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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.  

 
1.1.2 This application would provide new, good-quality holiday accommodation on the 

Promenade. It would result in a high-quality building on what is currently a vacant, cleared 
site in a prominent position within the North Shore Conservation Area, ensuring the 
Conservation Area is preserved and enhanced. 

 
1.1.3 All other aspects of the development are considered acceptable subject to conditions. 
 
2.0 SUMMARY OF RECOMMENDATION 
 
2.1 The application proposes a new seven-storey building of serviced, self-catering apartments 

on a prominent site on the corner of Derby Road and the Promenade. It will provide good-
quality holiday accommodation on a cleared vacant site that currently has a detrimental 
impact on the North Shore Conservation Area and all other aspects of the proposal are 
considered acceptable subject to conditions. 

 
3.0 INTRODUCTION  
 
3.1 This application is before Members because it is a major scheme of general public interest. 
 
4.0 SITE DESCRIPTION  
 
4.1 The application site was previously occupied by the Ambassador Hotel, a five storey building 

on the corner of the Promenade and Derby Road. It is in the North Shore Conservation Area. 
The appraisal for the Conservation Area noted the former Ambassador Hotel was in a very 
poor state of repair and detracted from the amenity value of the Conservation Area. 
However, it was noted that it retained many original features and could be restored to make 
a strong positive contribution to the character and appearance of the Conservation Area. 
Planning permission was granted for its conversion into 17 apartments (ref: 21/0113). Due 



to its poor condition the building had to be demolished in November 2020 under the 
Building Act 1984 as it was in a dangerous condition. The site has remained vacant since. 

 
4.1.2 There is an alley to the rear of the site, gated behind the adjacent Rutland Hotel. The 

remainder of the terrace fronting the Promenade, that the former Ambassador Hotel was a 
part of, is in holiday accommodation use and is four-storeys high with a fifth storey in a 
mansard roof. The properties would originally have had three-storey Victorian bays, but 
these are now covered two-storey modern sun lounges with only the top of the bay visible 
at second floor. The original eaves line of the property above the fourth floor is a strong 
feature of the terrace with the later mansard roof added above to create additional 
accommodation. 

 
4.1.3 The buildings on Derby Road to the east of the site form a terrace running through to 

Dickson Road and are both hotel and residential use. The buildings are viewed as largely 
three-storey, apart from on the corner with Dickson Road where a further storey has been 
added with a mansard roof. As the road slopes down towards the Promenade, the 
properties have accommodation partly created within basements, with their main entrances 
elevated above the road level accessed via steps. 

 
4.1.4 To the north is the modern, brick-built, flat-roofed, nine-storey Grand Hotel, which is L-

shaped and surrounded by car parking and grassed areas.  
  
4.1.5 The site is located within the North Shore Conservation Area, the Main Holiday 

Accommodation Promenade Frontage and within Flood Zone 1. 
 
5.0 DETAILS OF PROPOSAL 
 
5.1 Originally the proposal was for a mixed use building comprising self-contained serviced 

holiday apartments on the upper floors, two. commercial and one. holiday apartment on the 
ground floor (24 holiday apartments in total). It was not considered that commercial uses on 
the ground floor were acceptable due to the site being outside a defined centre and 
concerns about how the two uses would have operated on a practical level with parking for 
the holiday apartments in front of the pedestrian access to the commercial units, and no 
servicing area being available for the commercial units. 

 
5.1.2 The application was subsequently been amended so it is now for 26 serviced self-contained 

holiday apartments. The agent advises that the apartments would all be managed by one 
company as a whole. 

 
5.1.3 Each floor, except the top floor would have four apartments, two of which would have two 

double bedrooms and the other two have one single and one double, with bathrooms and 
lounge/kitchen/dining area. The top floor would have two apartments set in from the front 
and side elevations of the building with terraces. These apartments would have a double 
and a single bedroom alongside bathrooms and lounge/kitchen/diners. 

 
5.1.4 The main pedestrian entrance to the holiday apartments would be from Derby Road with a 

rear access, bin and cycle store accessed from the alleyway off Derby Road. 
 
5.1.5 A car park with 13 spaces is proposed. Of these spaces, four. would be accessed from the 

Promenade with the remainder being accessed via a dropped kerb proposed across the 
frontage of the site with Derby Road. 

 



5.1.6 The application has been supported by: 

 Planning and Heritage Statement (including sequential assessment) 

 Design and Access Statement (including Townscape Visual Impact Assessment) 

 Computer-generated Image  

 Drainage Strategy 

 Sustainable drainage systems Pro-Forma 

 Fire Plan Letter 

 Fire Statement Form 
 
6.0 RELEVANT PLANNING HISTORY 
 
6.1 20/0113 - External alterations including rendering of the building, removal of front porch, 

replacement windows, including replacement dormer windows with front roof terrace, car 
parking for 13 vehicles to the front and side elevations with associated landscaping, 
boundary treatment, cycle parking, refuse storage and use of premises as 17 permanent 
self-contained apartments – approved May 2020. 
 

7.0 MAIN PLANNING ISSUES 
 
7.1 The main planning issues are considered to be: 
 

 the principle of development 

 design, layout and visual impact 

 impact on residential amenity 

 highway impact  
 

8.0 CONSULTATION RESPONSES 
 
8.1 Electricity North West - the development is shown to be adjacent to or affect Electricity 

North West’s operational land or electricity distribution asses. The applicant must ensure 
that the development does not encroach over either the land or any ancillary rights of 
access or cable easements.  
 

