  COMMITTEE DATE: 11/05/2010
	Application Reference:


	09/1548

	WARD:
	Bloomfield

	DATE REGISTERED:
	15/02/10

	LOCAL PLAN ALLOCATION:
	Resort Neighbourhood 

	APPLICATION TYPE:
	Reserved Matters

	APPLICANT:
	Mr H Plant


	PROPOSAL:
	Erection of part seven, part eight storey building comprising 62 self-contained, permanent flats with associated car parking facilities accessed from Coop Street. 



	LOCATION:
	COOP STREET, BLACKPOOL, FY1 5AJ


-------------------------------------------------------------------------------------------------------------------------

BACKGROUND

Committee will recall approving an outline proposal for the site (06/0660 refers) in 2006, with scale and access being considered at that time. This took account of a previous appeal decision for a form of residential development on the site which was allowed in 2005. The outline proposal was for seven floors of residential flats over a semi-basement carpark, located along the western edge of the site, with the site access at the junction of Coop Street with Shannon Street, leading into a surface car park and access to the basement parking. For consideration at that stage was the scale (including building mass), which showed the maximum height above ground level as 23.6 metres, and a building approximately 50 metres by 16 metres in area, with a slightly narrower penthouse (top floor) block of six flats (four two-bed and two three-bed units). The indicative internal layout suggested a development of 62 mainly two-bedroom flats, with a site density of 207 units per hectare. The number of flats proposed was only indicative of what could be achieved within the building mass proposed. 
SITE DESCRIPTION

The site is at the eastern edge of the defined Foxhall Resort Neighbourhood. It is currently used as a privately operated car park of about 125 spaces, providing visitor parking for holiday accommodation premises in the vicinity; with vehicular access at the junction of Coop Street with Shannon Street.  

To the north and west is tight-knit Victorian development of mainly 2 storey and 3 storey properties, with a dominance of holiday accommodation properties on Coop Street and on neighbouring streets to the west. Immediately to the west on Shannon Street there is a substantial incidence of permanent residential uses and Caroline Street is in residential use.   To the east is the elevated part of South Shore Central Corridor, which incorporates Seasiders Way and adjacent vehicle parking, beyond a row of 48 sheet poster hoardings.  To the south is the CEGB site in Princess Street. A modern 5-storey block of 32 residential flats and car parking has been erected on the nearby Territorial Army site on Yorkshire Street, 04/1007 refers.

The Committee will have visited the site on 11 May 2010.

DETAILS OF PROPOSAL

The site is roughly rectangular, with an area of 0.3 hectares and approximate building dimensions of 50 metres length x 26 metres width (at ground/first floor) x 24 metres height. The ground floor consists of parking, with residential flats arranged on seven floors over this, the top floor being stepped back. There is a communal roof garden area for residents (over part of the ground floor car park), which faces westwards. The site is accessed from Coop Street, which leads directly to the parking at surface level and the under-croft area. The parking spaces in the under-croft are to be dedicated as residents parking only, with the proposal providing 78 parking spaces, 60 to be allocated as residents parking with the remainder being long-stay or pay and display. The ground floor element would benefit from a lighting scheme that would ensure the area benefits from natural surveillance and does not act as a congregation point for anti-social behaviour.  

The proposal is for the approval of Reserved Matters relating to appearance, landscaping and layout. Scale and access have already been considered by Committee, however there are some differences in the scale and massing of the building from the outline proposal: the building is 4 metres closer to the western boundary with the rear of Caroline Street properties; the top floor has been staggered away from that boundary; and the central section of the building has been moved 9 metres further eastward compared to the ends, so that the building is articulated compared to its previously straighter form.  

ReBlackpool have objected to the proposal on the grounds that the scale of the development has changed from the approved outline:  

"Scale is "the height, width and length of each building proposed in relation to its surroundings" (ref. GDPO and DCLG Circular 01/2006). The approved scale (application 06/0660) was for a seven storey building above a basement car park with a maximum height of 23.6m, length of approximately 50m and width of approximately 15m. Application 09/1548 proposes a larger building of 8 storeys to a height of 25m (the basement car park is now at ground level), a similar overall length but a width of 25m. These changes result in a significantly bulkier scheme which is closer to neighbouring premises than the approved scheme and introduces a scale which was not considered at the outline stage of the application. These changes are significant and cannot be considered de minimis or of such minor nature that they can be accepted as amendments. 

It seems that the original approval has been set aside in the development of the current proposals including increasing the red line boundary along its northern edge and amending the site access to remove footways for pedestrians. The indicative layout also included significantly greater areas of landscaping than proposed in the detailed submission, which proposes a stark and hard finish dominated by the enlarged building and car parking footprints. The current proposal is fundamentally a different proposal and at best should be considered in such light."

In response, the issues of landscaping and layout are before Committee for consideration now. The red edge has been amended so that it coincides with that approved at outline stage.  The access to the site is also in the same place as approved at outline, although the details have changed as there is no longer a requirement for a bund (flood prevention measure) at the access due to there being no basement parking proposed now and the site is no longer within a flood risk zone. The building is now part seven/part eight storeys but is still under 23.6 metres in height (excluding two lift housings, each being 3m x 3m in area and 2 m high, on the roof) and the length is also approximately same. The only dimension that has changed is the width and in this instance, I consider that the changes proposed are not of such significance to invalidate this Reserved Matters proposal.

The application is supported by a Design & Access Statement which explains the concept and design and emphasises the development as a positive gateway building viewable upon entry into Blackpool via Seasiders Way to the east.  

"A feature bay is provided to the northern elevation providing visual interest and a focal point upon approach, with a glazed element to the circulation core on the southern elevation which in effect visually divides the east and west elevations breaking down the visual mass of the overall form and providing a focal feature on approach from the south along Seasiders Way.   The development is situated within the centre of the site to allow for surface car spaces against the retaining wall to the east and underground car spaces to the west. Amenity space is provided to the developments pedestrian entrances and the proposals include structure planting of trees to this area, and along the southern boundary to lessen the impact of the electrical sub-station. 

The proposed materials are a mixture of render, fibre cement panelling and wood-effect high-pressure laminate punctuated with a powder coated aluminium window system, powder coated aluminium trim elements and profiled metal/standing seam roof which will reflect the contemporary approach to the proposal. The proposal will provide a bold high quality building to act as a further catalyst for further investment in the area, providing high quality residential accommodation in an area that has been identified as suffering from high social deprivation and low quality living accommodation. The result will be a modern, sustainable development that will meet the requirements of planning policy and best practice in urban design in terms of its mass and overall architectural appearance. "

MAIN PLANNING ISSUES

The principle of the development has been accepted at outline stage and the main issues now relate to:

· the effect of the proposed building on the appearance and character of the area

· the effect of the proposed building on residential amenity

CONSULTATIONS

Blackpool Airport:  No objection.

Head of Transportation (Traffic & Road Safety Management):  Makes comments regarding the layout of the private carpark. Requires a Section 278 agreement to be entered into regarding improvement to street-lighting in the vicinity and widening the footway to Shannon Street immediately west of the entrance.
Blackpool Civic Trust:  No objection.

English Heritage:  Do not consider it necessary for this application to be notified to them.

United Utilities plc:  Requests a condition regarding surface water management and have concerns that the proposal could impact on their infrastructure and provides advice to the developer.

Electricity North West (ENW): 

The proposed development of an apartment block and associated car parking is adjacent to Blackpool Primary, Shannon St Primary and Blackpool 132/33kV Bulk Supply Point. These substations feed almost forty seven thousand customers in Blackpool and the immediate area around the town, and are of vital strategic importance. The proposed development causes concern to Electricity North West (ENW) as it could impact on an existing underground cable which supplies primary substations in the area which in turn carry power supplies to 75% of the town centre. Any excessive loading or ground disturbance could cause tunnel collapse with catastrophic consequences on the electricity supply to Blackpool. Installation of future equipment could place the transformers in close proximity to the proposed residential block, where noise and environmental issues could be a problem. Noise from the current transformers could be a problem and there should be a non-prosecution clause in any planning agreement. Projectiles could be thrown from windows/balconies into the existing transformers, disconnecting supplies to the majority of Blackpool until repairs could be carried out. 

ReBlackpool:  Objection received, see attachment for full text.  In summary: 

"The scheme, whilst paying lip service to the outline application process, is trying to justify a much larger development than previously approved off the back of the original approval. 

Amended elevational plans are of particularly poor quality and lacking in detail. There is little contextual information to support consideration of the drawings other than a few "sketch-up" perspectives that do not relate to the surroundings and are not reflective of the amended elevational treatment. The proposals present an eclectic mix of styles and materials which fail to hide the bulk or deal adequately with the height of the block. The proposed building is large, ugly and ill-conceived and the supporting information fails to consider the longer views into the site from key points or more localised impact of the bulk and choice of materials. 

The site layout has evolved from the indicative information provided at outline stage to accommodate a development that is not reflective of the approved scale. More than 95% of the site area is given over to building and car parking. At the outline stage ReBlackpool strongly urged refusal on the grounds that the proposals demonstrated an over-development of the site. The changes made to the scheme further support this point. Landscaping elements of the proposal are considered as a "shoe-in" with little regard given to amenity of the potential future occupants or of neighbouring residents. Planting beds are narrow and would be difficult to establish or in some cases have no practical or aesthetic value. Even in the areas where planting is proposed the scheme does not provide complete coverage leaving large gaps and little consideration to the mix of species. We would suggest that there are too many species identified with little thought to their integration with and contribution to the wider scheme and neighbouring premises."

