
 

Notice of: EXECUTIVE 

Decision Number: EX43/2021 

Relevant Officers: Steve Thompson, Director of Resources and Alan Cavill Director of 
Communications and Regeneration 

Relevant Cabinet Member  Councillor Lynn Williams, Leader of the Council 

Date of Decision 13 September 2021 

 

INVESTMENT IN THE TOWN CENTRE- ADELAIDE STREET HEALTH CENTRE 
 

1.0  
 

Purpose of the report: 
 

1.1  
 

To consider the development of a new town centre health centre off Adelaide Street, 
Blackpool. 
 

2.0  Recommendation(s): 
 

2.1  To approve the purchase of the land and properties required to enable the development to 
proceed outlined in the map at Appendix 4a, to the Executive report. 
 

2.2  
 
 
 
2.3 
 
 
2.4 
 
 
 
2.5 
 
 
 
 
2.6 
 

Subject to 2.1 above, to delegate authority to the Director of Communications and 
Regeneration, after consultation with the Leader, to finalise the transactions when all due 
diligence has been completed, within the financial limits set out in this report. 
 
Subject to 2.1 and 2.2 above, to delegate authority to the Director of Resources, after 
consultation with the Leader of the Council, to Prudentially Borrow up to £8m. 
 
To delegate to the Director of Communications and Regeneration the negotiations and grant 
of Leases to the proposed end users which will form part of the Adelaide Street health 
campus. 
 

To delegate to the Director of Communications and Regeneration the negotiations and 
agreements/contracts for any work related to the stopping up of any roads, diversion of 
utilities, construction, professional appointments and any other practical matters relating to 
the project and management thereafter; the costs of which are included in 2.3. 
 
To authorise the Head of Legal to prepare legal documentation and enter into and complete 
appropriate documents/contracts as necessary to complete the transactions. 
 
 



 
3.0  Reasons for recommendation(s): 

 
3.1  
 
 
 
 
 
 
 
 

The area around Adelaide Street is on the outer fringe of the town centre and has not seen 
investment beyond the Winter Gardens for some time. This development will support the Council’s 
efforts in diversifying and increasing the footfall in the town centre. 
 
There is already a concentration of medical facilities in the area. These facilities require an upgrade 
and a new purpose built facility is promoted by the Blackpool, Fylde and Wyre Clinical 
Commissioning Group (BFWCCG). 
 
This new purpose built facility will support the primary health care needs of Blackpool residents and 
supports the Council’s public health role. 
 

3.2 Is the recommendation contrary to a plan or strategy adopted or approved by the 
Council? 
 

No 

3.3 Is the recommendation in accordance with the Council’s approved budget? 
 

Yes 

4.0  Other alternative options to be considered: 
 

4.1  To do nothing - Blackpool, Fylde and Wyre Clinical Commissioning Group would then seek 
alternative means of funding the development via the Department of Health although this could 
delay the project. 

 
Private Sector – This is an option which could be considered by Blackpool, Fylde and Wyre Clinical 
Commissioning Group, however by partnering with the Council any surplus funds would be 
retained for the benefit of the local population and ring fenced to the public purse. 
 
Grant Funding – No viable grant funding is currently available for the scheme. 

 
Blackpool Loans Fund – It was agreed not to pursue a loan option at this time. 
 

5.0  Council priority: 
 

5.1  The relevant Council priority is: “Communities: Creating stronger communities and increasing 
resilience”. 
 
 

 
 
 
 
 



 
6.0  Background information 

 
6.1  The land and properties subject to this development are in different ownerships currently 

and Blackpool, Fylde and Wyre Clinical Commissioning Group has negotiated with all the 
relevant parties with a view to creating a new health facility for Blackpool. 
 

6.2  Blackpool, Fylde and Wyre Clinical Commissioning Group has negotiated the terms with each 
health service provider (2 GP practices and 1 pharmacy) and will project manage the 
development for the Council to ensure the health service standards are maintained. The 
Council will appoint a project monitor/manager and cost consultant to ensure the build is 
progressing well before the release of each tranche of funding and any challenges are flagged 
up early. 
 

6.3  Blackpool, Fylde and Wyre Clinical Commissioning Group has already instructed JLL as the 
independent valuers to review the scheme and work up the financials on the rent and 
development costs. 
 

6.4  The planning permission for the development was granted in February 2019, this will be 
subject to review on appointment of a contractor which may necessitate a new application or 
variation. 
 

