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1.0 INTRODUCTION 
 
1.1 This Statement has been prepared by Urban Future Planning 

Consultancy Ltd, on behalf of the Applicant, to accompany a planning 
application seeking consent for the change of use from a Sunbed Shop 
(Sui-Generis) to a Retail unit (E1a) at the ground floor with retention of 
residential living accommodation (Class C3) above at 103-105 Warley 
Road, Blackpool. This Statement should be read alongside the 
accompanying plans and other supporting documents and information 
submitted alongside the application. 

 
1.2 The application property occupies a corner plot within a mostly 

residential area with some commercial units intertwined. The most 
recent use of the ground floor of the property has been a Sui-generis 
Sunbed shop use, however it is evident that its original purpose was as 
a corner shop given its physical shop front. A Planning History search of 
the site confirms this.  
 

1.3 Following a reduction in custom over the last few years, primarily owing 
to an increased knowledge surrounding the harm of sunbeds1, the 
Applicant seeks to reintroduce the corner shop, one that is viable, 
provides a local service, promotes consumer choice, creates jobs for 
local people and has a positive impact on local supply chains. The 
Applicant proposes the introduction of a branded convenience retail unit 
which would offer ‘top-up’ convenience retail to meet a local need only, 
selling a basic range of food and grocery lines including: bread; milk; 
fresh meat, fruit and vegetables; ready meals; snacks; and some 
household products. 
 

1.4 The Applicant has identified a market opportunity for additional 
convenience retail provision within the immediate area. This application 
is in fact a re-submission of a previous application (LPA ref no. 21/0479) 
which sought consent for a similar scheme. The previous application 
was not accompanied by any policy justification. This application seeks 
to address the previous concerns raised and the Statement will set out 
the merits and acceptability of the development proposal including 
justifying the development from a retail policy perspective. It will include 
an assessment of available properties in the two nearest local centres, 
Dickson Road and Bispham Road.  

 
1 Even one sunbed session can increase your risk of developing squamous cell skin cancer by 67% and 
basal cell skin cancer by 29%. Even more importantly is the increased risk of melanoma, the most serious 
form of skin cancer. If you have ever used a sunbed your risk of melanoma increases by 20%.. 
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1.5 It is noted that during the previous application, the Council requested a 
Sequential Site Assessment to include the town centre too. Moreover, a 
review of the previous Officer’s Report refers to available sites that are 
in local centres which are located a considerable distance away from 
the application site. This is not how the Sequential Assessment works 
nor is it reasonable; such an assessment is not required as the 
Applicant’s objective is to reintroduce the corner shop and provide local 
‘top up’ shopping provision to the suburban neighbourhood of Warley 
Road, not ‘set up shop’ in an already saturated town centre located one 
mile away.  
 

1.6 According to National Planning Policy Guidance (NPPG), the sequential 
test guides main town centre uses towards centre locations first, then, if 
no centre locations are available, to edge of centre locations, and, if 
neither centre locations nor edge of centre locations are available, to out 
of centre locations, with preference for accessible sites which are well 
connected to the centre. 

 
1.7 The sequential test seeks to deliver the Government’s ‘town centre first’ 

policy.  However as promoting new development in town centre 
locations can be more expensive and complicated than elsewhere, 
NPPG states that local planning authorities need to be realistic and 
flexible in terms of their expectations. 

 
1.8 The assessment in Appendix 1 follows the definitions within the CLG 

Practice Guidance 'Need, impact and the sequential approach' 
(although now superseded) including those relating to what is 'in centre', 
'edge of centre' and 'out of centre' and the 'availability, suitability and 
viability' tests. 

