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 Introduction 

 This Planning Statement is prepared by Newsteer on behalf of our client Blackpool 

(Church Street) LLP to support an application which seeks full planning permission for 

the redevelopment of 84-94 Church Street and 1-3 Abingdon Street, Blackpool (‘the 

Site’), to provide a mixed use development of flexible commercial space at ground 

floor and 19no. residential units on upper floors.  

 The proposals seek to demolish the existing buildings and redevelop to provide a part 

4, part 5 storey building. The description of development is therefore sought as follows:  

“Demolition of existing buildings and redevelopment with a mixed use building 

over part 4, part 5 storeys and (extended) basement including flexible 

commercial floor space (Use Class E and a betting shop (sui generis)) at 

basement and ground floor fronting Church Street and Abingdon Street, with 

residential accommodation (C3) above." 

 In accordance with the Council’s validation requirements, the application is supported 

by a full suite of plans as well as a Design and Access Statement which will also include 

a Heritage Statement.  
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 Site Background  

The Site  

2.1 The Site subject of this application is 84-94 Church Street and 1-3 Abingdon Street, 

Blackpool, FY1 1HP. An aerial view of the Site is provided at Figure 1.  

2.2 The Site currently consists of a three-storey building with currently occupied by 

Ladbrokes (Sui Generis) and Pizza Express (Use Class E) and an adjacent three storey 

building occupied by Warren James Jewellers at the ground floor (Use Class E). There is 

also an existing basement. Both buildings are considered to be of little architectural 

merit.  

2.3 The Site is located on the corner junction of Church Street and Abingdon Street, facing 

onto the square within Blackpool Town Centre (as defined in the Core Strategy Policies 

Map, 2016) and approximately a 10-minute walk from Blackpool North Railway Station. 

The nearest tram stop is also an approximately 4-minute walk from the Site. The Site is 

also recognised as being within the Principal Retail Core (as defined in the Blackpool 

Local Plan, 2006 Proposals Map) and as a Secondary Shopping Frontage in the Primary 

Shopping Area within the draft Local Plan Part 2: Site Allocations and Development 

Management Policies document.  

2.4 The Site is not listed but is located within close proximity of other listed buildings, namely 

Church of St John (Grade II), General Post Office and eight kiosks outside (Grade II), 

the Winter Gardens (Grade II*) and the Grand Theatre (Grade II*). The Site is located 

within the Town Centre Conservation Area. There are also a number of locally listed 

buildings in close proximity to the Site; Abingdon Street Market to the north and 74-78 

Church Street.  

 

Figure 1: Aerial View of the Site  
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 Planning History 

2.5 Following a review of the Council’s online records, the relevant planning history for the 

Site is set out as follows: 

84-94 Church Street and 1-3 Abingdon Street: 

• 20/0018 - Erection of a part six/ part seven storey building ,including commercial 

and residential basement storage, comprising ground floor retail, restaurant 

and betting shop ( Use Classes A1, A3 and sui generis) fronting Church Street 

and Abingdon Street and 29 self contained self contained apartments (Use 

Class C3) on the upper floors accessed from Abingdon Street with associated 

refuse storage accessed from Back Church Street following the demolition of 

existing buildings (WITHDRAWN 24/03/2020) 

 

1 Abingdon Street: 

• 12/0802 - Display internally illuminated fascia sign (GRANTED 21/12/2012) 

 84 Church Street: 

• 10/0662 - Installation of new shop front. (GRANTED 13/07/2010) 

 

86-94 Church Street: 

• 10/0376 – Use of premises as restaurant (Use Class A3) (GRANTED 04/05/2010) 

 

2.6 It is confirmed that the Site currently operates under Sui Generis, Use Class A3 and Use 

Class A1.  

Pre-application Discussions  

2.7 The Council were engaged in pre-application discussions in 2019, with a written 

response received on 23 July 2019. The Council were largely supportive with the key 

points set out as follows: 

• Given the site’s location in the Principal Retail Core, A1/A2/A3 uses at lower 

levels is likely to be acceptable. A4 uses are usually directed to the Leisure Zone 

within the Town Centre.  

 

• The use of upper floors for residential uses would be consistent with policy, 

subject to other considerations.  

 

• The proposed 9 storey building is considered too great given the size of the site, 

its location and context. A scale of 6 storeys as a maximum with the 6th floor 

inset is the maximum development acceptable on the site, subject to the 

quality of design, which is expected to be high.  