6.5  Blackpool, Fylde and Wyre Clinical Commissioning Group represents 24 GP practices in Blackpool 
and works on behalf of the people of Blackpool, commissioning health services for the local 
community covering a population of circa 174,000 people. The location for the project 
represents some of the most deprived populations with extremely complex health needs.  
Both the practices are well below their advised space maxima for their current registered 
patient list circa 20,000 patients. The lack of physical / space capacity across the 
neighborhood is cited as a major obstacle to patient and practice(s) engagement in 
community based Primary Care. 
 

6.6  These two surgeries have a higher weighted practice population and are amongst the highest 
users of A&E services across the Fylde Coast. Central Blackpool is a deprived area with a large 
cohort of patients with multiple co-morbidities. A significant number of patients come into 
the area transiently and suffer with isolation, loneliness, mental health, drug and alcohol 
issues. It is an area with health inequalities where people suffer from premature death in 
comparison to other towns in the United Kingdom; the area is specifically mentioned in the 
NHS Forward View plan as needing extra assistance.  
 

6.7  The Fylde Coast Vanguard has developed a new model of care with a ‘scaled up’ approach to 
primary care to manage more patient interventions in the community. The focus of service 
commissioning is to deliver integrated health and social care reducing the reliance on 
hospital care, including A&E attendances, for which these two practices are amongst the 
highest users across the Fylde Coast. Blackpool, Fylde and Wyre Clinical Commissioning Group 



Strategic Estates Plan identifies these two practice premises as a priority for 
improvement/replacement. 
 

6.8  The NHS Long Term Plan (2019) identifies the need for primary care to work ‘at scale’ and 
that health and social care should move towards working closely together. The existing 
buildings are not suitable for the future aims. The lack of physical space and capacity across 
the neighborhood is cited as a major obstacle to patient and practice(s) engagement in 
community based Primary Care and the development of the Central West Blackpool Primary 
Care Network (PCN). 
 

6.9  Adelaide Street and South King Street practices deliver services based on a traditional GP 
model and are teaching practices. They have modified their clinical and operational approach 
including bringing in new roles to the workforce; however, further modernisation, efficiency 
and effectiveness in their service offer is constrained by their current premises. Blackpool is 
an area that has difficulties in recruitment of new GPs, the existing training space is currently 
over capacitated with the students who have been successfully attracted to come to 
Blackpool. One of the aims of this project is to make this new building into an area of 
educational excellence for upcoming doctors, providing teaching and training for students 
and trainees for years to come. Such expansion and growth could be the area’s workforce of 
the future.  
 

6.10  Delivery of this scheme will facilitate: 

 Improvement of the standard of accommodation across the two GP practices aided by 
co-locating the practices to a new shared building in line with the Blackpool, Fylde and 
Wyre Clinical Commissioning Group Strategic Estates Plan. 

 release capacity with GP availability to support implementation of ‘new models of 
care’. 

 the ability of practices to work at scale across the neighbourhood to ensure enhanced 
access to services for patients. 

 improved use of technology and data to better understand and plan for the needs of 
patients in line with the strategic digital roadmap and ongoing delivery against the 
roadmap objectives. 

 engage with health, social care and voluntary sectors to shape integrated solutions for 
patients and local populations across the Primary Care Network. 

 stabilise GP recruitment with use of the GP Training Scheme, its bursary and the 
ability to more effectively engage in shaping new models of care across the Fylde 
Vanguard area. 

 On the Fylde coast, the implementation of the New Models of Care is happening 
through providing services which support people to manage their conditions better in 
the community and thus reduce the risk of a hospital admission when things worsen. 

 Introducing these ‘new models of care’, is helping to relieve the pressure on hospitals, 
GP practices and other emergency care organisations and helping to empower people 
to take control of their own healthcare. These new services are working differently, 



which is also empowering GPs to do more and achieve all they are truly capable of 
providing. 

 The proposed new Adelaide Medical Centre premises are seen as a crucial hub for the 
delivery of population-based patient services for approximately 35,000 patients. 

 
 
6.11 
 

 
Does the information submitted include any exempt information? 
 

 
No 
 

7.0  List of Appendices: 
 

7.1  Appendix 4a -  Site Plan 
Appendix 4b- Risk Management Considerations around the use of the contingency (not for 
publication) 
 

8.0  Financial considerations: 
 

8.1 
 
 
 
 
 
 
 
8.2 
 
 
 
 
 
 

Key Financials: - 
 
(1) Value of existing land and buildings is £900,000. 
(2) Value of completed development is projected to be £7.9m. 
(3) Total rental income from development is £399,000. 
(4) Land and development cost is no more than £7m (If the contingency is used the rental 
costs to end users will rise or the Head Lease term will be stretched). 
 