 
1.9 This Statement describes the application site and its surroundings and 

the proposed development before setting out the relevant planning 
policy context. The Statement will then assess the proposal against 
local and national planning policy before concluding that consent ought 
to be granted. 
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2.0 SITE & SURROUNDINGS  
 
2.1 The application property occupies a corner plot within a mostly 

residential area with some commercial units intertwined. The most 
recent use of the ground floor of the property was as a Sui-generis 
Sunbed shop however the property was originally a ‘corner shop’. The 
site is unallocated on the adopted proposals map.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1. Application site 

 
 
2.2 The property comprises a two-storey corner property with single storey 

flat roof rear extension. The property is brick built with a hipped slate 
roof above. The front facing elevation features a double height bay 
window, residential front door with windows above and a corner 
shopfront. The side elevation facing Westminster Road is rendered 
around the shopfront. There is a small low brick boundary wall on the 
Warley Road side and similar low brick wall with bus stop adjacent on 
the Westminster Road side. A garden wall separates the rear yard from 
the forecourt to side. A garage is found towards the rear of the property 
which is bounded by an alleyway.  

 
 
2.3 The site is on a corner in a predominantly residential area. Adjoining the 

property to the east is a residential property and at the rear past the 
alley is another residential property. There is a small commercial row 
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opposite consisting of a dog groomers and hair salon whilst there is a 
corner store on the corner of Westminster Road and Northfield Avenue.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2. There is a small commercial row opposite consisting of a dog 
groomers and hair salon directly opposite the site.  

 
 
Planning History 
 
 
2.4 The following applications are of relevance: 
 

• 83/0994 (Granted) Erection of single storey rear extension to form a 
living room  
 

• 85/1008 (Granted) Construction of alterations and use of existing living 
room as extension to retail shop area  
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3.0 PROPOSED DEVELOPMENT 
 
3.1 Consent is sought for the change of use from a Sunbed Shop (Sui-

Generis) to a Retail Unit (Convenience Store) (Class E1a) at the ground 
floor with retention of residential living accommodation (Class C3) 
above at 103-105 Warley Road, Blackpool. The Applicant proposes the 
introduction of a branded convenience retail unit which would offer ‘top-
up’ convenience retail to meet a local need only, selling a basic range of 
food and grocery lines including: bread; milk; fresh meat, fruit and 
vegetables; ready meals; snacks; and some household products. The 
accompanying plans provide further details of the scheme including the 
intended internal layout of the premises and the shop front and should 
be referred to for further details.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3. The revised scheme seeks to retain features of the original shopfront  
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 PAGE [8] 
 
 

 

 

4.0. RELEVANT PLANNING POLICY 

 
 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires proposals to be determined in accordance with the 
Development Plan taking into consideration any material considerations 
relevant to the determination of the application. The development plan 
for the purposes of this application comprises the Blackpool Core 
Strategy (2016). The informal consultation on Part 2: Site allocations 
and development management policies closed on the 21 February 
2019. A number of policies in the 2006 Local Plan will continue to be 
'saved' until the Local Plan Part 2 is adopted.  The National Planning 
Policy Framework (NPPF) sets out the Government’s planning agenda 
and is also of relevance. 

 
Core Strategy (2016) 
 
 
4.2 The following policies are considered to be of relevance: 
 
 

• Policy NPPF1: Presumption in Favour of Sustainable Development 
- When considering development proposals, the Council will take a 
positive approach that reflects the presumption in favour of sustainable 
development contained in the National Planning Policy Framework. It 
will always work pro-actively with applicants jointly to find solutions 
which mean that proposals can be approved wherever possible, and to 
secure development that improves the economic, social and 
environmental conditions in the area. 

• LQ12 Security Shutters - permits shutters outside of centres providing 
that the shutter, housing box and guides are integrated sympathetically 
within the fascia and the shutter does not obscure architectural features. 

• Policy AS1: General Development Requirements – New 
development will only be permitted where the access, travel and safety 
needs of all affected by the development are met including convenient, 
safe and pleasant pedestrian access is provided and safe and 
appropriate access to the road network is secured for all transport 
modes requiring access to the development.  