Head of Environmental Services (Waste Management):  Requires bin stores to accommodate 6 Euro Bins (of 1280 litre capacity) within the confines of the site. 

Head of Environmental Services (Contaminated Land):  The site has at various times been a Corporation Depot, store yard and Electricity Works.  A Desk Top Study is required and in all probability a Site Investigation due to past industrial uses.

Head of Environmental Services (Environmental Protection): Provides advice regarding exposure to electromagnetic fields and suggests the Health Protection Agency (Radiological Protection Board) be consulted. Also, the electricity substation causes buzzing and tonal noises which if audible inside the premises is likely to cause a nuisance. The applicant should be asked to submit a noise report to demonstrate the design and layout of the building is such that noise from the substation will not cause a nuisance to the proposed residents.

Health Protection Agency: Primary concern is that no windows, openings or recreational areas front onto their site and that noise attenuation is comprehensively dealt with. The HPA considers that there is a potential health impact and the onus is on the applicant to conduct a comprehensive risk assessment and mitigation measures with respect to acute risks and a summary of measures considered and implemented with respect to long term health effects and precaution.

Environment Agency:  No objection, but recommends the developer considers waste water management including grey waters; use of sustainable construction including recycling of materials; and energy efficient buildings. 

Police Architectural Liaison Officer: Recommends development is built to Secure by Design standards, laminated glazing, appropriate lighting, cctv and a comprehensive access control system.

PUBLICITY AND REPRESENTATIONS

Advertised in Gazette (Major Development, also affecting setting of a Listed Building): 16/12/2009

Site notices posted: 17/12/2009

Neighbours notified: 09/12/2009

Objections received from neighbours:

4, 6, 8, 10, 20/24 Coop Street

27, 35 Caroline Street

10, 12, 25, 40 Bairstow Street

12/14, 17, 27, 33, 49 Yorkshire Street

9, 13, 14 Shannon Street

7/9, 28, 29, 39 York Street

2, 5, 6 Bickerstaffe Street

12/14 Dale Street

4 Pier Street

Objections relate to:

· loss of privacy and light to the private rear spaces of houses on Caroline Street

· already have a 5 storey building to the front, a 7 storey development to the rear would make them feel hemmed in

· loss of much needed carpark for hotels

· parking is inadequate at present and the narrow streets are congested

· roads too narrow for extra traffic

· residential use is out of keeping with the tourist trade

· out of character with the Victorian village and its status as world's first working class resort

· ugly monolithic structure

· spoils skyline and blocks views of the Tower & "Snow Village"

· interference with TV reception

· drainage capacity inadequate

· disruption and loss of business during construction

· brings undesirables into holiday area

· devaluation of properties

· out of keeping with Foxhall Area Action Plan

· danger to public health - contamination issues

· 1/3 are single-bedroom and contrary to policy

· underground tunnels protect major power cables and the development could interrupt the supply

· deficient in amenity space

One letter of support received.

The majority of the objections relate to the principle of the development, which has already been accepted at outline stage and a flood risk assessment was also carried out then. The Foxhall AAP is discussed below under Core Strategy and remaining issues are discussed under Assessment.

NEARBY APPEALS

04/0480  Erection of eight storey building to form hall of residence comprising 207 apartments on this land.  Appeal allowed 08.06.2005.
REGIONAL SPATIAL STRATEGY TO 2021

N/A

ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

LQ1 - Lifting the Quality of Design

LQ2 - Context

LQ4 - Building Design

LQ8 - Energy and Resource conservation

RR8 - Resort Neighbourhood - Foxhall

RR9 - Accommodation to comply with Council standards

RR13 - Central Corridor

HN8 - Affordable and Specialist Needs Housing

BH3 - Residential and Visitor Amenity

BH4 - Public Health & Safety

BH10 - Open space provision in new housing developments

AS1 - General Development Requirements

AS7 - Aerodrome Safeguarding

SPG11 - Public Open Space provision
Core Strategy (Emerging Policy Framework)
Foxhall Area Action Plan 

Significant progress has been made on the Foxhall AAP, which is the most advanced of the Neighbourhood Documents being prepared, since the outline permission in 2006. The application site falls within Sub Area 9 of the Foxhall Plan. For this area, the Preferred Option document specifically states that:

“Access into Foxhall from Seasiders Way is poor and parking opportunities within Foxhall are limited. The Shannon Street car park provides an opportunity to combine a residential redevelopment with a new split level car park for both visitors and residents with direct access from/to Seasiders Way.”

This preferred approach supports objective 5 of the Plan: Foxhall to be accessible to all and inviting from key approach routes. In Sub Area 9 specifically, this would be achieved by good connections into Foxhall from Seasiders Way; providing adequate parking for visitors and residents; and environmental improvements along Seasiders Way.

The proposal conflicts with emerging proposals within the AAP for this site, as it would undermine redevelopment coming forward to improve car parking and accessibility. However, as this is a reserved matters submission on an outline approval, it is not possible to refuse the principle of the development at this stage despite the advanced stage of the Foxhall Area Action Plan.

There have been some discussions with the land owner regarding the emerging policy context for the site, however he has chosen to go ahead with a reserved matters submission. Officers are investigating other options for developing the site through the Area Action Plan, which would help achieve the vision and Plan objectives for Foxhall, including a split level car park with the potential to include some apartments. The Council is committed to developing a detailed preferred approach for regenerating the site and surrounding area, including Coop Street and Shannon Street, and has appointed consultants Keppie Massie in partnership with DPP Shape to investigate future proposals which would be financially viable to deliver. 

ASSESSMENT

The effect of the proposed building on the appearance and character of the area.
The site area is approx. 0.3ha and new housing development is normally expected to provide a mix of house types and sizes, taking into account the local context and site characteristics. A mix of house types is not provided here, however, given the previous approval on appeal for student accommodation, there is no objection to this. The proposal provides 59 x 2 bedroom units and 3 x 3 bedroom units, which meets policy requirements (that flat developments within Inner Areas should not provide more than one third of units with less than 2 bedrooms). The policy states that new flat developments will not be permitted which would further intensify existing over-concentrations of such accommodation. There is a high concentration of small flats in the area, with detrimental social and economic impacts on the neighbourhood; however the principle of flat development has already been agreed at outline stage.

With regard to the design, new development is expected to be of a high quality of design and make a positive contribution to the quality of its surrounding environment. The principle of a tall building on the site was approved at outline stage. The design is currently under negotiation for amendments to improve the quality. The materials proposed are of high quality and make a positive contribution to the visual enhancement of the Foxhall area and Central Corridor to which it is adjacent. The proposed landscaping is minimal, but in the context of this mainly hard surfaced urban area, it is not considered to be a significant issue. 

The effect of the proposed building on residential amenity.
With respect to residential amenity, consideration has been given to the amenities of neighbouring properties to the west with all windows on the western main face elevation being obscure glazed to overcome any overlooking/privacy issues and the stepping in of the western upper floor would lessen the visual dominance of the proposal. The sectional diagrams indicate a separation of about 20 metres between the building and the backs of Caroline Street properties, however other methods of scaling indicate that the western face of the building is approximately 14 to 16 metres distant from the Caroline Street properties, and clarification has been sought from the agent and I will report further on the update note. The roof terrace area would provide residents with an element of amenity space whilst preserving the amenities of residents of neighbouring properties by the use of obscure glazing. A shadowing diagram shows the impact of this tall building on surrounding properties mainly occurs on winter mornings and is not considered significant. With regard to TV reception, a condition can be imposed requiring a mitigation strategy.

Other issues.
The design has been amended with respect to ENW's comments about projectiles being thrown into their equipment by ensuring that there are no balconies or openable windows on the south end of the building. The issue of interruption of the power supply during building works is a private matter between the developer and the utility company as are future requirements for additional transformers or upgrades to the site. There are valid planning issues for potential residents regarding noise and a report including a mitigation strategy is required by condition.

The siting of the bin store adjacent to the footpath on Shannon Street detracts from the frontage and conflicts with future proposals to improve this street, as set out on the emerging policy framework (Foxhall AAP) and this has also to be addressed by the agent. 

With regard to traffic issues, 60 secure parking spaces are indicated for the occupiers of the flats, with 18 additional parking spaces to serve visitors & neighbouring guest houses. A condition on the outline approval required 14 long-stay parking spaces to be reserved in associated with holiday accommodation premises in the vicinity, so I have requested that the four remaining spaces be allocated to residents and their visitors and I will report further. The Head of Transportation has no objection to this level of provision as this is a sustainable location, however he requires a Section 278 Agreement to be entered into regarding the widening of the footway to Shannon Street. 

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

Public Open Space Contribution
Policy BH10 sets out that all new housing developments should either physically provide or financially contribute to the full rate of provision of 24 sq.m of open space per person. SPG Note 11, Open Space Provision for New Residential Development and the Funding System, provides more detailed guidance, with the policy applying to all new residential developments of 3 or more dwellings.  

There is a requirement for the Developer to provide a commuted sum in lieu of open space provision (based on 59 x 2-bedroomed flats and 3 x 3-bedroomed flats on the site, this would be £45,236) and this would be achieved through a Section 106 agreement.