8.2 United Utilities - the proposals are acceptable in principle subject to a condition that the 
development is carried out in accordance with the Strategy and for the avoidance of doubt 
surface water is drained at the restricted rate of 4.5 litres per second. 
 

8.3 Fire Gateway One (relating to tall buildings) - The application does not fall within the scope 
of the regulations (it is not for residential units - holiday accommodation does not fall under 
the definition) therefore a Fire Statement is not required. 

 
8.4 Environmental Protection - Require a Phase 1 report to be carried out as that section of the 

promenade is made ground and the age of the former hotel would have used asbestos 
containing materials within the construction phase. Whilst the building was demolished the 
foundations will remain in situ. 
 

8.5 Local Highway Authority : 
 

8.5.1 No significant problem raised with the amended plan and parking layout, but suggested a 
way of laying out the parking to gain an additional space. The plans have been amended in 
accordance with their suggestion. 
 



8.5.2 The existing crossing at the front of the building will not need alteration, but the one at the 
side will, and will also get some wear and tear during construction. It is suggested that the 
Derby Road footway is resurfaced on completion while the crossings are being altered. A 
Construction Management Plan should cover dilapidation and, specifically, support to the 
back street in view of the level difference. As a minimum, the back street footway will need 
to be reconstructed because of the lack of support as currently constructed.  
 

8.5.3 There should be no construction vehicle access from the Promenade and “H” markings or, 
preferably, a waiting restriction on Derby Road (as “H” markings are not legally enforceable). 
Therefore a Traffic Regulation Order would be needed. Given the length of the construction 
period it may be preferable to have a Traffic Regulation Order in place for construction 
onward. All of the highway issues can be covered by a simple highway agreement based on 
the crossing permissions. 
 

8.6 Lead Local Flood Authority - No objections. The drainage layout and drainage strategy for 
this application are acceptable. 
 

8.7 Conservation Officer - The proposed elevations needs to be stepped down from the corner 
to align more closely with the existing properties on Queens Promenade and Derby Road 
[the scheme has been amended in line with these comments]. The proposed cladding 
appears to be suitable for the location. The glazed areas which project forward from the 
elevations add interest, but consideration needs to be given to the materials for these 
elements. Powder coated aluminium window frames and doors should be marine grade but 
this can still deteriorate in such an exposed marine environment. Materials should be 
conditioned, and samples provided.  
 

8.8 Blackpool Civic Trust - Overall the Civic Trust supports a development at this site given its 
history. However a greater balance is needed between commercial returns and the 
Conservation Area. Greater cognizance is needed of what the Conservation plan actually 
says. The following concerns are raised: 

 The proposed development is considerably bigger than the original hotel and is out of 
character and context to the other hotels on the Promenaded north and south of the 
Blackpool Hotel (former Pembroke/Hilton); 

 The development abuts adjacent property and so compromises the adjacent 
architecture which is within the Conservation Area; 

 Retail/commercial development at ground floor level should be refused as there is 
currently none on Promenade in the Conservation Area; 

 Greater parking is needed for the development as 24 apartments will attract 
considerably more than 13 vehicles. The vast majority of visitors to Blackpool come by 
car and parking restrictions are in force in surrounding streets.  

 
9.0 REPRESENTATIONS 
 
9.1 Press notice published: 22/03/22 
 
9.2 Site notice published: 16/03/22 
 
9.3 Neighbours notified: 10/03/2022 and 10/08/2022 
 
9.4 No representations have been received from the public.  
 
 



10.0 RELEVANT PLANNING POLICY 
 
10.1 National Planning Policy Framework 
 
10.1.1 The National Planning Policy Framework was adopted in July 2021. It sets out a presumption 

in favour of sustainable development. The following sections are most relevant to this 
application:  

 

 Section 6 – Building a Strong, Competitive Economy 

 Section 8 - Promoting healthy and safe communities 

 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 
 
10.2 National Planning Practice Guidance 
 
10.2.1 The National Planning Practice Guidance expands upon and offers clarity on the points of 

policy set out in the National Planning Policy Framework.  
 
10.3 Blackpool Local Plan Part 1: Core Strategy 2012-2027 
 
10.3.1 The Core Strategy was adopted in January 2016. The following policies are most relevant to 

this application:  
 

 CS7 Quality of Design 

 CS8 Heritage 

 CS9 Water Management 

 CS12 Sustainable Neighbourhoods 

 CS13 Housing Mix, Density and Standards 

 CS21 Leisure and Business Tourism 

 CS23 Managing Holiday Bed Spaces 
 

10.4 Blackpool Local Plan 2011-2016 (saved policies) 
 
10.4.1 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 
adopted. The following saved policies are most relevant to this application:  

 

 BH3 Residential Amenity 

 RR11 Central Promenade and Seafront 

 RR12 Other Promenade Areas 

 LQ1 Lifting the Quality of Design 

 LQ2 Site Context 

 LQ4 Building Design 
 
 
 



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

 
10.5.1 The Blackpool Local Plan Part 2 (Part 2) was subject to independent examination at the end 

of last year and the Inspector has issued his comments. At present, minor modifications are 
out for consultation. It is anticipated that Part 2 will be adopted early next year. As such, 
significant weight can be attached to the emerging policies in accordance with the provisions 
of paragraph 48 of the National Planning Policy Framework. The following emerging policies 
in Part 2 are most relevant to this application: 

 

 DM17  Design Principles 

 DM21  Landscaping 

 DM27  Conservation Areas 

 DM31  Surface Water Management 

 DM35  Biodiversity 

 DM41 Transport Requirements for New Developments  
 

10.6 Other Relevant Policy Guidance 
 
10.6.1 Holiday Accommodation Supplementary Planning Document - this document was adopted in 

November 2017 as a revision to the original version adopted in March 2011. It sets out the 
Council approach to proposals for or relating to holiday accommodation and identifies the 
safeguarded holiday accommodation areas. 