• Policy CS4: Retail and Other Town Centre Uses - In edge of centre 
and out of centre locations, proposals for new retail development and 
other town centre uses will only be permitted where it can be 
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demonstrated that the proposal would not cause significant adverse 
impact on existing centres, would not undermine the Council’s 
strategies and proposals for regenerating its centres and be readily 
accessible by public transport and other sustainable transport modes.  

• Policy CS7: Quality of Design - New development in Blackpool is 
required to be well designed and enhance the character and 
appearance of the local area and should be appropriate in terms of 
scale, mass, height, layout, density, appearance, materials and 
relationship to adjoining buildings.  

 
 
National Planning Policy Framework (NPPF)  
  
 
4.3  The NPPF does not change the statutory status of the development 

plan as the starting point for decision making. It states that development 
in accordance with an up-to-date Local Plan should be approved and 
proposed development that conflicts should be refused unless material 
considerations indicate otherwise. 

 
4.4  The NPPF requires Local Planning Authorities to approve development 

proposals that accord with the development plan without delay. The 
NPPF lists 12 core planning principles which should underpin both plan 
making and decision-taking. Within the core principles the following 
policy references are relevant to this proposal: 

 
“support sustainable economic development to deliver 
the…businesses and homes…that the country needs…” 
“…promoting the vitality of our main urban areas…” 
“… respond positively to wider opportunities for growth…” 
“…deliver sufficient community and cultural facilities and services 
to meet local needs.” 

 
4.5  The general perspective from the NPPF is that planning should 

proactively drive growth and support sustainable economic 
development. It also states that planning should make effective use of 
land by reusing land that has been previously developed and sets out a 
presumption in favour of sustainable development. The Government is 
committed to ensuring that the planning system does everything it can 
to support sustainable economic growth. 
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4.6 Planning policies should aim for a balance of land uses within their area 
so that people can be encouraged to minimise journey lengths for 
employment, shopping, leisure, education and other activities (para 37). 
The NPPF places an emphasis on the effective use of land by 
encouraging the reuse of land that has been previously developed. 

 
4.7 Ensuring the vitality of Town Centres is a crucial part of the National 

Planning Policy Framework (NPPF). The NPPF sets out the main policy 
guidance in relation to sequential tests: 

 
"Local planning authorities should apply a sequential test to planning 
applications for main town centre uses that are not in an existing centre 
and are not in accordance with an up-to-date Local Plan. They should 
require applications for main town centre uses to be located in town 
centres, then in edge of centre locations and only if suitable sites are 
not available should out of centre sites be considered. When 
considering edge of centre and out of centre proposals, preference 
should be given to accessible sites that are well connected to the town 
centre. Applicants and local planning authorities should demonstrate 
flexibility on issues such as format and scale." 

 
 
Other Relevant Documents / Guidance   
  
 
National Planning Policy Guidance (NPPG)  
  
4.8  Further guidance on what is within the NPPF regarding town centre 

uses outside of town a centre is provided by NPPG (Ensuring the vitality 
of town centres). The guidance recognises that it may not be possible to 
accommodate all forecast needs in a town centre: there may be 
physical or other constraints which make it inappropriate to do so. In 
those circumstances, planning authorities should plan positively to 
identify the most appropriate alternative strategy for meeting the need 
for these main town centre uses, having regard to the sequential tests. 
This should ensure that any proposed main town centre uses which are 
not in an existing town centre are in the best locations to support the 
vitality and vibrancy of town centres, and that no likely significant 
adverse impacts on existing town centres arise. 
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5.0 PLANNING APPRAISAL 

 
 

5.1 The purpose of this section of the Statement is to identify and assess 
the main planning considerations raised by the proposals in the context 
of relevant national and local planning policy and guidance. The key 
issues are: 

 

• the principle of the development, having regard to the provisions of 
the adopted Development Plan and other local planning policy 
documents; 
 

• the effect of the development on the character and appearance of the 
area.  