Provision of affordable housing

Policy HN8 requires all new housing developments ‘on sites greater than 0.5 hectares or of more than 15 dwellings to make provision of a minimum of 30% of the total number of dwellings as affordable housing’ comprising either on-site or off-site provision. Again, this is an amount to be resolved with officers through a S106 agreement if Members are in favour of the proposal.

HUMAN RIGHTS ACT

Under Article eight and Article one 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. In this instance I consider that any significant effects on privacy and peaceful enjoyment have been designed out through the use of obscure glazing on the west elevation. 

CRIME AND DISORDER ACT 1998

The contents of this report have 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.

CONCLUSION

In conclusion, this particular scheme is considered to be acceptable in this location, subject to the receipt of appropriately amended plans with respect to the design of the building and relocation of the bin store and is recommended for approval. If Committee agree with the recommendation, the proposal should be delegated to officers, pending the signing of a S106 Agreement requiring commuted sums in lieu of Public Open Space and Affordable Housing.

	Recommended Decision:
	 Defer for Legal Agreement


Conditions and Reasons
	1.
	a) No development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. These details shall include any proposed changes to existing ground levels, means of enclosure and boundary treatment, areas of soft landscaping, hard surfaced areas and materials, planting plans specifications and schedules (including plant size, species and number/densities), existing landscaping to be retained, and shall show how account has been taken of any underground services. 

b) The landscaping works shall be carried out in accordance with the approved details within the first planting season following completion of the development hereby approved or in accordance with a programme agreed in writing by the Local Planning Authority (whichever is sooner.)

c) Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure 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 with regards to Policy LQ6 of the Blackpool Local Plan 2001-2016.      




	2.
	Before development commences, a sound consultant shall undertake a detailed noise assessment in relation to all proposed mechanical ventilation and plant and the impact of the adjacent transformers on the Princess Street site, both acute and long term. The report should also provide in detail, a suitable sound attenuation scheme and mitigation measures, shall then be furnished to the Council for recommendations and approval, which should then be incorporated into the scheme and thereafter retained.  Any changes to the approved scheme shall be agreed in writing with the Local Planning Authority.

Reason: To safeguard the living conditions of the occupants of the development and the adjoining properties, in accordance with Policy BH4 of the Blackpool Local Plan 2001-2016.




	3.
	Prior to the development hereby approved being first brought into use the car and secure cycle parking provision shown on the deposited plans shall be provided and shall thereafter be retained.

Reason: In the interests of the appearance of the locality and highway safety, in accordance with Policies LQ1 and AS1 of the Blackpool Local Plan 2001-2016.


	4.
	No development approved by this permission shall be commenced until a surface water management strategy (including attenuating surface water discharge rates from the development to those currently draining from the site or less) has been submitted to and approved by the Local Planning Authority. The surface water drainage scheme shall be completed in accordance with the approved strategy and retained as such. 
Reason: To reduce the increased risk of flooding in accordance with Policies BH4 and NE10 of the Blackpool Local Plan 2001-2016. 



	5.
	Prior to commencement of development the following shall be submitted to and approved by the Local Planning Authority:

· the identification of all properties whose television reception will or may be affected as a result of the development ("the Television Disruption Zone"); and

· a methodology for surveying the quality and extent of television reception to properties within the approved Television Disruption Zone ("the Approved Survey");

Prior to commencement of development the Approved Survey shall be carried out of all properties within the Television Disruption Zone and the results of that Survey to be submitted to the Local Planning Authority for approval. Within two months of the substantial completion of the development the Approved Survey shall be repeated for each property within the Television Disruption Zone and the results submitted to the local planning authority for approval together with mitigation measures for approval if that post-development survey identifies any degradation, loss or interruption of television reception for each terrestrial channel broadcast to any property within the Television Disruption Zone. The approved mitigation measures shall be implemented within 1 month from approval of mitigation measures unless otherwise agreed in writing by the local planning authority.
Reason: To ensure that television reception is not disrupted by the development, in the interests of residential amenity and in accordance with Policy BH3 of the Blackpool Local Plan 2001 - 2016. 




	6.
	The development authorised by this permission shall not begin until the Local Planning Authority has approved in writing a full scheme of works for the upgrade of the footpath to Shannon Street, immediately to the west of the site access. The occupation of the development shall not begin until those works have been completed in accordance with the Local Planning Authority's approval and have been certified in writing as complete by or on behalf of the Local Planning Authority.

Reason: In the interests of highway safety and amenity in accordance with Policies AS1 and AS2 of the Blackpool Local Plan 2001-2016.




	7.
	All glazing to the west elevation of the building (including the edge of the roof garden) shall be at all times obscure glazed and fixed permanently closed; and all glazing to the west side of the balconies on the north elevation shall be at all times obscure glazed.

Reason: To safeguard the living conditions of the occupants of the neighbouring premises, in accordance with Policies BH3 and LQ14 of the Blackpool Local Plan 2001-2016.


	8.
	All glazing to the south elevation of the building shall be at all times fixed permanently closed and no openings shall be made in this elevation.

Reason: In order to protect the amenities of the occupants of the flats and to safeguard the operation of the electricity transformers to the south of the site, in accordance with Policies BH3 and BH4 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The development proposed has been considered in relation to Policies LQ1, LQ2, LQ4, LQ8, RR8, RR9, RR13, HN8, BH3, BH4, BH10, AS1, and AS7 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.



Advice Notes to Developer
	1.
	The grant of planning permission will require the developer to enter into an appropriate Legal Agreement with Blackpool Borough Council acting as Highway Authority. The Highway Authority may also wish to implement their right to design all works within the highway relating to this proposal. The applicant is advised to contact the Council's Built Environment Department, Layton Depot, Depot Road, Blackpool, FY3 7HW (Tel 01253 477477) in the first instance to ascertain the details of such an agreement and the information provided.

 


	2.
	Waste Storage and Collection: The Council operates a wheeled bins scheme in accordance with the Environmental Protection Act 1990. The detailed proposal for the development hereby approved will need to include suitable arrangements to allow storage and collection of the bins. Please contact the Council's Waste Management Division Layton Depot, Depot Road, Blackpool, FY3 7HW (tel 01253 477477) or visit www.blackpool.gov.uk for further advice. 



	3.
	Please note that any address changes or new addresses needed as a result of this development must be agreed by the Council. Please contact Council's Streetscene and Property Department, Layton Depot, Depot Road, Blackpool, FY3 7HW (Tel 01253 477477).  




	4.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval needs to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0088

	WARD:
	Warbreck

	DATE REGISTERED:
	11/02/10

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Mr S Singh


	PROPOSAL:
	Use of premises as 4 self-contained permanent flats.



	LOCATION:
	40 KNOWLE AVENUE, NORTH SHORE, BLACKPOOL, FY2 9TQ


-------------------------------------------------------------------------------------------------------------------------

SITE DESCRIPTION

The application property is a semi-detached two storey property with an extra floor in the roof space, located on the north side of Knowle Avenue between Argyll Road and Cornwall Avenue. The area is predominately residential in character, with some holiday uses to the west towards the Promenade.

The building was last used as a 9 bedroom guesthouse with owners accommodation but it hasn't been in use since November 2009 and is currently vacant. The adjoining property was a hotel but doesn't appear to be currently trading.

The double fronted property has a single storey rear extension and a rear/side garage and store, accessed from Knowle Avenue and there is a large rear dormer. The rear boundary is well screened by mature shrubs and foliage.

The Committee will have visited the site on the 11th May 2010.

DETAILS OF PROPOSAL

The application is for the use of the property as four self-contained flats for occupation on a permanent basis. There would be two flats on the ground floor and one flat on the first floor and a maisonette on the first and second floor. Two of the flats would have one bedroom, one flat would have two bedrooms and the maisonette would have three bedrooms.

The application was originally for five flats but a reduction in the number of units and amendments to the internal layout have been negotiated in order to provide better quality accommodation and ensuring the flats comply with floorspace standards.

No external alterations are proposed.

MAIN PLANNING ISSUES

The main planning issues are;

· The use of the property for permanent accommodation.

· The housing mix and the quality of the accommodation provided.

· The impact of the development on neighbour amenity.

· Car parking.

CONSULTATIONS

None.

PUBLICITY AND REPRESENTATIONS

Neighbours notified 12/02/2010.

8 representations have been received from nearby residents at:

31, 33, 36 and 44 Knowle Avenue, 69 Argyll Road and 73 and 102 Cornwall Avenue.

Collectively the concerns raised are:

· Permanent flats attract people on benefits including young single people with children and pets.

· The flats should only be occupied by professionals over the age of 50.

· The flats should only be occupied by working people.

· Existing problems with flats in the area.

· The flats will de-value property in the area.

· Loss of privacy in garden, dining area and kitchen at 69 Argyll Avenue.

· Increased pressure on parking in the area.

· The area consists mainly of elderly people and this will dramatically change if planning permission is granted.

· There are enough flats in the area and half of them are empty so no more are required.

· The property will end up a DSS hostel or bail hostel across the road from a school.

· The Council has already put a curb on properties being converted into flats.

· The proposal is not in line with Blackpool's tourism objectives.

· The flats won't be well managed and maintained 

· The residents in the area work hard to look after their properties and they should not be penalised.

· Allowing flats will set a precedent for further flats in the area.

These issues are addressed within the assessment section.

NEARBY APPEALS

None relevant.
ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

Policy LQ1 - Lifting the Quality if Design

Policy HN5 - Conversions and Sub-divisions.