 

• Given the site’s location in the Town Centre, Conservation Area and adjacency 

to listed buildings, it is important that any new building complements rather than 

competes with its surrounds and especially the Winter Gardens.  

• It is not considered that 9 storeys respond to or enhances the existing character 

and is therefore contrary to policy. it is not considered that there is sufficient 

public benefit to outweigh the harm to heritage assets.  
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• The building has a clear base, middle and top but these benefits are offset by 

the scale. The proposed building lacks a focal point/ entrance feature. The 

difficulty of colonnades in this location is noted given the number of rough 

sleepers and issues with security.  

• It is considered that more needs to be made of the corner of the proposed 

building – Woolworth Building and Edith Building are noted as examples.  

• There are concerns with the elevational design and treatment which seems to 

incorporate a high proportion of void. Materials will be particularly important.  

• Any new residential development will need to meet national floorspace 

standards and mix should allow for 70% flats as two bedrooms or more.  

• The facing of most flats onto either Church Street or Abingdon Street is 

welcomed, however there is some concern with amenity/ noise issued for future 

occupiers. It is noted that the flats on Church Street above second floor could 

benefit from sea views. Balconies would provide outdoor space but could also 

clutter the building.  

• Given the size and location in the Town Centre, car-free is acceptable and the 

inclusion of cycle parking in the basement is welcomed. Bins storage to the rear 

of Church Street is also considered acceptable.  

• Affordable housing requirements do not apply to this location.  

2.8 Following the withdrawal of application ref. 20/0018, the Council were engaged in 

further discussions to address their main areas of concern. The key points raised in these 

discussions between April and October 2020 related to design as follows:  

• The proposed reduced height of 6/7 storeys was still considered to be too tall in 

relation to the Winter Gardens.  

• The proposed building parapet should respect the height of the ledge on the Winter 

Gardens. 

• Further detail is required to justify the proposed materiality and fenestration 

proportions. 

• Elevational treatment should be used to break down the block and address the 

corner position to the square.  
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 Proposed Development  

3.1 This application for full planning permission seeks to redevelop the site to provide a 

mixed-use scheme of flexible commercial floorspace and 19no. residential units.  

3.2 The description of development is proposed as follows: 

“Demolition of existing buildings and redevelopment with a mixed use building 

over part 4, part 5 storeys and (extended) basement including flexible 

commercial floor space (Use Class E and a betting shop (sui generis)) at 

basement and ground floor fronting Church Street and Abingdon Street, with 

residential accommodation (C3) above." 

3.3 The proposals include demolition of the existing buildings on site and a new building of 

part 4, part 5 storeys with a set back to the top floor. Proposals will include flexible 

commercial floorspace to the ground floor (Use Class E, a betting shop (sui generis)) 

and residential units to the upper floors.  

3.4 The scheme will include a total of 566 sqm of flexible Use Class E/ a betting shop (sui 

generis) floorspace. 

3.5 The proposed residential mix is summarised as follows: 

 1-Bed 2-Bed TOTAL 

First Floor 3 3 6 

Second Floor 3 3 6 

Third Floor 2 3 5 

Fourth Floor 0 2 2 

TOTAL 8 11 19 

% 42% 58% 100% 

Table 1: Proposed Residential Unit Mix 

3.6 The scheme is proposed to be car-free given its town centre location, however the 

scheme will provide 45no. cycle parking spaces in the basement.  
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 Planning Policy Position 

4.1 A key role of the planning system is to regulate the development and use of land in the 

public interest. At the heart of the planning framework are statutory Development Plans 

which seek to guide the decision-making process. Section 38(6) of the Planning and 

Compulsory Purchase Act 2004 requires that where the Development Plan contains 

relevant policies, an application for planning permission shall be determined in 

accordance with the Development Plan, unless material considerations indicate 

otherwise. 

4.2 In this case, the Local Development Plan comprises: 

• Part 1: Core Strategy (2016); and  
• Saved Policies of the Blackpool Local Plan 2001-2016 (2006). 

4.3 The Council are currently preparing the Part 2: Site allocations and development 

management policies document. The latest consultation took place in February 2019 

and the next stage of consultation was expected later in 2019. Once adopted, the Part 

2 document will replace the retained policies of the Blackpool Local Plan 2001-2016 

(2006).  

4.4 The Council also make reference to a number of supplementary planning guidance 

documents, including the Blackpool Town Centre Strategy (2013).  

4.5 The National Planning Policy Framework ‘NPPF’ (2019) and National Planning Practice 

Guidance ‘NPPG’ are also considered to be material considerations.  