 
5.2  Each of these matters is considered below. 
 
 
Principle of development  
 
 
5.3 As previously set out, the most recent use of the ground floor of the 

property was as a Sui-generis Sunbed shop however the property was 
originally a ‘corner shop’. In fact, the Planning History associated within 
the site confirms this, with LPA ref no. 85/1008 being granted for the 
construction of alterations and use of existing living room as extension 
to retail shop area.  

 
5.4 Following a reduction in custom over the last few years, primarily owing 

to an increased knowledge surrounding the harm of sunbeds2, the 
Applicant seeks to reintroduce the corner shop use, returning it to its 
original purpose; one that is viable, provides a local service, promotes 
consumer choice, creates jobs for local people and has a positive 
impact on local supply chains. The Applicant proposes the introduction 
of a branded convenience retail unit which would offer ‘top-up’ 
convenience retail to meet a local need only, selling a basic range of 
food and grocery lines including: bread; milk; fresh meat, fruit and 
vegetables; ready meals; snacks; and some household products. 

 
2 Even one sunbed session can increase your risk of developing squamous cell skin cancer by 67% 
and basal cell skin cancer by 29%. Even more importantly is the increased risk of melanoma, the 
most serious form of skin cancer. If you have ever used a sunbed your risk of melanoma increases 
by 20%.. 
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5.5 Proposals that result in job creation ought to be welcomed in authorities 
with higher-than-average levels of unemployment and welfare 
dependency such as Blackpool, whilst the opportunity to remove a 
harmful sunbed shop should also be welcomed in a local authority 
which has the worst health outcomes of any English local authority. 
Permitting the proposal would eliminate the sunbed use, reducing a risk 
to public health3.  
 

5.6 Permitting the proposal would not conflict with the intentions of Policy 
CS4 Retail and Other Town Centre Uses which confirms that that in 
edge of centre and out of centre locations, proposals for new retail 
development and other town centre uses can be permitted where it can 
be demonstrated that the proposal would not cause significant adverse 
impact on existing centres, would not undermine the Council’s 
strategies and proposals for regenerating its centres and be readily 
accessible by public transport and other sustainable transport modes. 
 

 
Figure 4. The nearest local centre appears vibrant with low vacancy rates. Bispham 

Road is ‘anchored’ by a Spar convenience store. 
 
 
5.7 As previously set out, the Applicant proposes the introduction of a 

branded convenience retail unit which would offer ‘top-up’ convenience 
retail to meet a local need only having identified a market opportunity for 

 
3 Approximately 1,000 people in Blackpool and 1030 people in Fylde & Wyre are diagnosed with 
cancer each year; approximately 500 Blackpool residents and 464 Fylde & Wyre residents die from 
the disease each year. Over the last 15 years there has been a steady increase in the incidence of 
cancer across all ages with Skin cancer being one of the most common diagnoses – “Fylde-Coast-
Strategy-for-Cancer-07-09-2016” 
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such provision in the immediate setting4. In line with NPPF policy and 
NPPG guidance, the Applicant has also assessed the availability of 
other sites within thr nearest local centre as it is the Applicant’s intention 
to operate in the local area having undertaken a market analysis on the 
local area and being from the local area. This analysis can be found in 
Appendix 1.  

 
 
5.8 It is noted that during the previous application, the Council requested a 

Sequential Site Assessment to include the town centre (and other 
further afield centres) too. This is not considered to be reasonable nor 
required as the Applicant’s objective is to reintroduce the corner shop 
and to provide local ‘top up’ shopping provision to the suburban 
neighbourhood of Warley Road, not ‘set up shop’ in an already 
saturated town centre located one mile away.  

 
5.9 According to National Planning Policy Guidance (NPPG), the sequential 

test guides main town centre uses towards centre locations first, then, if 
no centre locations are available, to edge of centre locations, and, if 
neither centre locations nor edge of centre locations are available, to out 
of centre locations, with preference for accessible sites which are well 
connected to the centre. The sequential test seeks to deliver the 
Government’s ‘town centre first’ policy.  However as promoting new 
development in town centre locations can be more expensive and 
complicated than elsewhere, NPPG states that local planning authorities 
need to be realistic and flexible in terms of their expectations. 