 
10.6.2 New Homes from Old Places Supplementary Planning Document – this document was 

adopted in March 2011 and sets out the Council’s minimum design and amenity standards 
for new homes created through conversion.  

 
10.6.3 Department for Communities and Local Government National Technical Housing Standards – 

this document was published in March 2015 and sets out the national minimum standards 
for new homes. This partially supersedes some of the standards in the Council’s New Homes 
from Old Places SPD guidance.   

 
10.6.4 National Model Design Code (July 2021) provides guidance to promote successful design and 

expands on the ten characteristics of good design set out in the National Design Guide.   
  
10.6.5 National Design Guide (January 2021) recognises the importance of good design and 

identifies the ten characteristics that make up good design to achieve high-quality places 
and buildings. The guide articulates that a well-designed place is made up of its character, its 
contribution to a sense of community, and its ability to address the environmental issues 
affecting climate. 

 
10.6.6 The Environment Act 2021 makes provision for all planning permissions to be conditional on 

the provision of biodiversity net gain. Whilst there is, as yet, no requirement set out in 
statute, the Government’s clear intention is a material planning consideration. The Council 
will therefore seek to secure biodiversity net gains where practicable in advance of this 
becoming a statutory requirement.   

 
10.6.7 Blackpool Council declared a Climate Change Emergency in June 2019 and is committed to 

ensuring that approaches to planning decision are in line with a shift to zero carbon by 
2030.  

  



10.6.8 Blackpool Council adopted the Blackpool Green and Blue Infrastructure Strategy in 2019. The 
GBI Strategy sets out six objectives for Blackpool in terms of green infrastructure:  

 Protect and Enhance green and blue infrastructure i.e. protecting the best and 
enhancing the rest  

 Create and Restore green and blue infrastructure i.e. greening the grey and creating 
new green and blue infrastructure in areas where it is most needed  

 Connect and Link green and blue infrastructure i.e. making the links, improving 
connectivity and accessibility of green and blue infrastructure 

 Promote green and blue infrastructure i.e. changing behaviour, promoting the benefits 
of green and blue infrastructure and encouraging greater uptake of outdoor activity and 
volunteering.  

  
10.6.9 Blackpool adopted the 2021-2031 Tree Strategy in July 2021. This strategy recognises the 

importance of trees, the benefits they afford us and the ever-important role they can play in 
improving our community’s mental wellbeing, socio-economic value, providing a home for 
wildlife and mitigating environmental issues and climate change. Given that Blackpool only 
has 4.4% tree cover (the lowest in the UK), the Strategy aims to embed trees into decision 
making processes across the council and ensure the current stock is proactively managed.  

 
10.6.10 Greening Blackpool Supplementary Planning Document - this document was adopted in May 

2022 and sets out the green infrastructure and tree planting requirements for new 
development.   

 
11.0 ASSESSMENT 
 
11.1 Principle  
 
11.1 The proposal is for 26 no. self-contained holiday apartments. The application site is within 

the Main Holiday Accommodation Promenade Frontage (as defined with the Holiday 
Accommodation Supplementary Planning Document). Core Strategy Policy 21 directs new 
holiday accommodation provision to these areas along with the Town Centre and Resort 
Core. As such, the proposal is acceptable in principle. 

 
11.2 Design, visual and heritage impact 
 
11.2.1 The site is in the North Promenade Conservation Area. Local Authorities have a duty to 

safeguard and enhance the special qualities of Conservation Areas. 
 

11.2.2 Core Strategy Policy CS8 states proposals within or affecting the setting of any of Blackpool’s 
Conservation Areas should conserve or enhance those elements that make a positive 
contribution to their special character and appearance including its setting as identified 
within the Conservation Area appraisal. 

 
11.2.3 The application site is in a prominent location on the corner of Derby Road and the 

Promenade. Due to the open nature of the grounds of the Grand Hotel opposite, there are 
full views of both the front and side of the site as it is approached from the north on the 
Promenade and on Dickson Road. There are also views south from the headland near The 
Grand Hotel.  
 

11.2.4 The North Shore Conservation Area Appraisal notes that the area around the site is varied in 
design, from the French Renaissance style of the Imperial Hotel to the modern almost brutal 
design of the hotel on the former Derby Baths site (now The Grand Hotel), with many 



smaller hotels in between. The majority of the latter are altered with sun lounges and roof 
lifts, some more successfully than others. 

 
11.2.5 The site as it stands is considered to have a negative impact on the character, appearance 

and quality of the Conservation Area and so redevelopment of it is welcomed in design 
terms. 
 

11.2.6 In terms of its scale the proposed building would have seven storeys (including ground floor 
level). The fifth floor would be in line with the top of the adjacent terrace of properties 
facing the Promenade, so overall the building would be taller than its neighbours. However, 
the higher sixth floor would be set back from the front and side elevations by approximately 
2 metres, thereby visually reducing the mass and bulk of the building. The former 
Ambassador hotel was also slightly taller than the properties on the Promenade rising to its 
highest point on the corner.  
 

11.2.7 On Derby Road the building would sit closer to the adjacent existing properties than its 
predecessor did, however this is not considered unacceptable and amended plans have been 
provided lowering the building at its eastern end so would step down towards its neighbours 
on this side. 
 