4.6 This section identifies those national and local planning policies and guidance 

considered relevant to the determination of this application.  

Core Strategy (2016) 

4.7 Goal 3 of the Spatial Visions and Objectives seeks to establish balanced and stable 

communities in the inner areas with sustainable housing regeneration and new 

landmark residential development which improves housing quality and choice.  

4.8 Policy CS1 seeks to focus development and investment in the inner area including 

Blackpool Town Centre.  

4.9 Policy CS2 states that provision will be made for the delivery of 4200 new homes in 

Blackpool between 2012 and 2027.  

4.10 Policy CS4 states that in the town centre, retail and other town centre uses will be 

supported where they are appropriate to the scale, role and function of the centre.  

4.11 Policy CS6 supports urban greening measures within the built environment and states 

that all development should incorporate new green infrastructure of an appropriate 

size, type and standard and where on-site provision is not possible, financial 

contributions will be sought.  

4.12 Policy CS7 requires new development to be well designed and enhance the character 

and appearance of the local area and should: 
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a) Be appropriate in terms of scale, mass, height, layout, density, appearance, 

materials and relationship to adjoining buildings;  

b) Ensure that amenities of nearby residents and potential occupiers are not adversely 

affected;  

c) Provide public and private spaces that are well-designed, safe, attractive, and 

complement the built form;  

d) Be accessible to special groups in the community such as those with disabilities and 

the elderly;  

e) Maximise natural surveillance and active frontages, minimising opportunities for 

antisocial and criminal behaviour;  

f) Incorporate well integrated car parking, pedestrian routes and cycle routes and 

facilities;  

g) Provide appropriate green infrastructure including green spaces, landscaping and 

quality public realm as an integral part of the development; and  

h) Be flexible to respond to future social, technological and economic needs. 

Development will not be permitted that causes unacceptable effects by reason of 

visual intrusion, overlooking, shading, noise and light pollution or any other adverse local 

impact on local character or amenity.  

Contemporary and innovative expressions of design will be supported, where 

appropriate. 

 

4.13 Policy CS8 supports proposals which respect and draw inspiration from Blackpool’s built, 

social and cultural heritage, complementing its rich history with new development to 

widen its appeal to residents and visitors. Proposals will be supported which enhance 

the setting and views of heritage assets. Developers must demonstrate how any 

development affecting heritage assets (including conservation areas) will conserve 

and enhance the asset, its significance and its setting.  

4.14 Policy CS10 requires non-residential development to follow the principle of energy 

hierarchy. 

4.15 Policy CS12 supports development investment which provides high quality housing with 

an appropriate mix of types and tenures and which reflects the built heritage of the 

neighbourhoods and conserves and enhances the significance of heritage assets and 

their settings.  

4.16 Policy CS13 requires new residential development to include a mix of dwelling sizes 

within the site, specifically, flat developments must provide at least 70% as 2 bedrooms 

or more. Optimum densities are also required which are appropriate to the 

characteristics of the site and its surrounding area. Higher densities will be supported in 

main centres and on public transport corridors.  

4.17 Policy CS17 supports new development in Blackpool Town Centre which strengthens 

the retail offer, introduces quality café and restaurants, conserves and enhances key 

heritage and entertainment assets, enhances the quality of buildings, streets and 

spaces and which introduces a high-quality residential offer in the longer term.  

4.18 Policy CS18 supports limited retail uses which complement the role of the Winter 

Gardens and functionally integrate with the adjacent town centre retail core.  
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Saved Policies of the Blackpool Local Plan 2001-2016 (2006) 

4.19 Policy SR5 permits the following within the Principal Retail Core: 

a)  retail uses; financial and professional services; restaurants and cafes;  

b) appropriate leisure, residential, hotel or office uses at upper floor level; and  

c) civic space/open space. 

Proposals, which would be detrimental to the retail function/character of these main 

shopping streets, will not be permitted. Public realm improvements in the area will be 

promoted and where appropriate contributions secured from development. 

 

4.20 Policy SR9 permits the use of upper floors for residential uses outside the Leisure Zone.  

4.21 Policy LQ1 expects all new development to be of a high standard of design and to 

make a positive contribution to the quality of its surrounding environment.  

4.22 Policy LQ2 states that design will be considered in relation to the character and setting 

of the surrounding area. New developments in conservation areas should respond to 

and enhance the existing character.  