 
 
5.10 The Sequential Site Assessment in Appendix 1 has considered potential 

sites for the location of a Convenience Retail Store. It has been 
undertaken in accordance with relevant national and local planning 
guidance, highlighting the lack of appropriate sites within or to the edge 
of the two nearest designated centres. Each site has been reviewed, 
considering its appropriateness, having regard to its availability, 
suitability and viability in accommodating the proposed scheme. 
However, taking into account the Applicant’s business model and the 
nature and location of the sites assessed, none are considered 
sequentially preferable to the application site for the reasons set out. 
NPPG Para 010 (Ensuring the vitality of town centres) states that if 

 
4 Local and national planning policy does not require the Applicant to demonstrate whether or not there is a 
demand for such facility.  
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there are no suitable sequentially preferable locations, the sequential 
test is passed. 

 
 
5.11 Permitting the development will have a negligible impact on the nearest 

two centres which appear vibrant, have low vacancy rates and are 
anchored by existing well-established retail stores. The proposal is not 
considered to be of a scale that would result in custom being drawn 
away from the centres but would serve to meet a local need only and 
allow local residents to access top-up shopping only on foot from the 
nearby residential catchment area. Moreover, a Planning History search 
also refers to the premises as a retail unit and it has evidently been 
such for many years. This application would simply see it return to its 
original long-standing use and would in no way hinder the intentions of 
Policy CS4 Retail and Other Town Centre Uses.  

 
 

Figure 5. The nearest local centre appears vibrant with low vacancy rates. The 
centre on Dickson Road includes a CO-OP food store, a Premier convenience store 
and a Bargain Booze amongst other smaller specialist shops including delis and 
butchers. 
 
 
5.12 On this basis, there would be no conflict with the spatial development 

policies of the adopted development plan and the NPPF advises that 
proposals which accord with the development plan should be approved 
without delay. The NPPF instructs that permission should be granted 
unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the policies 
in the NPPF as a whole or its specific policies indicate development 
should be restricted. The scheme will clearly deliver beneficial 
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sustainable development that should be granted planning permission 
and it will not result in any adverse impacts that would significantly and 
demonstrably outweigh the benefits of its approval. This is confirmed in 
the following assessment of the detailed material considerations 
relevant to the application. 

 
 
The effect of the development on the character and appearance of the area 
 
 
5.12 The accompanying plans demonstrate the Applicant’s intentions for the 

shopfront and should be referred to. Policy LQ12 permits shutters 
outside of centres providing that the shutter, housing box and guides 
are integrated sympathetically within the fascia and the shutter does not 
obscure architectural features. The shutter would be housed behind the 
signboard and so would not be visible unless in use, and no 
architectural features would be obscured, with the shutters drawn to the 
top of the stall risers. As such, whilst shutters are generally resisted, 
they would not be precluded by policy. 

 
5.13 The revised scheme has taken onboard the previous concerns 

regarding the shop front design and has sought to retain the original 
design. It is noted that the Site is not within a Conservation Area nor is it 
located within close proximity to a listed building.  
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6.0 CONCLUSION 

 
 

6.1 This Statement has justified the merits and acceptability of the proposed 
change of use from a Sunbed Shop (Sui-Generis) to a Convenience 
Store (E1a) at the ground floor with retention of residential living 
accommodation (Class C3) above at 103-105 Warley Road, Blackpool.  
The proposed use of the property would return it to its original use, 
provide a local service, promote consumer choice, create jobs for local 
people and have a positive impact on local supply chains whilst 
removing a use that is known to have significant adverse health 
impacts.  

 
6.2 On balance, the use of the property as a branded convenience store 

which would offer ‘top-up’ convenience retail to meet a local need, 
selling a basic range of food and grocery lines including: bread; milk; 
fresh meat, fruit and vegetables; ready meals; snacks; and some 
household products would be a more valued use compared with a 
sunbed shop that has potential to damage health. It is hoped the 
Council is able to adopt a pragmatic approach given the analysis put 
forward during the re-submission.  