11.2.8 Overall the scale of the building is considered acceptable and indeed necessary to create a 
sense of presence and enclosure on this prominent site. 
 

11.2.9 In terms of the design, the proposal is for a modern building which is considered an 
appropriate design solution. The largely flat, light-coloured elevations would be punctuated 
by some windows that would protrude forward with dark, cladded surrounds. The building 
would be dominated by large, full-height windows set forward of the building at the corner 
and edged in dark cladding, providing interest. During the application process some changes 
to the design have been sought to ensure the building would better assimilate into its 
immediate surroundings. In addition to stepping the building the down to the properties on 
Derby Road as discussed above, the amended design now reflects the strong eaves line of 
the adjacent terraces on the Promenade by incorporating a horizontal strip to continue this 
feature across the application building between the fourth and fifth floors. This would be 
illuminated at night. The modern, bay-window type feature in the Promenade elevation of 
the building has been moved up from the second to the third floor, so as to follow the top of 
the existing adjacent bay window of the Rutland Hotel rather than sit between the adjacent 
floors as it did before (this repositioning has also been replicated for the bay on the Derby 
Road elevation to match). 
 

11.2.10 The large, full-height feature window on the corner of the building would add visual interest, 
but would also allow the internal contents of the holiday apartments to be viewed from 
outside. Based on experience elsewhere in Blackpool, this could detract significantly from 
the appearance of the building, particularly on such a prominent corner. Therefore the lower 
half of the corner windows have been amended to now show a form of obscurity, so visually 
there would still be the attractive look of the full height windows whilst the internal 
contents of the apartments would be appropriately screened. The final detail of the 
obscurity would be agreed through condition as it has the potential to be a design feature of 
the building in its own right. 

 
11.2.11 It is accepted that materials to be used will be particularly important to the success of the 

scheme. To ensure that the sixth floor remains visually recessed (along with the lift-shaft 
housing on the roof) it will be important that that an appropriate colour cladding is used, 



such as a light grey. To ensure the modern lines of the building are maintained, suitable 
materials would need to be used that would withstand the elements in this exposed position 
on the Promenade. Therefore a condition is proposed requiring these to be approved prior 
to any above ground works. 

 
11.2.12 In terms of visual impact, the layout of the site is considered to be acceptable. Confirmation 

has been requested that the building would follow established building lines. Any deviation 
will be assessed and reported through the Update Note. The finals details of the soft and 
hard landscaping to the frontage would be subject to a condition, to ensure planting is 
appropriate to the harsh environment. It may also be appropriate to enclose the planting 
area on the corner of the development with a small wall, rail or such like, to avoid the 
temptation for pedestrians to cut across the corner wearing it away.  

 
11.2.13 Overall, the redevelopment of the site is fully welcomed in design terms and the proposal is 

considered to be visually acceptable. The current cleared site is at odds with the adjacent 
properties and character of the Conservation Area, as the Ambassador Hotel that formerly 
stood on the site gave a strong sense of enclosure to this prominent corner, which is now 
lacking. The proposal for a significant seven-storey building is therefore welcomed, as it 
would bring back a sense of enclosure and finish off the terrace of holiday accommodation 
fronting the Promenade, enhancing and preserving the Conservation Area. 

 
11.3 Impact on residential amenity 
 
11.3.1 It is not considered there would be any amenity issues between the proposed holiday 

apartments and the adjoining buildings to the side or rear. The previous hotel had a large 
number of windows in it. The building now proposed concentrates the windows on the 
Derby Road and Promenade facing elevations, with some windows also in the west elevation 
facing towards the blank side gable of the Derby Hotel, or set back within the site looking 
towards or over the cycle and bin storage area. Windows facing south and therefore 
towards the windows in the outrigger of The Rutland Hotel are confined to the communal 
stairwell rather than habitable rooms. It is not considered there would be a significantly 
increased impact from overshadowing. Although the proposal would be taller than the 
former Ambassador Hotel, it would be due north of the terrace of properties to the south 
and any increase in shadowing due to the additional height in the evening would be to the 
blank side elevation of the Derby Hotel to the east.   

 
11.3.2 An Acoustic Survey and Assessment has been submitted with the application. This has 

identified that mitigation measures are required to ensure external noise would not have an 
unacceptable impact on the residents of the holiday apartments and a specification is also 
proposed to ensure there would be no adverse impact on neighbouring properties or 
between adjacent apartments. The imposition of the mitigation measures as part of the 
building is the subject of a proposed planning condition. A Management Plan has also been 
submitted. This sets out how waste would be dealt with and how cleaning and servicing 
would take place. It confirms that management contact details would be displayed on the 
premises and how anti-social behaviour and noise would be mitigated. This plan is 
considered to be acceptable and compliance with it would be secured through condition.  

 
11.3.3 With regard to the standard of holiday accommodation to be provided, nearly all the 

apartments would meet the space standards used by the Council to judge the quality of new 
accommodation. There are three flats where these standards are not met, however they are 
only very marginally under the standards and many of the apartments exceed the standards.  
 



11.3.4 The internal layout is the same on all floors apart from the ground and top floor such that 
living rooms are mainly located above living rooms and likewise with bedrooms to minimise 
disturbance between apartments. All the holiday apartments would also have direct access 
to the front of the building for access and egress to ensure a safe and secure access point 
and to the rear where there is bin and cycle storage. 
 