 

4.23 Policy LQ4 requires new development to clearly distinguish between public and private 

space, be of appropriate scale, massing and height relating to the width and 

importance of the street or space and the scale, massing and height of neighbouring 

buildings.  Tall buildings exceeding surrounding heights need to create a landmark 

where one is required and not detract from existing views of landmark buildings. 

Buildings of a larger scale and height will be encouraged in the town centre. Facades 

will need to provide visual interest and new buildings should have a base, middle, roof 

and depth of profile providing texture to the elevation. Materials should be of high 

quality and durability, complementary to the surrounding area. New buildings should 

promote opportunities for mixed uses and safe and convenient access and servicing 

into and around the building must be provided.  

 

4.24 Policy LQ7 protects views into and within conservation areas as well as views of listed 

buildings.  

4.25 Policy LQ9 does not permit development which will adversely affect the character or 

appearance of a listed building or its setting.  

4.26 Policy LQ10 states that new development in conservation areas will be considered 

against the following criteria: 

i. the development must preserve or enhance the character and appearance of 

the Conservation Area;  

ii. the development will need to respect the scale, massing, proportions, materials 

and detailing of similar building forms within the Conservation Area; and 

iii. trees and other landscape features contributing to the character and 

appearance of the area must be retained. 

Demolition of buildings which make no positive contribution to the character and 

appearance of the conservation area will be permitted. Demolition will not be allowed 

before detailed proposals for re-use of the site, including replacement buildings have 

been approved.  
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4.27 Policy BH3 does not allow developments which would adversely affect the amenity of 

those occupying residential accommodation by:  

i. the scale, design and siting of the proposed development and its effects on 

privacy, outlook, and levels of sunlight and daylight; and/or  

ii. the use of and activity associated with the proposed development; or by  

iii. the use of and activity associated with existing properties in the vicinity of the 

accommodation proposed.  

Residential units will need to provide a rear or side garden, or other area of outdoor 

private amenity space, of sufficient size to meet the needs of their occupiers. 

Exceptionally flat developments without private amenity space will be acceptable 

where:  

i. the characteristics of the site and/or surrounding built form preclude the 

provision of private amenity space;  

ii. the development is in a highly accessible location;  

iii. the development would have wider regeneration benefits or would re-use 

vacant space above commercial premises in shopping centres; and  

iv. adequate provision is made for the storage of refuse and materials for 

recycling. 

 

4.28 Policy AS1 requires new development to provide convenient, safe and pleasant 

pedestrian access, cycle access, access and facilities for people with impaired mobility 

and appropriate levels of parking.  

Draft Part 2: Site Allocations and Development Management Policies 

Document (2019) 

4.29 Draft Policy DM2 requires that for new build sites of 10 dwellings or more, at least 20% 

should be accessible and adaptable in accordance with M4(2) or suitable for 

wheelchair users in accordance with M4(3) of the Building Regulations.  

4.30 Draft Policy DM5 requires all new dwellings to meet Nationally Described Space 

Standards. Housing designs and layouts must respond to Blackpool’s local character 

and distinctiveness. Adequate private and useable amenity space for occupants 

should be provided and as a minimum, private amenity space must be the equivalent 

size of the footprint of the dwelling. Appropriate secure provision must be made for 

waste and recycling storage as well as for charging points for electric vehicles.  

4.31 Draft Policy DM12 states that the following uses will be permitted within the identified 

Secondary Frontages; retail (A1), offices, (A2), restaurants and cafes (A3), leisure (D2), 

hotel (C1), appropriate residential (C3) or office (B1) uses at upper floor level and civic 

space/ open space. Uses that do not fall within these will not be permitted.  

4.32 Draft Policy DM14 supports proposals for upper floor residential use in the Town Centre 

provided they are in accordance with other policies in the Local Plan.  

4.33 Draft Policy DM18 supports tall buildings which rise above the predominant height of 

surrounding buildings where the building creates an appropriate landmark which 

provides architectural excellence in key locations and does not detract from existing 

important views. Landmark buildings are those which provide outstanding architectural 

quality and interest in key locations. Buildings of four storeys or less will not normally be 

permitted in the Town Centre. Views into and within conservation areas and views of 
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listed and locally listed buildings are of strategic importance. Development which has 

a detrimental impact on strategic views will not be permitted.  

4.34 Draft Policy DM26 supports development which maintains, sustains and enhances the 

significance and special architectural and historic interest of Listed Buildings in the 

borough. Considerable weight is given to the protection of a listed building and its 

setting.  