Other Key Considerations:- 
 

1) Head Lease is for at least 32 years. 
2) All running costs of the building will sit with Blackpool, Fylde and Wyre Clinical 

Commissioning Group /end users. 
3) Annual uplifts index linked. 

 

8.3 The total financial spend including the purchase of the land and property and fees which 
makes up the development site is £7m with a contingency funded through the Council’s use 
of its Prudential Borrowing powers. 
 

9.0  Legal considerations: 
 

9.1 
 
 
9.2 
 
 
 

The Council will deal with the acquisition of the development site off Adelaide Street 
simultaneously with and the exchange of a new Agreement for Lease. 
 
The Council will own the freehold of the completed development and will in accordance with 
the Agreement for Leases grant Leases to the health service providers or to the Blackpool, 
Fylde and Wyre Clinical Commissioning Group or a health trust, final decision yet to be 
determined. 



 
9.3 
 
 
 
 
9.4 

 

 
At the end of the Head Lease term the Blackpool, Fylde and Wyre Clinical Commissioning Group 
will have the option to purchase the development site for £1. By this time the Council’s repayment 
on the borrowing will have been completed and any surplus funds generated would have been 
used to fund public services to benefit Blackpool residents. 
 

The Council’s Legal Services section will use such resources as required to carry out the 
appropriate level of legal due diligence and enter into the appropriate documents to secure 
the Council‘s interest. 
 

10.0  Risk management considerations: 
 

10.1  Risk Mitigation / Reduction 

1. End Value of the development  
 

Market Value and Market Rent 
valuations have been completed by JLL 
commissioned by Blackpool, Fylde and 
Wyre Clinical Commissioning Group as 
specified by the Council and with reliance 
by the Council noted. 
 

2. Income from development does not 
cover the borrowing costs. 

JLL reports confirm the rentals payable 
and they have also completed a desk 
top review of the build costs which are 
subject to market testing. Any 
fluctuation of costs will require a re-
negotiating of the lease terms or rent 
costs with Blackpool, Fylde and Wyre 
Clinical Commissioning Group. Officers 
have modelled a number of options to 
ascertain the impact of obvious changes 
that may affect the schemes ability to 
cover its borrowing costs.  
 

3. The Council does not have the skills 
to manage the development.   

The Project Manager will be appointed 
by Blackpool, Fylde and Wyre Clinical 
Commissioning Group who will lead on 
the development phase and 
management thereafter. The Council 
will engage a Project Monitor to review 
the scheme documents and the 
development progress. In addition the 
Council will engage a Cost Consultant to 
monitor the scheme costs and to 
provide valuation certificates before 



payments to contractors.  
 

4. Security of the rental income Whilst the rental figures have been 
reached following valuations provided 
by JLL, the negotiations of these with 
end users have been undertaken by 
Blackpool, Fylde and Wyre Clinical 
Commissioning Group. It is yet to be 
determined if the Council’s Agreements 
for Leases and Leases will be direct with 
each end user or with the Blackpool, 
Fylde and Wyre Clinical Commissioning 
Group or a health trust. If the Council’s 
Agreements for Leases and Leases are 
with third parties Blackpool, Fylde and 
Wyre Clinical Commissioning Group will 
be required to provide a guarantee on 
the development and the future rents 
payable and any other end user 
liabilities arising. 
 

5. Land and property ownership Neither the Council nor Blackpool, Fylde 
and Wyre Clinical Commissioning Group 
currently own the land and properties 
at the development site. Blackpool, Fylde 
and Wyre Clinical Commissioning Group 
will liaise with the owners for transfer of 
ownership to the Council. 
 

 
(The risk management considerations around the use of the contingency are included in 
Appendix 4b as currently exempt from publication by virtue of Paragraph 3 of Part 1 of 
Schedule 12A of the Local Government Act 1972. It is considered on balance that the public 
interest would be not served by publishing information at this stage as this information 
would undermine the Council’s position in future negotiations and could risk the scheme not 
being able to proceed.) 
 

11.0  Equalities considerations: 
 

11.1 
 
 
 
11.2 

It is an area with health inequalities where people suffer from premature death in 
comparison to other towns in the United Kingdom; the area is specifically mentioned in the 
NHS Forward View plan as needing extra assistance. 
 