11.3.5 All the holiday apartments would have their main outlook from the living/dining/kitchen 
onto the Promenade or Derby road with only bedrooms having a rear outlook. Apartments 
21, 22 and 23 benefit from private roof terraces and a communal resident’s terrace is also 
provided on the top floor. 
 

11.3.6 Overall it is considered that the scheme provides a good level of accommodation. 
 

11.4 Highway impact  
 

11.4.1 When the Ambassador Hotel was in use, all the side and Promenade frontage was laid to 
hardstanding for parking accessed via the dropped kerb across the Promenade frontage or 
the smaller dropped kerb on Derby Road. The parking provided to the side of the building 
was separated from the footway on Derby Road by metal railings. 
 

11.4.2 The application proposes 26 holiday apartments with 13 off-road spaces provided to the 
front and side of the building, four accessed from the Promenade and nine. accessed across 
the side frontage of Derby Road.  This would result in the loss of approximately five on-
street parking spaces. 

 
11.4.3 Planning permission was granted in 2021 to convert the former hotel building into 17 

apartments with 13 parking spaces (21/0113) in a very similar arrangement as now 
proposed. The previous hotel on the site had approximately 10 parking spaces. The parking 
provision proposed is one per two apartments. This is less than would normally be required 
(two per apartment) however, the site is in an accessible location close to shops and services 
and the public transport network. Cycle storage would be provided on site. The scheme is 
not anticipated to have any detrimental impacts on highway safety or function. The 
provision of 2-3 additional spaces close to the corner of Derby Road/Promenade would be at 
the expense of highway/pedestrian safety and would prevent the laying out of any 
landscaping. The need for the redevelopment of this vacant site is fully recognised and a 
building of substantial scale is considered appropriate on this prominent corner. As such, 
whilst the lack of parking is unfortunate, it is unavoidable and on balance is therefore 
accepted. 

 
11.4.4 Two accessibility parking spaces are shown on the plan. The Council’s parking standards 

require 10% of spaces to be allocated as such. Therefore with 13 car parking spaces, 
provision of only one mobility impaired space is considered necessary. For ease of use, this 
should be space number three on the site plan and a condition requiring this space to be 
marked out and retained as an accessible parking space is proposed. Notwithstanding the 
details on the submitted plans, space number 4 should be a standard space to make most 
effective use of the provision. 

 
11.4.5 Policy DM41 requires the provision of electric vehicle charging infrastructure in new 

developments. Given the number of electric cars on the road currently and that this number 
is expected to increase significantly in the coming years a condition is proposed to secure 
this. Holiday makers coming to stay at the apartments are likely to require such a facility. 

 



 
11.5 Drainage and flood risk 
 
11.5.1 The site falls within Flood Zone 1 and is less than 1 hectare in area. As such there is no 

requirement for the applicant to provide a site-specific flood risk assessment or to 
demonstrate compliance with the sequential or exceptions tests.   

 
11.5.2 A Drainage Strategy has been submitted with the application. 
 
11.5.3 The National Planning Practice Guidance states the aim should be to discharge surface run 

off as high up the following hierarchy of drainage options as reasonably practicable: 
1. into the ground (infiltration); 
2. to a surface water body; 
3. to a surface water sewer, highway drain, or another drainage system; 
4. to a combined sewer. 

 
11.5.4 The British Geological Survey map indicates that the site will not be suitable for infiltration. 

However, despite the ground conditions expected from the British Geological Survey map, a 
percolation test has been carried out on the site. This confirmed that the ground conditions 
would prevent the use of soakaways for the disposal of surface water run-off. 

 
11.5.5 There are no watercourses or water bodies adjacent or within the site and no recorded 

surface water drains or sewers available to which future surface water run-off can be 
discharged. Therefore the only option is to drain the site to the combined sewer as it has 
always been drained by a combined system of pipes discharging into the public combined 
sewer system in the road (Promenade) on the western boundary of the site. 

 
11.5.6 However in accordance with sustainable drainage systems, the future surface water run-off 

rates will be substantially reduced below the former rates and include porous surfaced 
areas.  

 
11.5.7 A condition is proposed requiring the development to be carried out in accordance with the 

submitted drainage scheme with discharge rate limited to 4.5 litres per second as requested 
by United Utilities. 

 
11.6 Biodiversity and environmental impact 
 
11.6.1 The site is a cleared site with hard surfacing to the frontages where the parking for the hotel 

was sited. The site is not considered to be ecologically sensitive and so no ecological 
appraisal has been required. 

 
11.6.2 No habitat or biodiversity value would be lost as a result of the development, however, a 

landscaping scheme and provision for other ecological enhancements should be agreed by 
condition in order to provide biodiversity benefits.  

 
11.6.3 No unacceptable impacts on air quality are anticipated. Conditions relating to drainage and 

construction management would appropriately safeguard water quality.  
 
11.6.4 The Council’s Environmental Protection team has advised that a Phase 1 Study should be 

carried out as this section of the promenade is made ground and the age of the former hotel 
would have used asbestos containing materials within the construction phase. Whilst the 



building was demolished the foundations will remain in situ. A condition is proposed 
securing this. 

 
11.7 Other issues 
 
11.7.1  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). 

 
11.7.2 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. 

 
11.7.3 Through the assessment of this application, Blackpool Council as a public authority has had 

due regard to the Public Sector Equality Duty (“PSED”) under s.149 of the Equality Act and 
the need to eliminate unlawful discrimination, advance equality of opportunity between 
people who share a protected characteristic and those who do not, and to foster 
or encourage good relations between people who share a protected characteristic and those 
who do not. The application is not considered to raise any inequality issues. 