Policy HN6 - Housing Mix.

Policy BH3 - Residential and Visitor Amenity.

Policy AS1 - General Development Requirements.

Additional guidance:

SPG 10 - Change of Use of Holiday Accommodation & Conversion of Properties to Permanent Residential use.
ASSESSMENT

The Use of the Property for Permanent Accommodation.
The property is not within a Resort Neighbourhood where the Council seeks to retain holiday accommodation and there are no other Policy restrictions in place preventing the development of permanent accommodation. The principle of permanent accommodation is therefore considered acceptable.

The provision of flats in this location will not set a precedent as each application is assessed on its own merits.

The housing mix and the quality of the accommodation provided.
The property is a large semi-detached guest house with eight rooms on the ground floor, seven bedrooms on the first floor and two bedrooms in the roof space. Nine bedrooms have en-suite facilities. As such, it is considered that the property is too large to become a single family home and the property is vulnerable to multiple occupancy use.

The floor layout proposed has been significantly altered to provide good quality accommodation in terms of floor space and the number of units has been reduced by one.   Each of the flats meets the required minimum floor space and most rooms far exceed the floor space standards in SPG10. The proposal accords with the housing mix.

The impact of the development on neighbour amenity.
The Local Authority can not restrict the tenancy of the building in this instance and the landlord would be responsible for the maintenance and appearance of the property. The flats would be for general permanent occupation. 

The rear boundary is obscured by mature shrubs and foliage. There is approximately 13 metres between the first floor rear elevation at 40 Knowle Avenue and the side elevation at 69 Argyll Road and this is considered an acceptable distance which will not lead to any further loss of privacy than with the previous use. Furthermore, with the exception of one kitchen which is located at first floor and is approximately 17 metres away from the main rear elevation of 69 Argyll Road, the other rear windows are to provide light to bedrooms or bathrooms rather than main living areas.

The area around the application site is residential in nature and the proposal is a residential scheme. The use proposed is less intensive than the previous guest house use.

The loss or gain of value of properties following the granting of planning permission is not a planning consideration. The use of the property as a hostel would require planning permission, the merits of which are not under consideration with this application. However, in its current form, the large vacant guest house is vulnerable to multiple occupancy.

There is no Policy in place which precludes flat conversions. The aims and provisions of Policies in the Blackpool Local Plan 2001-2016 are geared towards quality conversions of properties which are too big for use as single dwellings and to prevent multiple occupancy use. The property is not in a Resort Neighbourhood where the Council seek to retain holiday uses and the standard of guest house accommodation previously provided at 40 Knowle Avenue is not the high quality visitor accommodation that Blackpool aspires to.

Car parking.
There is a garage on the site and a driveway to the side which provides two parking spaces for the property. There are no parking restrictions in the area and there is on street parking available. The site is also fairly accessible with bus services running within walking distance on Devonshire Road, Holmfield Road and the Promenade.  

There is cycle storage to the rear to encourage a sustainable mode of transport and reduce reliance on cars.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
None required.

HUMAN RIGHTS ACT

Under Article eight and Article one 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.

CRIME AND DISORDER ACT 1998

The contents of this report have 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.
	Recommended Decision:
	 Grant Permission




Conditions and Reasons
	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.
	Prior to the development hereby approved being first brought into use the refuse storage provision shown on the deposited plans shall be provided and shall thereafter be retained.

Reason: In the interests of the appearance of the locality and the residential amenity of occupants and neighbours, in accordance with Policies LQ1 and BH3 of the Blackpool Local Plan 2001-2016.


	3.
	Prior to the development hereby approved being first brought into use the cycle storage provision shown on the deposited plans shall be provided and shall thereafter be retained.

Reason: To enable access to and from the property by sustainable transport mode, in accordance with Policy AS1 of the Blackpool Local Plan 2001-2016.


	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the driveway to the side of the development shall not be used for any purpose which would preclude the parking of a motor car.

Reason: In the opinion of the Local Planning Authority the retention of parking space within the site is of importance in safeguarding the appearance of the locality and highway safety, in accordance with Policies AS1 and LQ1 of the Blackpool Local Plan 2001-2016.


	5.
	No flat shall be occupied until all alterations shown on the approved plan have been carried out and such arrangement shall thereafter be retained unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to ensure that the accommodation accords with the Council's approved Supplementary Planning Guidance and to safeguard the living conditions of the occupiers of the flats, in accordance with Policy HN5 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The proposal has been considered in relation to Policies BH3, LQ1, HN5, HN6 and AS1 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.




Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval need to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




	2.
	Blackpool Council operates a refuse collection and recycling service through the use of wheeled bins and sacks with most premises having 3 or 4 wheeled bins for each unit or a number of Euro Bins. The Council has purchased and provided these wheeled bins to all existing properties. However, it will be incumbent on developers and builders of new residential properties, including conversions, to provide these bins. Contact should be made with the Waste Services Section at Layton Depot, Plymouth Road, Blackpool, FY3 7HW or telephone 01253 476279 about the requirement, provision and cost of the wheeled bins prior to any resident moving in.




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0211

	WARD:
	Tyldesley

	DATE REGISTERED:
	22/02/10

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Ms Heidi Wade


	PROPOSAL:
	Erection of part three/part four storey building to form 18 two bed self contained permanent flats with associated car parking to front and rear.



	LOCATION:
	157 WHITEGATE DRIVE, BLACKPOOL, FY3 9ER


-------------------------------------------------------------------------------------------------------------------------

INTRODUCTION

The application site has had a chequered planning history over the last 7 or so years. In 2003 an application was approved for the extension to and conversion of the original house on the site to 6 flats and the erection of a block of 9 flats in the rear garden of the existing house (03/1137 refers). Subsequently an application to demolish the original house and replace it with a new building which would comprise 6 flats was submitted. This application was refused by Committee but an appeal against that refusal was allowed in 2005. (04/1219 refers)The existing house was then demolished and the land has remained undeveloped since then. More recently an application to use the land for car parking was refused (09/1027 refers)

SITE DESCRIPTION

The application site is on the northern corner of the Whitegate Drive/Cumberland Avenue junction. The site has a frontage of 26 metres to Whitegate Drive and 65 metres to Cumberland Avenue. The site is largely cleared with the exception of the original garage for the house which stands in the north west corner of the site and is in a poor condition. The site slopes up in a westerly direction from Whitegate Drive and formerly contained an Arts and Crafts house set at a higher level than Whitegate Drive. The boundary wall to the house still remains. 

To the north are semi detached houses with garages at the rear (accessed off Gloucester Avenue to the north). To the south on the opposite side of the Whitegate Drive and Cumberland Avenue junction is a recent flat development comprising 2/3/4 storeys and 34 flats (03/1078 refers). To the west of the flats are 3 dormer bungalows which are set at a higher level than Cumberland Avenue beyond which is more traditional red brick housing. To the rear of the site (fronting Cumberland Avenue) is a large detached house. On the opposite side of Whitegate Drive is housing, shops and the new Whitegate Drive Primary Care Centre.

The Committee will have visited the site on 11 May 2010

DETAILS OF PROPOSAL

This application is for a block of part 3 and part 4 storey which would comprise18 two bedroom flats. The building would be L shaped and would be set on the same building line as 155 Whitegate Drive to the north but slightly further forward than Cumberland House on Cumberland Avenue (to the rear of the site).

2 areas of car parking would be provided with 6 spaces to the rear and 9 spaces to the front, both accessed off Cumberland Avenue. A small area of amenity space would be provided to the rear. The flats would all be spacious and the accommodation would be as follows 

· ground floor - four 2 bed flats, plant room and cycle storage 

· first and second floors - five 2 bed flats 

· third floor - four 2 bed flats

There would be a bin store to the rear and landscaping to the site frontages (including the retention of some of the existing trees) and adjacent no 155 Whitegate Drive. The existing boundary wall would be retained.

The L shaped block has been designed to step down adjacent to no 155 Whitegate Drive and Cumberland House and would rise to the corner where there would be a projecting feature (mainly glazing). Eight of the flats would have balconies which would face Cumberland Avenue and be south facing. A large number of the windows on the rear elevation of the building would be obscure glazed. The levels on the site would be altered to drop the building into the site and retaining walls would be constructed. The elevations would be broken with various features and there would be entrances to the building on the Whitegate Drive and Cumberland Avenue elevations. The materials proposed would be common to the area - slate, red brick, render and where additional materials are proposed eg zinc cladding this would be a grey colour.