Equality has been assessed by Blackpool, Fylde and Wyre Clinical Commissioning Group during 



the design stages and is reflected in the design with the inclusion of a multi faith room, baby 
changing facilities, hands free doors, level access, wide corridors with handrails, fire alarm 
warning beacons for the hard of hearing, colour contrast for the partially sighted with floor 
and wall colours, disabled toilets and parking, a lift, evac chairs, holding areas on stairs, 
disabled friendly and compliant counters, interview rooms and induction loops. 
 

12.0  Sustainability, climate change and environmental considerations: 
 

12.1  The merging of three practices into one building will bring forward its own energy efficient 
benefits. Furthermore a modern purpose built facility will provide for modern energy 
efficient mechanical and electrical systems together with a modern building fabric which is 
better insulated. 
 

13.0  Internal/external consultation undertaken: 
 

13.1  Internally - with the Director of Resources, Director of Communication and Regeneration, 
Growth and Prosperity Programme Director, Head of Legal Services, Finance, Growth and 
Prosperity Board.  
 
Externally with - Blackpool, Fylde and Wyre Clinical Commissioning Group and JLL 
 

14.0  Background papers: 
 

14.1  None. 
 
15.0 0 Key decision information: 

 
15.1  Is this a key decision? 

 
Yes 

15.2  If so, Forward Plan reference number: 
 

1/2021 

15.3  If a key decision, is the decision required in less than five days? 
 

No 

15.4  If yes, please describe the reason for urgency: 
 

   

 
16.0  Call-in information: 

 
16.1  Are there any grounds for urgency, which would cause this decision to be 

exempt from the call-in process?  
 

 
No 

16.2  If yes, please give reason: 
 



 
 

 
 

 

TO BE COMPLETED BY THE HEAD OF DEMOCRATIC GOVERNANCE 

17.0  Scrutiny Committee Chairman (where appropriate): 
 

 Date informed: 3 September 2021 Date approved: 
 

      

18.0  Declarations of interest (if applicable): 
 

18.1  None.  
 

19.0  Executive decision: 
 

19.1  The Executive resolved as follows: 
 

1. To agree that Appendix 4b, to the Executive report, risk management 
considerations continued, is not public for publication by virtue of Paragraph 
3 of Part 1 of Schedule 12A of the Local Government Act 1972 as the costings 
would undermine the Council’s position in continuing and future negotiations. 
 

2. To approve the purchase of the land and properties required to enable the 
development to proceed outlined in the map at Appendix 4a, to the Executive 
report. 

 
3. To delegate authority to the Director of Communications and Regeneration, 

after consultation with the Leader, to finalise the transactions when all due 
diligence has been completed, within the financial limits set out in this report. 

 
4. To delegate authority to the Director of Resources, after consultation with the 

Leader of the Council, to Prudentially Borrow up to £8m. 
 

5. To delegate to the Director of Communications and Regeneration the 
negotiations and grant of Leases to the proposed end users which will form 
part of the Adelaide Street health campus. 
 

6. To delegate to the Director of Communications and Regeneration the 
negotiations and agreements/contracts for any work related to the stopping 
up of any roads, diversion of utilities, construction, professional appointments 
and any other practical matters relating to the project and management 
thereafter; the costs of which are included in decision 4. 
 
 



7. To authorise the Head of Legal to prepare legal documentation and enter into 
and complete appropriate documents/contracts as necessary to complete the 
transactions. 
 

20.0  Date of Decision:    
 

20.1  13 September 2021 
 

21.0  Reason(s) for decision: 
 

21.1  The area around Adelaide Street is on the outer fringe of the town centre and has not seen 
investment beyond the Winter Gardens for some time. This development will support the 
Council’s efforts in diversifying and increasing the footfall in the town centre. 
 
There is already a concentration of medical facilities in the area. These facilities require an 
upgrade and a new purpose built facility is promoted by the Blackpool, Fylde and Wyre 
Clinical Commissioning Group (BFWCCG). 
 
This new purpose built facility will support the primary health care needs of Blackpool 
residents and supports the Council’s public health role. 
 

22.0 1 Date Decision published: 
 

22.1  14 September 2021 
 

23.0  Executive Members in attendance:   
 

23.1  Councillor L Williams 
 
Councillor Benson, Brookes, Campbell, Farrell, Hobson, Hugo, Smith and Taylor.  
 

24.0  Call-in:   
 

24.1        
 

25.0  Notes:   
 

25.1        
 

 