4.35 Draft Policy DM27 requires development within or affecting the setting of a 

Conservation Area, including views in or out, should protect, conserve and wherever 

possible enhance the special interest, character and appearance of the Conservation 

Area. The opportunity to remove unsightly features or buildings which detract from the 

character or appearance of the Conservation Area will be encouraged.  

4.36 Draft Policy DM39 requires new development to meet the access, travel and safety 

needs of all affected by the development, including a suitable level of provision of car 

and cycle parking.  

Town Centre Strategy (2013) 

4.37 Objective 4 seeks to create a choice of high-quality homes within and around the town 

centre. The Council seek to achieve this by encouraging new residential development 

within the town centre, including the use of upper floors for residential use.  

4.38 Objective 5 seeks to improve the quality of buildings, streets and spaces and their 

maintenance and management.  

NPPF (2019) 

4.39 The new National Planning Policy Framework (NPPF) was adopted in February 2019, 

setting out the overarching planning guidance to which all Development Plan 

Documents should comply. As such, the NPPF is a material consideration of 

considerable weight. Guidance as to how the NPPF, Planning Policy and Planning Law 

should be used in practice is provided within the National Planning Practice Guidance 

(NPPG).  

4.40 At the heart of the new NPPF as with the last, lies a presumption in favour of sustainable 

development. Para. 7 of the NPPF (2019) states that the purpose of the planning system 

is to contribute to the achievement of sustainable development. This is encompassed 

in three overarching objectives as follows: 

• An economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the 

right places and at the right time to support growth, innovation and improved 

productivity; and by identifying and coordinating the provision of infrastructure; 

• A social objective - to support strong, vibrant and healthy communities, by 

ensuring that a sufficient number and range of homes can be provided to meet 

the needs of present and future generations; and by fostering a well-designed 

and safe built environment, with accessible services and open spaces that 

reflect current and future needs and support communities’ health, social and 

cultural well-being; and 
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• An environmental objective - to contribute to protecting and enhancing our 

natural, built and historic environment; including making effective use of land, 

helping to improve biodiversity, using natural resources prudently, minimising 

waste and pollution, and mitigating and adapting to climate change, including 

moving to a low carbon economy. 

4.41 For decision taking, Para. 11 sets out that, this means expediently approving 

development proposals which accord with an up-to-date development plan without 

delay or, where there are no relevant policies or those policies are out of date, 

permission be granted unless the application of policies within the Framework which 

protect assets of importance provide a clear reason for refusing development, or any 

adverse impacts of approving the proposal would significantly and demonstrably 

outweigh the benefits. 

4.42 Para. 38 requires local panning authorities to approach decisions on proposed 

development in a positive and creative way and work proactively with applicants to 

secure developments that will improve the economic, social and environmental 

conditions of the area. Para. 38 concludes that decision-makers at every level should 

seek to approve applications for sustainable development where possible. 

4.43 Para. 39 highlights that early engagement has significant potential to improve the 

efficiency and effectiveness of the planning application system for all parties. Good 

quality preapplication discussion enables better coordination between public and 

private resources and improved outcomes for the community. Paragraph 41 continues 

and states that more issues that can be resolved at pre-application stage, including 

the need to deliver improvements in infrastructure and affordable housing, the greater 

the benefits. 

4.44 In support of the Government’s objective to increase the supply of housing, a sufficient 

amount and variety of housing should come forward for development to address the 

needs of groups with specific housing requirements (para. 59). 

4.45 Para. 80 highlights that significant weight should be placed on the need to support 

economic growth and productivity, taking into account both local business needs and 

wider opportunities for development. Paragraph 85 relates to town centres and 

identifies that planning policies and decisions should support the role that town centres 

play at the heart of local communities, by taking a positive approach to their growth, 

management and adaptation. This includes meeting anticipated needs for retail (part 

‘d’) and recognising that residential development often plays an important role in 

ensuring the vitality of centres and encourage residential development on appropriate 

sites (part ‘f’). 

4.46 With respect to heritage, para. 196 of the NPPF (2019) identifies that where a 

development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of 

the proposal including, where appropriate, securing its optimum viable use. 

National Planning Practice Guidance (PPG) 

4.47 The National Planning Practice Guidance documents were first published in March 

2014 and provide further context to the National Planning Policy Framework.  
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4.48 The NPPG highlights that good design is an integral part of sustainable development. 

New proposals should reflect this requirement for good design – as set out in national, 

regional and local policy – while local planning authorities are advised to give great 

weight to outstanding or innovative designs which help to raise the standard of design 

more generally in the area.  