MAIN PLANNING ISSUES

The main planning issues are

· the principle of the development 

· the design of the development 

· the impact on residential amenity 

· the impact on highway safety
CONSULTATIONS

Police Architectural Liaison Officer: Recommends development is built to Secure by Design standards, laminated glazing, appropriate lighting, cctv , a comprehensive access control system and gates to accesses to parking areas

United Utilities: No objection subject to a separate system of drainage

Head of Transportation: No objection in principle. Recognises that the site is in a sustainable location. Would prefer one access from Cumberland Road and the bin store to be positioned closer to Cumberland Avenue
Assistant Director of Street Scene: 3 Eurobins required to serve the development

PUBLICITY AND REPRESENTATIONS

Neighbours notified 23/02/2010
Site Notice Displayed 26/02/2010
Press Notice 01/03/2010

Objection received from 155 Whitegate Drive

Issues raised

· scale of the development 

· overshadowing 

· lack of parking 

· noise and disturbance 

· design 

· also concerns regarding what would happy to the existing garage on the site which forms part of the boundary to their property

The garage would be demolished and the boundaries with no 155 would be made good with a new wall. The other issues will be discussed in the assessment part of this report


NATIONAL PLANNING POLICY AND GUIDANCE

· Planning Policy Statement 1: Delivering Sustainable Development 

· Planning Policy Statement: Planning and Climate Change - Supplement to Planning Policy Statement 1 

· Planning Policy Statement 3: Housing 

· Planning Policy Statement 25: Development and Flood Risk
·  Planning Policy Guidance 13: Transport
REGIONAL SPATIAL STRATEGY TO 2021

Policy DP 1 Spatial Principles

Policy DP 2 Promote Sustainable Communities

Policy DP 4 Make the Best Use of Existing Resources and Infrastructure

Policy DP 5 Manage Travel Demand; Reduce the Need to Travel, and Increase

Accessibility

Policy DP 6 Marry Opportunity and Need

Policy DP 7 Promote Environmental Quality

Policy DP 9 Reduce Emissions and Adapt to Climate Change

Policy RDF 1 Spatial Priorities

Policy L 2 Understanding Housing Markets

Policy L 3 Existing Housing Stock and Housing Renewal

Policy L 4 Regional Housing Provision

Policy L 5 Affordable Housing

Policy RT 2 Managing Travel Demand

Policy RT 9 Walking and Cycling

SAVED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

LQ1 Lifting the Quality of Design 

LQ2 Site Context 

LQ3 Layout of Streets and Spaces 

LQ4 Building Design 

LQ6 Landscape Design and Biodiversity 

LQ8 Energy and Resource Conservation

HN3 Phasing 

HN4 Windfall Sites 

HN6 Housing Mix 

HN7 Density 

HN8 Affordable and Specialist Needs Housing

BH3 Residential and Visitor Amenity 

BH4 Public Health and Safety  

BH10 Open Space in New Housing Developments

NE10 Flood Risk

AS1 General Development Requirements 

AS3 Provision for Walking and Cycling 

P01 Planning Obligations 

SUPPLEMENTARY PLANNING GUIDANCE

SPG 10 - Floorspace standards for permanent flats

SPG 11 - Open space: provision for new residential development and the funding system

EMERGING PLANNING POLICY

Core Strategy Draft Preferred Option (February 2010) -

This document was reported to the Council's Executive on 10 March 2010 and it was approved subject to minor changes for public consultation which is likely to commence in May of this year. This document follows on from the 'Issues and Options' document which was subject to public consultation in the Summer of 2008.

The Core Strategy Draft Preferred Option has 4 main spatial objectives -

· sustainable regeneration, diversification and growth

· maximising regeneration

· providing supporting growth

· balanced, healthier and greener Blackpool

The relevant policies of the Draft Preferred Option are as follows -

Policy S1 - Strategic Direction and Location of Development

Policy S2 - City on the beach

Policy S3 - Housing Need: Blackpool Strategic Housing Sites 2010-2026

Policy S4 - Phased and Balanced Blackpool Housing Market 

Policy S5 - Employment Development and Economic Diversification

Policy S6 - Quality of Place

Policy S7 - Climate Change and Sustainable Development

Policy R1 - Resort Renaissance

Policy G3 - Health and Education

Policy G4 - Housing Mix, Density and Standards

Policy G5 - Affordable and Supported Needs Housing

Policy G7 - Protected Green Space

Policy G8 - Green Infrastructure

Policy G9 - Energy Requirements of New Development

Policy G10 - Sustainable Design, Layout and Construction

Policy G11 - Strategic Site Energy Requirements

ASSESSMENT

The principle of the development
The site is a brownfield site on a main thoroughfare of the town, close to local schools, health facilities and the Whitegate Drive District Centre and hence the principle of residential development on the site is acceptable. Indeed in the past the Committee has approved 15 flats on the site. The proposed development would be consistent with Policy HN4 of the Local Plan. The proposed 2 bed flats would be spacious and would meet the requirements of Policy HN6 and the Council's SPG on floorspace standards. Given the accessible location the provision of 15 car parking spaces for the 18 flats is considered acceptable. The applicant has agreed to resolve the open space and affordable housing requirements (Policies HN8 and BH10 of the Local Plan) through a Section 106 Agreement.


The design of the development
The development seeks to make the most of the corner location by incorporating a corner feature and would step down towards the existing properties to the north and west of the site. The elevations facing Whitegate Drive and Cumberland Avenue would be broken up by bay features/balconies/balustrading. Traditional materials would be used in the main and the materials' colours would reflect the local area. The proposal is therefore considered consistent with Policies LQ1, 2, 3 and 4 of the Local Plan. The retention of some of existing planting and the boundary wall would help to soften the development


The impact of the development on residential amenity

The development would be built on the same building line as no 155 Whitegate Drive and would step down towards no 155. That part of the development fronting Cumberland Avenue would be 12 metres from the rear garden of no 155 and the rear elevation would contain primarily windows which would be obscure glazed. The applicant's agent has produced sun path drawings for the various seasons of the year and these show that shadowing of the rear garden of 155 would only be likely during the winter months. The two areas of car parking would be between 1.5 and 3 metres from the boundary with no 155 and landscaping is proposed to soften the appearance of these areas. It is not considered that the use of the parking areas would cause significant noise and disturbance as the comings and goings would not be as great as other uses eg retail. There would be a separation distance of some 24 metres between the Cumberland Avenue elevation of the building and the elevated bungalows on the southern side of Cumberland Avenue, which is considered acceptable. The building would project in front of Cumberland House but as there would be a gap of 4 metres between the building and the house this is considered acceptable.


The impact of the development on highway safety

The application site is close to the new Primary Care Centre on Whitegate Drive and there have been issues with on street parking associated with the Care Centre. Solutions to these issues are currently being explored. The development would have 15 car parking spaces for the 18 flats. Covered cycle parking would be provided within the building and the site is on a bus route and within walking/cycling distance of local facilities (schools, shops, health centre). The Head of Transportation would prefer only one access off Cumberland Avenue (2 are proposed) It is not considered that the two accesses would be detrimental to highway safety although it is acknowledged that having two would reduce on street parking space. The application is therefore considered to be consistent with Policy AS1 of the Local Plan
LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
The applicant's agent has confirmed that the applicant will enter into a Section 106 Agreement to pay for the shortfall in open space provision (£10,576) and to secure the provision of affordable housing ( the development would generate a need for 5 dwellings). If Committee are minded to approve the application it would have to be deferred for officers to issue the decision upon the completion of a satisfactory Section 106 Agreement

HUMAN RIGHTS ACT

Under Article eight and Article one 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. It is not considered that the application raises any human rights issues.

CRIME AND DISORDER ACT 1998

The contents of this report have 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
ADDITIONAL BACKGROUND DOCUMENTS
	Recommended Decision:
	 Defer for Legal Agreement


Conditions and Reasons
	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.
	Details of materials to be used on the external elevations shall be submitted to and agreed in writing by the Local Planning Authority prior to the development being commenced.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ14 of the Blackpool Local Plan 2001-2016.


	3.
	Details of the surfacing materials to be used shall be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of the development.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ1 of the Blackpool Local Plan 2001-2016


	4.
	a) No development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. These details shall include any proposed changes to existing ground levels, means of enclosure and boundary treatment, areas of soft landscaping, hard surfaced areas and materials, planting plans specifications and schedules (including plant size, species and number/ densities), existing landscaping to be retained, and shall show how account has been taken of any underground services. 

b) The landscaping works shall be carried out in accordance with the approved details within the first planting season following completion of the development hereby approved or in accordance with a programme agreed in writing by the Local Planning Authority (whichever is sooner.)

c) Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure 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 with regards to Policy LQ6 of the Blackpool Local Plan 2001-2016.      


	5.
	(a) No development or other operations shall commence on site until a scheme (hereinafter called the approved protection scheme) which provides for the retention and protection of trees, shrubs and hedges growing on or adjacent to the site has been submitted to and approved in writing by the Local Planning Authority. 

(b) No operations shall commence on site in connection with the development hereby approved (including any tree felling, tree pruning, demolition works, soil moving, temporary access construction and or widening or any operations involving the use of motorised vehicles or construction machinery) until the protection works required by the approved scheme are in place.

(c) No excavations for services, storage of materials or machinery, parking of vehicles, deposit or excavation of soil or rubble, lighting of fires or disposal of liquids shall take place within any area designated as being fenced off or otherwise protected in the approved scheme are in place.

(d) The fencing or other works which are part of the approved protection scheme shall not be moved or removed, temporarily or otherwise, until all works including external works have been completed and all equipment, machinery and surplus materials have been removed from the site, unless the prior written agreement of the Local Planning Authority has first been sought and obtained.

Reason: To secure the protection, throughout the time that the development is being carried out, of trees, shrubs or hedges growing within or adjacent to the site which are of amenity value to the area, having regards to Policy LQ6 of the Blackpool Local Plan 2001-2016.       




	6.
	Prior to the development hereby approved being first brought into use the refuse storage provision shown on the deposited plans shall be provided and shall thereafter be retained.

Reason: In the interests of the appearance of the locality and the residential amenity of occupants and neighbours, in accordance with Policies LQ1 and BH3 of the Blackpool Local Plan 2001-2016.