 
11.8       Sustainability and planning balance appraisal 
 
11.8.1   Sustainability comprises economic, environmental and social components. 
 
11.8.2   Economically the scheme would bring a vacant site back into holiday use supporting local 

businesses and the tourist trade. Some employment would be generated during 
construction and some limited employment through operation.     

 
11.8.3   Environmentally, environmental quality and biodiversity would not be materially affected, 

and the scheme allows some limited landscaping on a constrained site where there is 
currently none. The proposal would be visually acceptable and would have a positive impact 
upon the quality of the streetscene relative to the current, cleared site.    

 
11.8.4   Socially, the scheme would provide good quality holiday accommodation and will not have 

an unacceptable impact on amenity. Therefore there would be no unacceptable impact on 
highways of flood risk. The proposal would enhance the appearance, quality and character 
of the North Promenade Conservation Area.  

 
11.8.5   In terms of planning balance, the development proposed is considered to constitute 

sustainable development. No other material planning considerations have been identified 
that would outweigh this view. 

 
12.0        FINANCIAL CONSIDERATIONS 
 
12.1       None identified.  
 
 
 
 
 



13.0       CONCLUSION 
 
13.1       In light of the above and on balance, the development proposed is considered to constitute 

sustainable development and no other material planning considerations have been 
identified that would outweigh this view. 

 
14.0 RECOMMENDATION 
 
14.1       Approve subject to the following conditions: 
 
1 The development hereby permitted shall be begun before the expiration of three years from 

the date of this permission. 
 
Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning 
Act 1990 (as amended). 
 

2 The development shall be carried out, except where modified by the conditions attached to 
this permission, in accordance with the planning application received by the Local Planning 
Authority including the following plans and information: 
 
Location plan recorded as received by the Council on 17th December 2021 (drawing ref: 
SP.LP) 
Proposed site layout plan received 10th August 2022 ref: SP.LP.01 
Proposed ground floor plan received 29th June 2022 ref: PP.01 Rev A 
Proposed first floor plan received 29th June 2022 ref: PP.02.1 Rev A 
Proposed second floor plan received 17th December 2021 ref: PP.02.2  
Proposed third floor plan received 17th December 2021 ref: PP.02.3 
Proposed fourth floor plan received 17th December 2021 ref: PP.02.4 
Proposed firth floor plan received 29th June 2022 ref: PP.02.5 
Proposed sixth floor plan received 29th June 2022 ref: PP.03 Rev A 
Proposed front elevation plan received 29th June 2022 ref: PP.04 Rev B 
Proposed rear elevation plan received 29th June 2022 ref: PP.06 Rev A 
Proposed side elevation plan received 29th June 2022 ref: PP.05 Rev A 
The development shall thereafter be retained and maintained in accordance with these 
approved details.  
 
Reason: For the avoidance of doubt and so the Local Planning Authority can be satisfied as to 
the details of the permission. 
 

3 The external materials to be used on the development hereby approved shall be submitted 
to and agreed in writing by the Local Planning Authority prior to the commencement of any 
above ground construction and the development shall thereafter proceed in full accordance 
with these approved details.  
 
Reason: In the interests of the appearance of the site and streetscene in accordance with 
Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policies LQ1 and 
LQ4 of the Blackpool Local Plan 2001-2016. 
 

4 The surfacing materials to be used in the development hereby approved shall be submitted 
to and agreed in writing by the Local Planning Authority prior to the laying down of any final 
surfacing and the development shall thereafter proceed in full accordance with these 
approved details. 



 
Reason: In the interests of the appearance of the site and streetscene in accordance with 
Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policy LQ1 of the 
Blackpool Local Plan 2001-2016. 
 
 

5 Notwithstanding the information shown on the approved plans and prior to the 

commencement of any above ground construction, the profile details of the development 

hereby approved shall be submitted to and agreed in writing by the Local Planning Authority 

and the development shall thereafter proceed in full accordance with these agreed details. 

For the purpose of this condition, the profile details shall show to the extent of recession or 

projection of windows, doors and other architectural features of the building.  

Reason: In order to secure appropriate visual articulation and interest in accordance with 

Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policies LQ1 and 

LQ4 of the Blackpool Local Plan 2001-2016. 

 
6 Prior to the commencement of any above ground construction, a scheme for the provision of 

boundary treatments to include their position, height, materials and design, shall be 
submitted to and agreed in writing by the Local Planning Authority. These agreed boundary 
treatments shall then be provided in full and in full accordance with the approved details 
before the proposal hereby approved is first brought into use.  
 
Reason: In the interests of the appearance of the site and streetscene in accordance with 
Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policy LQ1 of the 
Blackpool Local Plan 2001-2016.  
 

7 The accommodation shall be used for serviced holiday accommodation only within the 
category of sui generis and for no other purpose within the Schedule to the Town and 
Country Planning (Use Classes) Order 1987) as amended. For the avoidance of doubt, the 
accommodation shall at no time be occupied on a permanent basis or by persons who are 
not on holiday. A person is considered to be on holiday where the duration of the stay does 
not exceed 30 days.  
 
Reason: The accommodation is unsuitable for permanent occupation because the 
development lacks sufficient outdoor space or storage space and no contribution towards 
public open space provision has been secured. As such this condition is necessary to accord 
with Policies CS7, CS12, CS13 and CS21/CS23 of the Blackpool Local Plan Part 1: Core Strategy 
2012-2027 and Policies BH3, BH10 and HN5 of the Blackpool Local Plan 2001-2016, the 
Holiday Accommodation Supplementary Planning Document and the Council’s New Homes 
from Old Places Supplementary Planning Document.  
 

