 CONCLUSION 

12.1 As set out above, the scheme is judged to represent sustainable development and no 

other material planning considerations have been identified that would outweigh 

this assessment. On this basis, planning permission should be granted. 



 

 

13.0 RECOMMENDATION 

13.1 To support the proposal subject to conditions and defer the application to the Head 

of Development Management to grant permission on completion of a S106 legal 

agreement to secure the necessary planning obligations. 

13.2 Full details of the conditions to be imposed on any permission granted are not yet 

available to be included in this report but will be provided through the Update Note 

in advance of the Committee meeting. It is anticipated that the conditions will relate 

to the following:  

 Standard 3yr condition 

 Development to proceed in accordance with approved plans 

 Materials to be agreed 

 Profiling to be agreed 

 Landscaping to be agreed 

 Surfacing details to be agreed 

 Boundary treatment to be agreed 

 Refuse and cycle storage details to be agreed 

 Security lighting to be agreed 

 Ventilation and noise mitigation to be agreed 

 Ecological enhancements to be agreed 

 Parking to be provided 

 EV charging points to be agreed 

 Construction Management Plan to be agreed 

 Surface water drainage scheme to be agreed 

 Removing permitted development rights 