	7.
	No development shall be commenced until a desk study has been undertaken and agreed in writing with the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on site contamination.  If the desk study identifies potential contamination, a detailed site investigation shall be carried out in accordance with a written methodology, which shall first have been agreed in writing with the Local Planning Authority. If remediation methods are then considered necessary, a scheme for decontamination of the site shall be submitted to and approved by the Local Planning Authority. The approved scheme shall be implemented and completed prior to the commencement of the development.  Any changes to the approved scheme shall be agreed in writing with 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.


	8.
	Prior to the development hereby approved being first brought into use the car parking provision shown on the deposited plans shall be provided and shall thereafter be retained.

Reason: In the interests of the appearance of the locality and highway safety, in accordance with Policies LQ1 and AS1 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The proposed development has been considered in relation to Policies LQ1,2,3,4,6 and 8; HN3, 4, 6 and 7; BH3, 4 and 10; NE10, AS1 and PO1 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.



Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval needs to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0220

	WARD:
	Stanley

	DATE REGISTERED:
	22/02/10

	LOCAL PLAN ALLOCATION:
	Countryside Area 

	APPLICATION TYPE:
	Outline Planning Permission

	APPLICANT:
	 Denmack Holdings


	PROPOSAL:
	Erection of residential development 



	LOCATION:
	LAND AT BAGULEYS GARDEN CENTRE, MIDGELAND ROAD, BLACKPOOL, FY4 5HE


-------------------------------------------------------------------------------------------------------------------------

BACKGROUND

This is the second application submitted for residential development on the site. The first (ref. 08/1181) was submitted in October 2008, made valid on 25th November 2008, and refused by this Committee on 23rd February 2009 on four grounds: 

· the impact of the proposal on the character and function of the Countryside Area;

· the potential for the proposal to compromise a comprehensive and co-ordinated approach to the future development of the area;

· the potential for the proposal to prevent the appropriate planning of supporting infrastructure, services and facilities;

· the impact of the development on highway safety. 

The current application is very similar to the previous application, albeit that the indicative layout plan now shows vehicular access to the properties proposed to front Stockydale Road coming from within the development rather than from Stockydale Road.  

SITE DESCRIPTION

The application site is a plot of land of approximately 1.1ha which is bounded by Midgeland Road to the west and Stockydale Road to the east. Properties fronting Stockydale Road and Midgeland Road abut the site to the south and south west respectively, with a dwelling fronting Stockydale Road to the north east and agricultural land to the north. The site has a frontage of some 38 metres to Midgeland Road with a longer frontage of approximately 94 metres to Stockydale Road. At present a garden centre accessed off Midgeland Road occupies roughly half of the site with the remainder being grazing land. 

The Committee will have visited the site on 11th May 2010. 

DETAILS OF PROPOSAL

The application is seeking outline planning permission, with all matters reserved, for the principle of a housing development on the site. The application does not seek to agree any details of the development at this stage. Nevertheless, the applicant must provide an indicative layout and parameters of the proposed scale of the development for an application of this kind. Thus the maximum height of any building has been proposed at 13.0m above ground level with a minimum height of 9.4m above ground level. 

The application has not been supported by the submission of any additional material. 

MAIN PLANNING ISSUES

The main planning issues are considered to be:

· the principle of residential development in this location

· the acceptability of the proposed scheme

· the suitability of the proposed access to the site

· the impact on the local area and amenity of nearby residents

These issues will be discussed in the assessment section of this report. 

CONSULTATIONS

Streetscene Inspection and Enforcement Manager - each property would require 3 x 240 litre Wheelie Bins to be stored within the confines of their premises and not on the public highway. 

Environment Agency - the site is within a low probability flood zone although surface water flooding was recorded in the vicinity in 2007. Surface water discharged from the site should therefore be attenuated to existing levels or less. A number of conditions are recommended which would require a surface water drainage strategy to be agreed and then implemented, a desktop study into land contamination to be undertaken with any necessary remediation carried out, and a scheme for the disposal of foul and surface water to be agreed and constructed. The use of Sustainable Urban Drainage Systems is recommended. It is recommended that the homes should meet Level 3 or better of the Code for Sustainable Homes.  

Assistant Director Neighbourhoods and Communities (Environmental Protection - Environmental Health): the site would be situated directly adjacent to a licensed dog kennel about which the Council has received numerous complaints. Some works have been undertaken to limit noise pollution from this use but animal licensing legislation restricts the work that can be done. As such, it is anticipated that the existing use would have an unacceptable impact on the residential amenity of the occupants of the proposed properties through noise disturbance. Notwithstanding this consideration, an assessment of road traffic noise should be undertaken to determine the NEC for the site to ensure the noise levels in the gardens would comply with relevant guidance. As this could dictate the layout of the site, it should be undertaken at an early stage. Before construction starts, an environmental method statement should be submitted which details how any impacts on the environment during construction (i.e. dust, smoke, noise) will be mitigated. Noise levels should be monitored and kept within agreed levels. Construction should be limited to 8am to 6pm Monday to Friday, and 8am to 1pm on Saturdays, with no work on Sundays and Bank Holidays. 

Environmental Protection (Land Contamination) - a desk top site contamination study will be required.
United Utilities (water) - no objection to the proposal providing that the following conditions are met:

· surface water is not allowed to discharge into a foul/combined sewer; 

· the site is drained on a separate system with only foul drainage connected into the foul sewer;

· land or subsoil drainage is not connected into the public sewer system;

· a separate metered supply to each unit is required at the applicant's expense;

The applicant should contact United Utilities regarding connection to the water mains/public sewers. 

United Utilities does not support the use of SUDS other than surface waters draining into a balancing pond providing the following conditions are met:

· the Local Authority must take responsibility for the maintenance of the pond;

· the freehold of the land on which the pond lies is transferred to the Local Authority;

· United Utilities is provided with a deed of "Grant of Rights" to discharge into the pond in perpetuity;

· that measures have been taken to prevent flooding;

· that a legal agreement is in place between all parties.  
Head of Transportation - objects because the application lacks detail and does not provide sufficient information relating to the improvement of the highway to accommodate the increase in traffic. The existing access to the site is substandard for the residential development proposed. Significant highway improvements would be required at the access including the widening of Midgeland Road and the provision of a right turn facility. Due to the lack of space available, there is no scope on site for the access to be improved to cater for the proposal. Stockydale Road is also unsuitable to take additional traffic due to its width and the fact that there is no pavement for pedestrians. A maximum number of 95 parking spaces should be provided within the development, provision should be informed by the submission of an accessibility questionnaire. A commuted sum contribution would be required towards the provision of bus stop upgrades and cycle facilities. The application does not propose any improvements to street lighting. The arrangement of the site allows refuse vehicles to access and egress the site in forward gear and manoeuvre within the site. 

Lancashire County Council Ecologist - part of the application site is undeveloped and may therefore support habitats and species of biodiversity value. Insufficient information has been submitted in order to assess the application properly. Prior to determination an ecological assessment should be submitted and this should inform the design of the development. Conditions should then be imposed to ensure proper mitigation and compensation. The ecological assessment should include a phase 1 habitat survey, an assessment of the potential for the site to support protected/priority species, an evaluation of the ecological status of any habitat, a phase 2 habitat survey of any semi-natural habitats or those of interest, an assessment of likely ecological impacts, and appropriate surveys for protected/priority species. The development should be designed in such a way as to avoid ecological impacts, off-set unavoidable impacts and deliver enhanced biodiversity and habitat, including habitat connectivity. All habitats to be managed or maintained should be mapped. The appropriate legislation relating to the protection of habitats and species should be considered at all times. Any ecological assessment should give particular consideration to the potential presence of great crested newts, bats, water voles, common toads, hedgehogs and breeding birds. Record should also be made of the presence of any invasive or injurious weeds and, if found, the developer would need to adopt methods to prevent their spread.

PUBLICITY AND REPRESENTATIONS

Site notice displayed: 09/03/10

Press notice displayed: 03/03/10

Neighbours notified: 26/02/10

Objections have been received from: 

Florence Street - 
3

Midgeland Road - 
140, 142, 145, 149, 153, 158, 166, 176

School Road - 
Swallow Cottage, Wren Cottage

Stockydale Road -
7, 9, 11, 15, 27, 38, 40, 46, 50

The issues raised are: 

General

· No need for new housing

· Loss of property value

· Will place greater burden on local community facilities

· The focus should be on utilising vacant properties in the inner areas

Environmental

· Loss of rural character

· Loss of green space

· Loss of wildlife

· Would generate vermin

· Effect on drainage and water table

· Increased flooding

· Area should be greenbelt

· Loss of agricultural land

· Increased pollution

· Increased litter

· Subsidence issues

Amenity

· Over-intensive development

· Loss of daylight and sunlight

· Loss of privacy 

· Noise and disturbance associated with the proposed development

Design

· Not in-keeping with built form of area

· Inadequate landscaping
Access and Parking

· Traffic and road safety issues

· Impact on local parking provision

· Lack of parking within the development
Although this outline application seeks to agree the principle of development only, an indicative layout plan has been provided and many of the comments made relate to this plan. However, issues relating to the layout and design of the development cannot be considered at this stage. Issues relating to property value and subsidence also cannot be considered as part of a planning assessment. The remaining issues will be discussed in the assessment section of this report. 