4.49 The guidance further outlines that good design seeks to create places, building and 

spaces which work well for everyone and, most importantly, adapt to the needs of 

future generations. 

4.50 The PPG and NPPF should be read alongside each other. 
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 Planning Considerations  

5.1 The below section sets out the key planning issues to be considered in this planning 

application, including an assessment against the relevant planning policy. These 

considerations are addressed under the following headings:  

• Principle of Development 

• Loss of Existing Uses/ Principle of Commercial Uses 

• Principle of Residential Use 

• Design, Bulk, Scale and Massing  

• Residential Matters 

• Heritage Matters 

• Transport Matters 

 

Principle of Development  

5.2 The site is positioned within a sustainable and accessible location within Blackpool Town 

Centre and within close proximity of Blackpool North Station. It is also noted that Policy 

CS1 supports development and investment in the Town Centre.  

5.3 It is therefore considered that the principle of development is established.  

Loss of Existing Uses/ Principle of Commercial Uses  

5.4 The proposals include the demolition of existing buildings; however, the existing ‘E’ class 

and sui generis uses are proposed to be replaced as part of the new scheme. It is 

recognised that the site is located within the Principal Retail Core and the emerging 

Primary Shopping Area as a Secondary Frontage and therefore an active frontage 

should be provided in this location. The Site is also in a prominent corner position facing 

on to the square and should therefore provide activity and interest in the surrounding 

street scene.  

5.5 The proposed uses include those currently at the Site and allow a degree of flexibility to 

ensure the maximum probability of achieving occupation and avoiding a vacant unit 

in such a prominent location in the Town Centre which would be detrimental to 

maintaining the vitality and viability of the Town Centre.  

5.6 Policy CS17 supports development which strengthens the retail offer in Blackpool Town 

Centre and both Policy SR5 and Draft Policy DM12 permit retail and restaurant uses in 

this location. It is noted that the proposed betting shop use is not mentioned 

specifically, but the sui generis use class for this occupier was only recently introduced 

and previously it was considered as an A2 use which is an acceptable use in local 

policy. In any event, the betting shop is proposed to replace that which is existing and 

to allow a similar occupier to maintain operation in this location. The activity resulting 

from such a use would retain the existing contribution to the retail function of the Town 

Centre.  

5.7 The proposals include replacement of the existing commercial uses and it is therefore 

considered that in accordance with the pre-application advice issued by the Council 

the proposed replacement of existing uses is acceptable.  

 



 

Planning Statement   Page 17 of 21 

Principle of Residential Use 

5.8 The location of residential uses in the Town Centre is supported by Policy CS17 as well 

as the Town Centre Strategy (2013). Specifically, the use of upper floors for residential 

use is also supported across a number of policies, namely; SR5, SR9, Draft Policy DM12, 

Draft Policy DM14. 

5.9 It is widely accepted that residential use although not constituting a town centre use 

as defined in the NPPF, complements the primary retail function of town centres and 

contributes to maintaining town centre vitality and viability (which is becoming 

increasingly important as the shape and purpose of town centres continues to evolve), 

through enabling people not just to visit town centres, but to live within them.  

5.10 The introduction of residential uses to upper floors retains the activity associated with 

ground floor town centre uses and allows the most efficient use of sustainably located 

brownfield sites with good access to public transport.  

5.11 Given that the proposals are to include ground floor flexible commercial uses and in 

accordance with the pre-application advice issued by the Council, it is therefore 

considered that the principle of residential uses on the upper floors is acceptable.  

Design, Bulk, Scale and Massing  

5.12 The pre-application engagement with the Council included discussion regarding the 

proposed height of the building. As set out in Section 2, the Council considered that 

the previously proposed 6/7 storey building (subject of application ref. 20/0018) was not 

acceptable due to the impact on the Conservation Area and the listed Winter 

Gardens.  The building has therefore been reduced to five storeys with a set back on 

the top floor.  

5.13 The scale of the proposed building is considered appropriate in this location as the 

scheme provides a high quality addition to the streetscene, makes most efficient use 

of the Site whilst respecting its location within close proximity to the Winter Gardens, 

surrounding listed buildings and associated strategic views. It is noted that the wording 

of Draft Policy DM18 specifically seeks to avoid low-rise new development within the 

Town Centre and Policy CS13 requires sites to provide optimum densities with higher 

densities supported in the main centres.  