8 (a) The use hereby approved shall not commence until a board displaying management 
contact details for the property has been displayed in accordance with the submitted 
Management Plan. This board shall thereafter be retained and maintained for so long as the 
use hereby approved is operational. 
 
(b) The use hereby approved shall at all times operate in full accordance with the approved 
Management Plan unless otherwise first submitted to and agreed in writing by the Local 
Planning Department.  
 



Reason: In order to safeguard nearby residential and visitor amenity and the character and 
function of the area in accordance with the provisions of Policies CS7, CS12, CS21 and CS23 
of the Blackpool Local Plan Part 1: Core Strategy 2012-2027, Policies LQ1 and BH3 of the 
Blackpool Local Plan 2001-2016 and paragraph 130 of the National Planning Policy 
Framework. 
 

 
9 For the flats hereby approved as marked on the approved plans, the following number of 

bed-spaces shall not at any time be exceeded other than through the provision of travel cots 
for infants:  
 
Flat 1 – 3 bedspaces 
Flat 1a – 3 bedspaces 
Flat 1b– 3 bedspaces 
Flat 1c – 3 bedspaces 
Flat 2 – 4 bedspaces 
Flat 3 – 3 bedspaces 
Flat 4 – 3 bedspaces 
Flat 5– 4 bedspaces 
Flat 6 – 4 bedspaces 
Flat 7 – 3 bedspaces 
Flat 8 – 3 bedspaces 
Flat 9 – 4 bedspaces 
Flat 10 – 4 bedspaces 
Flat 11 – 3 bedspaces 
Flat 12 – 3 bedspaces 
Flat 13 – 4 bedspaces 
Flat 14 – 4 bedspaces 
Flat 15 – 3 bedspaces 
Flat 16 – 3 bedspaces 
Flat 17 – 4 bedspaces 
Flat 18 – 4 bedspaces 
Flat 19 – 3 bedspaces 
Flat 20 – 3 bedspaces 
Flat 21 – 4 bedspaces 
Flat 22 – 4 bedspaces 
Flat 23 – 3 bedspaces 
 
For the avoidance of doubt, sofa-bed provision counts as a bed-space provision and lounge 
and kitchen spaces should not be used for sleeping.  
 
Reason: The communal spaces serving the flats hereby approved are of insufficient size to 
support occupation beyond that listed above, the use of lounge and kitchen spaces for 
sleeping presents a fire safety risk for occupants, and occupation above that listed above 
would result in overly intensive use of the property to the detriment of the amenity of 
nearby neighbours and visitors and the character and function of the immediate area. As 
such this condition is required in accordance with the provisions of Policies CS7, CS12, CS21 
and CS23 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027, Policies LQ1 and BH3 
of the Blackpool Local Plan 2001-2016 and paragraph 130 of the National Planning Policy 
Framework.  
 



10 The flat roofed section of the building shall not be used for any purpose other than for 
maintenance or as a means of escape in the event of an emergency.  
 
Reason: In order to safeguard the amenities of nearby residents in accordance with Policy 
CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policy BH3 of the 
Blackpool Local Plan 2001-2016. 
 
 

11 The noise attenuation scheme as set out in the Acoustic Survey and Assessment by Martin 
Environmental Solutions Ltd dated June 2022 shall be implemented in full accordance with 
the approved details before the use hereby approved is first commenced and shall thereafter 
be retained and maintained as such.  
 
Reason: In order to safeguard the living conditions of nearby neighbours in accordance with 
the provisions of Policy BH3 of the Blackpool Local Plan 2001-2016 and Policy CS7 of the 
Blackpool Local Plan Part 1: Core Strategy 2012-2027.  
 

12 Before the development hereby approved is first brought into use the refuse storage shown 
on plan ref. SP.LP.01 Rev B shall be provided and shall thereafter be retained and maintained 
as such.  
 
Reason: In the interest of the appearance of the site and locality and to safeguard the 
amenities of nearby residents in accordance with Policy CS7 of the Blackpool Local Plan Part 
1: Core Strategy 2012-2027 and Policies LQ1 and BH3 of the Blackpool Local Plan 2001-2016. 

  
13 The drainage for the development hereby approved, shall be carried out in accordance with 

principles set out in the submitted Foul and Surface Water Drainage Design Drawing C-0999-
02, Rev A - Dated 12.04.2022 which was prepared by Hamilton Technical Services. For the 
avoidance of doubt surface water must drain at the restricted rate of 4.5 l/s. Prior to 
occupation of the proposed development, the drainage schemes shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of the 
development.  
 
Reason:  To promote sustainable development, secure proper drainage of surface water and 
to manage the risk of flooding and pollution in accordance with the provisions of the NPPF 
and NPPG and Policy CS9 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027.  

 
14 Prior to the installation of any external lighting (including the horizontal recessed strip 

lighting between the fourth and fifth floors), details of the lighting shall be submitted to and 
agreed in writing by the Local Planning Authority and the development shall thereafter 
proceed in full accordance with these approved details. For the purpose of this condition, the 
details shall include the form, design, materials and technical specification of the lighting. 
The lighting shall then be implemented prior to the occupation of the building.  
 
Reason: In the interest of the appearance of the site and locality and to safeguard the 
amenities of nearby residents in accordance with Policy CS7 of the Blackpool Local Plan Part 
1: Core Strategy 2012-2027 and Policies LQ1 and BH3 of the Blackpool Local Plan 2001-2016. 
 