NATIONAL PLANNING POLICY AND GUIDANCE

Planning Policy Statement 1: Delivering Sustainable Development 

Planning Policy Statement: Planning and Climate Change - Supplement to Planning Policy Statement 1 

Planning Policy Statement 3: Housing 

Planning Policy Statement 5: Planning for the Historic Environment

Planning Policy Statement 7: Sustainable Development in Rural Areas 

Planning Policy Statement 9: Biodiversity and Geological Conservation 

Planning Policy Statement 10: Planning for Sustainable Waste Management  

Planning Policy Statement 23: Planning and Pollution Control 

Planning Policy Statement 25: Development and Flood Risk
Planning Policy Guidance 13: Transport
Planning Policy Guidance 17: Planning for Open Space, Sport and Recreation 

Planning Policy Guidance 24: Planning and Noise 

REGIONAL SPATIAL STRATEGY

Policy DP 1 Spatial Principles

Policy DP 2 Promote Sustainable Communities

Policy DP 3 Promote Sustainable Economic Development

Policy DP 4 Make the Best Use of Existing Resources and Infrastructure

Policy DP 5 Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility
Policy DP 6 Marry Opportunity and Need

Policy DP 7 Promote Environmental Quality

Policy DP 9 Reduce Emissions and Adapt to Climate Change

Policy RDF 1 Spatial Priorities

Policy RDF 2 Rural Areas

Policy W 5 Retail Development
Policy L 1 Health, Sport, Recreation, Cultural and Education Services Provision

Policy L 2 Understanding Housing Markets

Policy L 3 Existing Housing Stock and Housing Renewal

Policy L 4 Regional Housing Provision

Policy L 5 Affordable Housing

Policy RT 2 Managing Travel Demand

Policy RT 9 Walking and Cycling

Policy EM 1 Integrated Enhancement and Protection of the Region’s Environmental Assets

Policy EM 3 Green Infrastructure

Policy EM 5 Integrated Water Management
Policy EM 16 Energy Conservation & Efficiency 

Policy CLCR 1 Central Lancashire City Region Priorities

Policy CLCR 2 Focus for Development and Investment in Central Lancashire City Region

Policy CLCR 3 Green City

Policy IM1 Implementation
SAVED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

The relevant policies are as follows -

Policy LQ1 Lifting the Quality of Design 

Policy LQ2 Site Context 

Policy LQ3 Layout of Streets and Spaces 

Policy LQ4 Building Design 

Policy LQ6 Landscape Design and Biodiversity 

Policy LQ8 Energy and Resource Conservation

Policy HN3 Phasing 

Policy HN4 Windfall Sites 

Policy HN6 Housing Mix 

Policy HN7 Density 

Policy HN8 Affordable and Specialist Needs Housing

Policy BH3 Residential and Visitor Amenity 

Policy BH4 Public Health and Safety 

Policy BH6 New Open Space Provision 

Policy BH10 Open Space in New Housing Developments

Policy BH16 Proposed Shopping Development Outside Existing Frontages

Policy BH20 Provision of New Community Facilities

Policy NE2 Countryside Areas 

Policy NE6 Protected Species 

Policy NE7 Sites and Features of Landscape, Nature Conservation and Environmental Value 

Policy NE10 Flood Risk

Policy AS1 General Development Requirements 

Policy AS2 New Development with Significant Transport Implications 

Policy AS3 Provision for Walking and Cycling 

Policy AS7 Aerodrome Safeguarding

Policy P01 Planning Obligations 

SUPPLEMENTARY PLANNING GUIDANCE

SPG 11 - Open space: provision for new residential development and the funding system

EMERGING PLANNING POLICY

Core Strategy Draft Preferred Option (February 2010)
This document was reported to the Council's Executive on 10 March 2010 and it was approved subject to minor changes for public consultation. This document follows on from the 'Issues and Options' document which was subject to public consultation in the Summer of 2008 and it also follows on from the following reports to the Council's Executive:

On 23rd February 2009, the Council’s Executive received a report on the options for accommodating Blackpool's future housing requirement including the response to this consultation.  It resolved to:
1. approve the Blackpool Core Strategy Preferred Development Option as a mix of Inner Area Regeneration, Marton Moss and wider M55 Hub Growth Point; and

2. that this Preferred Option be the basis for the draft Core Strategy to be prepared for consideration by Executive and for subsequent consultation.

In response to this resolution, the full Council at its meeting on 18th March 2009 noted concern over the inclusion of Marton Moss as part of the preferred spatial option of the Blackpool Core Strategy. The full Council therefore requested the Executive to give further consideration to the scope to increase housing supply on brownfield land and to undertake a comprehensive assessment of the Moss lands, including the application site. 

On 15 July 2009 a report was taken to the Council's Executive in response to the full Council's request regarding the availability of brownfield sites to meet housing demand and an assessment of the Moss lands. The report suggested the following

Blackpool needs to find land to accommodate 7,200 new homes between 2009 and 2026. Sites for approximately 2,500 new homes have been identified on vacant, derelict and underused land or through property conversions. The Core Strategy requires to identify lands for a further 4,700 new homes. With substantial Government investment, it is considered that a further 2,000 new homes could be developed within Inner Blackpool. There would remain an outstanding requirement for 2,700 homes to be met by new, largely greenfield, development on the edge of Blackpool.

The report recommended

... that Blackpool's Core Strategy Preferred Option for accommodating housing and other land requirements to 2026 be developed incorporating the concept of a wider mixed use M.55 Hub within which lands at Marton Moss be allocated as follows: 

a) Between Yeadon Way and School Road for the phased development of 2,700 new homes and associated facilities whist conserving existing key features and recreational provision and improving public access; 

b) Between School Road, Midgeland Road and Division Lane as an area safeguarded from development, maintaining and potentially strengthening policy restrictions on built development
The Executive decision to follow the recommendation (ref EX/40/2009) was called in and considered by the Council's Overview and Scrutiny Committee on 22 July 2009 when the Committee agreed to take no further action in respect of the call in request, thus enabling the Executive decision to be implemented immediately.

The Core Strategy Draft Preferred Option will be subject to public consultation for an 8 week period between 10th May and 5th July 2010. This Draft Preferred Option has 4 main spatial objectives -

· sustainable regeneration, diversification and growth

· maximising regeneration

· providing supporting growth

· balanced, healthier and greener Blackpool

The relevant policies of the Draft Preferred Option are as follows -

Policy S1 - Strategic Direction and Location of Development

Policy S2 - City on the beach

Policy S3 - Housing Need: Blackpool Strategic Housing Sites 2010-2026

Policy S4 - Phased and Balanced Blackpool Housing Market 

Policy S5 - Employment Development and Economic Diversification

Policy S6 - Quality of Place

Policy S7 - Climate Change and Sustainable Development

Policy R1 - Resort Renaissance

Policy M1 - Strategic Allocations of Land for residential development on Marton Moss

Policy M2 - Phased release of sites at Marton Moss/M55 hub

Policy M3 - New Neighbourhood Development: Housing Mix

Policy M4 - New Neighbourhood Development: Community Infrastructure

Policy M5 - Neighbourhood Character: Marton Moss

Policy M8 - M55 Hub Transport and Connectivity

Policy G3 - Health and Education

Policy G4 - Housing Mix, Density and Standards

Policy G5 - Affordable and Supported Needs Housing

Policy G7 - Protected Green Space

Policy G8 - Green Infrastructure

Policy G9 - Energy Requirements of New Development

Policy G10 - Sustainable Design, Layout and Construction

Policy G11 - Strategic Site Energy Requirements

Policy S4: Phased and Balanced Blackpool Housing Market and Policy M2: Phased release of sites at Marton Moss/M55 Hub, are the most relevant to this application. Policy S4 envisages the provision of 500 homes on Marton Moss between 2011-2016, 1,000 homes between 2016-2021, and 1,200 between 2021-2026. Policy M2 seeks to divide Marton Moss into three areas (M2A, M2B and M2C) to enable the phased delivery of housing in this area. The application site would fall within area M2(B). The supporting text to this policy makes it clear that any residential developments would need to come forward as part of a plan for the comprehensive redevelopment of the area. Particular reference is made to the need to address drainage across the wider Moss lands in a comprehensive and sustainable way. 

The evidence base supporting the emerging Core Strategy comprises a number of documents, the following are relevant in this case: 

· Strategic Housing Land Availability Assessment (May 2008 and May 2009)

· Blackpool Strategic Flood Risk Assessment (June 2008)

· Fylde Coast Strategic Housing Market Assessment (April 2008)

· Blackpool Nature Conservation Statement (April 2008)

· Visitor Accommodation Study (August 2009)

· Housing Monitoring Report (2009)

Running in tandem with the Core Strategy preparation and the Marton Moss evaluation has been the wider M55 Hub assessment and various documents have been produced in association with this:

· Extended Phase 1 Ecological Report for the study area (July 2009)

· The Historic Characterisation of Marton Moss (June 2009)

· The M55 Hub - A Prospectus for Development (July 2009) 

Action Area Plans

As part of its commitment to bringing forward inner urban area regeneration the Council is progressing Action Area Plans for 3 areas of the town:

· Foxhall Resort Neighbourhood

The preferred option was reported to the Council's Executive on 15 July 2009 and then subsequently it was the subject of public consultation between 16 July and 31 August 2009. It includes various sub areas and seeks as one of its key aims to bring forward an area for comprehensive redevelopment as a new high quality residential neighbourhood (subject to funding availability). The timescale for delivery has been estimated as 5 years.