5.14 The building is designed with its corner location in mind. The proposed scheme 

reinstates the two active ground floor frontages to both Church Street and Abingdon 

Street, respecting both streetscapes and providing clear distinction between the 

commercial and residential elements.  The design provides a clear base, middle and 

top and the ground floor creates a consistency to the ground floor through the use of 

different materials. This coinciding with the vertical differentiation in materials helps to 

reduce the perceived mass of the building and provides visual separation between the 

ground and upper floor uses. The location of the set back is such that it is read as 

subservient yet creating variety to the roofscape and a focal point to the corner as 

requested by the Council in recent pre-application discussions.  

5.15 The proposed materiality of the elevations includes vertical and horizontal elements 

continuing the grid rhythm across the building. The proposed materials themselves are 
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of a high quality and commensurate, yet not completely reflective of the surrounding 

buildings. 

5.16 It is therefore considered that the design, bulk, scale, massing and materiality of the 

proposals are in accordance with Policies CS7, LQ1, LQ4, Draft Policy DM18 and the 

Town Centre Strategy (2013). Further details are set out within the Design and Access 

Statement which also accompanies this application.  

Residential Matters 

5.17 The proposed mix of residential units is in compliance with Policy CS13 in providing a 

genuine mix of unit types and sizes, the majority of which (58%) are provided as 2-

bedroom flats. This is considered appropriate for the Town Centre location. Each of the 

proposed flats have been designed to meet nationally described space standards, as 

is required by Draft Policy DM5 and considered best practice. All units will also be 

designed to meet M4(2) as is required by Draft Policy DM2.  

5.18 Each flat is also provided with private outdoor amenity space in the form of inset 

balconies. This is considered to be in accordance with Policy BH3 which requires flats to 

have amenity space reflective of the needs of occupiers. It is noted that Draft Policy 

DM5 requires amenity space to be provided equivalent to that of the dwelling itself, 

however this is not considered appropriate in high density development in the Town 

Centre. The Site is located in a highly accessible Town Centre location within close 

proximity to a number of amenities. Furthermore, it is noted that the pre-application 

response from the Council stated that balconies could add clutter to the proposed 

façade of the building. This has therefore been avoided with appropriate levels of 

amenity space in the form of inset balconies incorporated within the overall elevational 

treatment.  

5.19 The layout of the flats is such that outlook is onto the surrounding public realm on Church 

Street, Abingdon Street and the square. This is considered acceptable given the quality 

of residential accommodation provided and the Site’s location within the Town Centre. 

It is also considered a benefit that some upper floor flats will have views of the seafront. 

Policy CS7 also seeks to maximise natural surveillance and the proposals would 

contribute to achieving this.  

5.20 Overall, given the location of the Site within the Town Centre and the quality of 

residential accommodation proposed, the proposals are in accordance with Policies 

CS7, CS12, CS13, BH3, Draft Policy DM5 and the Town Centre Strategy (2013).  

Heritage Matters 

5.21 The Site is located within the Town Centre Conservation Area and is within close 

proximity to a number of listed buildings.  

5.22 Further details are set out in the Heritage Statement included in the Design and Access 

Statement submitted as part of this application. The Heritage Statement concludes that 

the existing buildings have limited architectural interest, quality or significance and 

therefore their demolition is acceptable in heritage terms.  

5.23 The Heritage Statement also concludes that with respect to the surrounding heritage 

assets, the proposed scale of development will improve the appearance of the 
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surrounding streetscape and therefore not have any detrimental impact on the 

surrounding listed buildings, in compliance with Policy LQ9 and Draft Policy DM26.  

5.24 With respect to the Town Centre Conservation Area, it is also concluded that there will 

be no harm to its significance from the demolition of the existing buildings which do not 

contribute to the appearance of the Conservation Area. The proposed building will 

instead enhance the Conservation Area by providing a higher quality and more 

positive contribution to the surrounding streetscape.  

5.25 In terms of Policy LQ10, the existing buildings do not make a positive contribution to the 

Conservation Area and therefore their demolition is considered acceptable. In 

addition, the proposed building respects the scale, massing, proportions and 

materiality of the surrounding built form in the Conservation Area. The proposed 

development therefore enhances the character and appearance of the Conservation 

Area and is acceptable in this respect with this policy and Draft Policy DM27.  

5.26 Paragraph 196 of the NPPF states that where a development will lead to less than 

substantial harm to the significance of the designated heritage asset (as is the case 

here), the harm should be weighed against the public benefits of the proposal. These 

benefits are listed in Section 6 of this report and clearly demonstrate that the less than 

substantial harm to the existing surrounding heritage assets is outweighed by the public 

benefits which would result from the proposed redevelopment. It is therefore 

considered that the proposals are also in accordance with the NPPF (2019).  