15 Prior to installation of the corner glazing in flats 1b, 3, 7, 11, 15 and 19 details of the obscure 
glazing/window film to be applied to the lower half of these windows on each floor shall be 
submitted to and agreed in writing by the Local Planning Authority and the development 
shall thereafter proceed in full accordance with these approved details. For the purpose of 



this condition, the details shall include the level of obscurity, the amount of the windows to 
be covered and design (pattern) to be applied. 
 
Reason: In the interest of the appearance of the site and locality and in accordance with 
Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and Policies LQ1 and 
BH3 of the Blackpool Local Plan 2001-2016. 
 
 
 

16 Prior to the first occupation or use of the development hereby approved:  
 
(a) a landscaping scheme shall be submitted to and agreed in writing by the Local Planning 
Authority. This scheme shall include a full planting schedule detailing plant species and initial 
plant sizes, numbers and densities;  
 
(b) the landscaping scheme agreed pursuant to part (a) of this condition shall be 
implemented in full and in full accordance with the approved details; and 
 
(c) Any trees or plants planted in accordance with this condition that are removed, uprooted, 
destroyed, die or become severely damaged or seriously diseased within 7 years of planting 
shall be replaced within the next planting season with trees or plants of similar size and 
species to those originally required unless otherwise first submitted to and agreed in writing 
by the Local Planning Authority.  
 
Reason: To ensure that the site is satisfactorily landscaped in the interests of visual amenity 
and to ensure there are adequate areas of soft landscaping to act as a soakaway during times 
of heavy rainfall in accordance with Policy CS7 of the Blackpool Local Plan Part 1: Core 
Strategy 2012-2027 and Policies LQ1 and LQ6 of the Blackpool Local Plan 2001-2016. 
 

17 Prior to the development hereby approved being first brought into use, the parking provision 
shown on the approved plan(s) shall be provided and shall thereafter be retained as such. 
Notwithstanding what is shown on the approved site layout plan, parking space number 4 
may be marked out as a standard space (rather than an accessible space). 
 
Reason: In order to ensure that adequate parking provision is available to meet the needs of 
the development in the interests of the appearance of the area and highway safety in 
accordance with Policy CS7 of the Blackpool Local Plan Part 1: Core Strategy 2012-2027 and 
Policies LQ1 and AS1 of the Blackpool Local Plan 2001-2016.  
 

18 Before the development hereby approved is first brought into use the cycle storage shown 
on plan ref. SP.LP.01 Rev B shall be provided and shall thereafter be retained and maintained 
as such.  
 
Reason: In order to encourage travel to and from the site by a sustainable transport mode in 
accordance with Policy AS1 of the Blackpool Local Plan 2001-2016. 
 

19 Before the development hereby approved is first brought into use:  
 
(a) details of on-site electric vehicle charging infrastructure provision shall be submitted to 
and agreed in writing by the Local Planning Authority; and  
 
(b) the electric vehicle charging infrastructure provision agreed pursuant to part (a) of this 
condition shall be implemented in full and in full accordance with the approved details.  



 
Reason: In order to promote the use of electric vehicles to and from the site and in 
accordance with Policy DM41 of the emerging Blackpool Local Plan Part 2.  
 

20 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  during the demolition/construction period 

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

 measures to prevent contamination of surface and sub-surface water bodies during 
the construction period 

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

21 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to the commencement of development;  
 
(a) a phase 1 geo-technical study into potential land contamination shall be submitted to and 
agreed in writing by the Local Planning Authority; and 
 
(b) should the phase 1 report required by part (a) of this condition indicate a need for site 
investigation, a methodology for a phase 2 geo-technical site investigation into potential land 
contamination shall be submitted to and agreed in writing by the Local Planning Authority; 
and  
 
(c) the phase 2 investigation approved pursuant to part (b) of this condition shall be carried 
out in full and the results of this investigation shall be submitted to and agreed in writing by 
the Local Planning Authority; and 
 
(d) any scheme of remediation shown to be required by the investigation undertaken 
pursuant to part (c) shall be submitted to and agreed in writing by the Local Planning 
Authority; and  
 
(e) the remediation agreed pursuant to part (d) of this condition shall be carried out in full 
and a validation report confirming the works shall be submitted to and agreed in writing by 
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 and Policies CS7 and CS9 of the Blackpool Local Plan Part 1: Core 
Strategy 2012-2027. This information is required to be submitted and agreed prior to 
commencement in order to ensure that the development hereby approved proceeds safely.  
 

22 (a) Prior to the commencement of development, an assessment of the existing condition of 
the highway in the immediate vicinity of the application site shall be submitted to and 
agreed in writing by the Local Planning Authority;  
 

(b) Prior to the development hereby approved being first brought into use:  

a. An assessment of the condition of the highway in the immediate vicinity of the 

application site upon completion of the development shall be submitted to and 

agreed in writing by the Local Planning Authority and 

b. A scheme of remediation including a timetable of works to make good any damage 

caused to the highway in the immediate vicinity of the application site as a result of 

the development shall be submitted to and agreed in writing by the Local Planning 

Authority  

 

(c) The scheme of remediation agreed pursuant to part (b) of this condition shall be 

implemented in full and in full accordance with the approved timetable.  

  

Reason: In order to ensure that the development does not result in undue damage to the 

public highway to maintain safe and convenient access in accordance with the provisions of 

Policy AS1 of the Blackpool Local Plan 2001-2016. 

 
  
  

 