 
6.3 The NPPF states that local planning authorities should approach 

decision-taking in a positive way to foster the delivery of sustainable 
development and that decision-makers at every level should seek to 
approve applications for sustainable development where possible. The 
NPPF asks that LPAs look for solutions rather than problems and it is 
hoped that it would be in this spirit that the LPA assesses the proposal.   

 
6.4 Should the LPA require any additional information; it is asked that 

contact is made with the Agent.  
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Appendix 1. Sequential Site Assessment  
 
Sequential Approach  
 

According to National Planning Policy Guidance (NPPG), the sequential 
test guides main town centre uses towards town centre locations first, 
then, if no town centre locations are available, to edge of centre 
locations, and, if neither town centre locations nor edge of centre 
locations are available, to out of town centre locations, with preference 
for accessible sites which are well connected to the town centre. 

 
The sequential test seeks to deliver the Government’s ‘town centre first’ 
policy.  However as promoting new development in town centre 
locations can be more expensive and complicated than elsewhere, 
NPPG states that local planning authorities need to be realistic and 
flexible in terms of their expectations. 

 
This assessment follows the definitions within the CLG Practice 
Guidance 'Need, impact and the sequential approach' (although now 
superseded) including those relating to what is 'in centre', 'edge of 
centre' and 'out of centre' and the 'availability, suitability and viability' 
tests. 

 
Key Site Requirements 
 

It is first necessary to gain a proper understanding of the proposed use 
and its site requirements before defining an area of search and carrying 
out further assessment. Given the nature of the proposed use 
(Convenience Retail Store), a potential site ought to be located within a 
readily accessible location with sufficient footfall/passing vehicular 
movements and good links to a residential catchment area. A site would 
need to be readily accessible by multiple modes of transport including 
sustainable travel modes such as walking, cycling and public transport. 
Some off-road parking provision for disabled customers / service 
vehicles is also essential.  
 
Other requirements include a floorspace requirement of around 70sqm 
and for the site to be within an area considered to be already 
oversaturated by alternative convenience retail providing a similar top-
up provision as this would harm the viability of the proposal.  
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Area and Method of Search 
 
A combination of different search tools was utilised in order to ensure the 
search was sufficiently wide. Taking the above requirements in to 
consideration, a thorough sites investigation has been undertaken utilising 
online commercial property websites (Rightmove, Zoopla) as well as 
discussions with local commercial estate agents, in order to assess the 
availability, suitability and viability of any alternative sites in the two nearest 
local centres.  
 
A 'street audit' has also been undertaken to reveal any sites that may be 
available but not being marketed locally or online within/to the edge of these 
centres. 
 
Sequential Site Assessment  
 
A comprehensive site search was undertaken as set out in the preceding 
section. This identified 1 commercial property. The following commentary 
summarises the position of it: 
 
 
213-213A Bispham Road 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The property is situated along Bispham Road. Its lawful use is a Sui-generis Sunbed Shop. 
Whilst it is located within a readily accessible location with much passing trade, the 
property is unsuitable insofar as it is located within an area already served with 
convenience retail; Bispham Road is ‘anchored’ by a Spar convenience store which would 
undermine the viability of the Applicant’s business model. Moreover, at £1,208 pcm 
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£14,500 pa; this exceeds the Applicant’s business model’s accommodation cost limits. This 
site is therefore not suitable nor viable.   

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
There are no commercial units currently being marketed to let on Dickson 
Road 
 
 
Summary and Findings  
  
This Assessment has considered potential sites for the location of a 
Convenience Retail Store within and around the two local centres closest to 
the Application site. The Assessment has been undertaken in accordance 
with the relevant guidance and has shown there to be a dearth of available 
sites. 
 
It is therefore concluded that none of the sites identified are available, suitable 
and viable, unlike the application site; and are therefore not sequentially 
preferable. 
 
 