Transport Matters 

5.27 As agreed during pre-application discussions with the Council, a car-free scheme is 

proposed given the sustainable location of the Site within the Town Centre and within 

close proximity to public transport and local amenities.  

5.28 The proposals include 45no. cycle parking spaces in the basement which equates to in 

excess of 2no. spaces per flat. This is considered appropriate given the location of the 

Site and is in accordance with Policy AS1 and Draft Policy DM39.  
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 Planning Balance 

6.1 The proposed scheme presents an opportunity to deliver investment in Blackpool Town 

Centre through the delivery of a new mixed-use development. The ‘balancing 

exercise’ under the NPPF generally refers to a state of affairs in which development that 

would otherwise be considered harmful is considered acceptable because it would 

facilitate benefits that outweigh the harm.  

6.2 This section will subsequently explore the benefits of the scheme, demonstrating, in this 

circumstance, that the benefits of the proposal outweigh any potential harm.   

6.3 As set out in Section 4, para. 7 of The NPPF outlines the purpose of the planning system 

as being to contribute to the achievement of sustainable development and goes on 

to state in Paragraph 8 that sustainable development itself comprises three objectives 

– an economic, a social and an environmental objective. The benefits of the proposed 

scheme are divided into these three objectives, in turn, below: -  

Economic: 

• Construction benefits expected to support local employment and generate 

economic output directly; 

• Local employment retention through replacement of existing retail uses;  

• Increase in Council Tax and Business Rate receipts; 

• Increasing town centre residents who will make use of town centre amenities 

and facilities; and 

• Redevelopment will create an improved, more efficient and higher quality 

building which will increase the likelihood of occupying retail units and avoiding 

vacancies to the detriment of the town centre.  

Social: 

• Provision of higher quality commercial floorspace; and 

• Provision of high-quality residential accommodation (including provision of  58% 

2-bedroom units), increasing town centre residents and contributing to the local 

community; 

Environmental: 

• The scheme will provide a high quality and efficient new building to the benefit 

of the surrounding streetscene; 

• The proposals are car-free and will therefore encourage and prioritise more 

sustainable modes of transport; and 

• The scheme will make use of a brownfield site in a sustainable location with 

good access to public transport. 

6.4 As is the case with many planning applications, a balance must be struck between the 

planning gain and any harm that would otherwise outweigh the benefits. On balance, 

it is our position that as set out above, there is a very strong planning case in favour of 

the proposed mixed-use development.  

6.5 The applicant urges that the council apply the planning balance appropriately in 

determining the suitability of the proposed scheme. 
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 Conclusions  

7.1 Full planning permission is sought for: 

“Demolition of existing buildings and redevelopment with a mixed use building 

over part 4, part 5 storeys and (extended) basement including flexible 

commercial floor space (Use Class E and a betting shop (sui generis)) at 

basement and ground floor fronting Church Street and Abingdon Street, with 

residential accommodation (C3) above." 

7.2 The application is accompanied by supporting plans and documents which 

demonstrate that the scheme is acceptable and in accordance with the policies of 

the Development Plan.  

7.3 In summary, the application will deliver a number of planning benefits, including: 

• Sustainable development at a previously developed brownfield site in 

Blackpool Town Centre; 

• Replacement of buildings which do not contribute positively to the Town Centre 

Conservation Area with a new building of modern design and appropriate 

scale and mass, subsequently improving the surrounding streetscape; 

• Development which preserves and enhances the character and appearance 

of the Town Centre Conservation Area and the setting of surrounding listed 

buildings and associated strategic views;  

• Retention of commercial uses at ground floor and active frontages to both 

Church Street and Abingdon Street elevations; 

• High quality residential accommodation at upper floors with appropriate mix, 

associated amenity space and contribution to natural surveillance; and  

• A car-free development with 45no. cycle parking spaces, reducing reliance on 

the private car and encouraging the use of alternative modes of transport.  

7.4 The site is positioned within a sustainable and accessible town centre location which is 

suitable for the proposed development.  

7.5 The proposed use will fully utilise the capacity of the site, as is required by the NPPF.  

7.6 The applicant has demonstrated that the proposal accords with both local and 

national planning policy. The proposal has no significant or demonstrable impacts 

which would outweigh the benefits which have been outlined in this Statement.  

7.7 It is therefore respectfully requested that planning permission is granted.  

 

 

 