· North Beach

An interim planning statement for the area was reported to the Council's Executive on 15 July 2009 and was then subject to public consultation between 1 August and 14 September 2009. This statement is in effect a 'holding' document until the Action Area Plan is progressed. Again residential proposals through conversion/redevelopment are being advocated. Given the economic circumstances and uncertainty regarding future public funding a report was taken to the Council's Executive on 22 February 2010 recommending that work on the preparation of the Action Area Plan be suspended and instead a Supplementary Planning Document be prepared to provide a framework and planning guidance for development in the area.

· South Beach

An Issues and Options document was the subject of public consultation between 1 September and 19 October 2009. The options include for conversion to and redevelopment for residential use. Consultation on the Preferred Option will take place later this year.

ASSESSMENT

Allocation

The application site is currently within the defined Marton Moss Countryside Area. Policy NE2 of the Local Plan relates to this area and is designed to preserve its open and rural character and function, and prevent the expansion of the built up area into the open countryside. The Countryside Areas identified within the boundary of Blackpool merge with wider areas of Countryside in the adjoining borough of Fylde. Policy NE2 prohibits the development of new dwelling units within the Countryside Areas unless essential to support agricultural or horticultural uses. This principle is longstanding in local planning policy as a similarly worded policy featured in the 1996 Local Plan. The proposal would be contrary to Policy NE2 of the Blackpool Local Plan. 

The Regional Spatial Strategy (RSS) was adopted in 2008 and is therefore a more recent expression of policy than the Blackpool Local Plan. The RSS sets out the housing figures for the North West for the period up to 2021 under Policy L4. This Policy increases the requirement for new dwellings in Blackpool from 3230 for the period 2001-2016, as formerly set out under the now cancelled Policy HN1 of the Blackpool Local Plan, to 8000 for the period 2003-2021. There is, however, a recognition that this provision should be phased; should take place on a sequential basis (brownfield sites first); should take place where water and wastewater capacity permits; and should be in accordance with plans/strategies. There is a clear statement within the supporting text to the policy that the location of new housing provision should be determined through the Local Development Framework. Of the saved policies of the Local Plan which relate to housing development, Policy HN3 relates to the phasing of delivery and Policy HN4 sets out the Council's approach to 'windfall' sites which come forward during the plan period. This policy seeks to encourage the use of land within the existing urban area, on the basis that the land is not needed to maintain amenity, nor safeguarded for another use.  

The Council is currently preparing its Core Strategy, the Council’s principle Development Plan Document (DPD). The Core Strategy will identify sites to meet Blackpool's housing requirement of 444 dwellings per annum. The Core Strategy Draft Preferred Option was reported to the Council's Executive on 10 March 2010 and was approved for public consultation. The report to the executive stated that "the priority focus of the Core Strategy is on pursuing the revitalisation of the town centre, resort, and inner area core. Proposals for supporting growth at Marton Moss seek to meet future housing and related community needs which cannot be met in the existing urban area, increasing the wider choice and quality of housing in a way that complements and supports central area regeneration". 

This followed on from an earlier resolution "...for Blackpool's Core Strategy Preferred Option accommodating housing and other land requirements to 2026 by development incorporating the concept of a wider mixed use M.55 Hub within which lands at Marton Moss be allocated as follows: 

 a) Between Yeadon Way and School Road for the phased development of 2,700 new homes and associated facilities whist conserving existing key features and recreational provision and improving public access; 

b) Between School Road, Midgeland Road and Division Lane as an area safeguarded from development, maintaining and potentially strengthening policy restrictions on built development.

The work currently being undertaken has to an extent determined how much, if any, of the Moss lands needs to be allocated by the Council for development. It is accepted that this would be subject to further public consultation. The application site has been subject to public consultation through the submission of the outline planning application for this site, and members will be aware of the nature of and extent of representations received to date. 

Notwithstanding this consideration, Policy M2 of the emerging Core Strategy seeks to divide Marton Moss into three areas in order to enable the phased delivery of new housing. The application site would fall within area M2(B). This area would be included in Phase 2 for delivery between 2016 and 2021. This approach also accords with Policy S4 which proposes the provision of 500 homes on the Moss up to 2016. The proposed development at Moss House Road for 584 homes by Kensington Developments Ltd. would account for all of this provision. Consequently this proposal would be contrary to Policies S4 and M2 of the emerging Core Strategy. 

Housing land supply

PPS 3 suggests that Local Planning Authorities should be able to demonstrate an up-to-date 5 year supply of housing land to meet their annualised requirements. The Council's latest Housing Monitoring Report (2009) and Strategic Housing Land Availability Assessment (2009) recorded that, as of 1st April 2009, the borough had a 3 year supply of housing from existing planning permissions. Paragraph 71 of PPS 3 suggests that Local Planning Authorities should consider favourably planning applications for housing where they cannot demonstrate a 5 year supply. However, this is caveated by suggesting that applications still need to meet other requirements. In this instance, there are other considerations which override the 5 year supply issue which will be discussed below. 

Piecemeal development

The indicative plans submitted with the application suggest the provision of 36 houses of between 2 and 6 bedrooms. Although a development of 36 new homes may not, in itself, require the provision of new community facilities such as schools, medical centres or leisure facilities, it could place additional strain on existing provision. This application does not propose any community facilities as part of the scheme, and there are no wider plans for provision to which the applicant could make a contribution. Were other developments of this scale to come forward, the cumulative increase in pressure on existing facilities could overwhelm current provision. As such, the proposal is considered to constitute piecemeal development. This is directly contrary to the provisions of PPS 3 which requires new housing to be provided in a way that makes and effective and efficient use of land, and which creates sustainable and inclusive communities with a good range of facilities and access to jobs, key services and infrastructure. Through the Core Strategy, the Council is seeking to identify areas of land for comprehensive housing development to ensure adequate provision of community services and infrastructure. The development of this site for housing at this time would compromise the future comprehensive development of the identified Moss land areas for residential use should these areas come forward as part of the Core Strategy. 

Density of development 

Although only indicative at this stage, the application proposes 36 dwellings on a 1.07ha site. This would equate to a proposed housing density of 33.6 dwellings per hectare. This would accord with the minimum acceptable housing density of 30 dwellings per hectare as quoted in Policy HN7 of the Local Plan and para 47 of PPS 3. 

Housing mix

The indicative layout plan submitted with the application suggests that the following housing types would be provided through the proposal:

· 9 detached houses (25%)

· 16 semi-detached houses (44%)

· 11 terraced houses (31%)

This mix of house types would accord with the requirements of Policy HN6 of the Local Plan. 

The indicative housing schedule submitted with the application suggests that the following house sizes would be provided through the proposal: 

· 3 four/six-bedroom houses (8%)

· 9 four-bedroom houses (25%)

· 13 three-bedroom houses (36%)

· 11 two-bedroom houses (31%)

This mix of house sizes and types would accord with the requirements of Policy HN6 of the Local Plan. The applicant has not demonstrated that the properties would meet the Council's minimum accepted floorspace standards, but this is not a matter for consideration at this stage.  

Affordable housing

Both Policy L5 of the RSS and Policy HN8 of the Local Plan seek to ensure the provision of affordable housing within housing developments. The latter requires a rate of provision of 30% for housing developments of more than 15 dwellings. For this scheme this would equate to 11 of the 36 dwellings proposed. This policy is permissive of off-site provision where this would directly contribute to housing renewal in the town's housing priority neighbourhoods. No affordable housing provision has been shown as part of the application and to date no agreement has been entered into regarding any off-site provision. As such, the proposal is contrary to Policies L5 of the RSS and HN8 of the Local Plan. 

Layout/design of site

The current application seeks to agree the principle of residential development on the site with all other matters reserved for consideration at a later date. As such, the layout plan submitted with the application is purely indicative. This plan suggests that the site would be laid out in a cul-de-sac formation. The main access road into the site would run perpendicular to Midgeland Road and would give vehicular access to two of the six properties proposed to front Stockydale Road. A road running parallel to Midgeland Road would link the main access road to a second road running perpendicular to Midgeland Road. Vehicular access to the remaining four houses proposed to front Stockydale Road would be gained from this road. 
This layout is considered to be unacceptable as it would not reflect the existing character, features and landscape boundaries of the site. This area of Marton Moss developed in a piecemeal fashion around early agricultural uses of the land, and this process of development has contributed significantly to the character of the area. The layout of the proposed development appears heavily engineered and would dictate uniformity amongst the building frontages. The proposed properties would have limited areas of outdoor amenity space compared to the surrounding properties and this makes the development appear over-intensive. Given the character of the immediate area, and the fact that there is no single design vernacular or building style in the locality, a design which would result in the appearance of a more incremental form of development would be more appropriate. The indicative plan provided does not suggest that the principles set out in 'Manual for Streets' have been given due consideration. If the Committee is minded to grant outline planning permission at this stage, these issues must be resolved at reserved matters stage. 

Scale is not a matter for consideration at this stage but the applicant has indicated that the properties would be between 9.4m and 13.0m in height, which would roughly equate to a mix of two- and three-storey homes. This would be broadly acceptable on the majority of the site, however, two dormer bungalows abut the site to the south-east. The provision of two or three-storey dwellings in this area would have an unacceptable impact on outlook and privacy, particularly given the limited separation distances indicated on the submitted plan. As such, the minimum height as proposed is unacceptable and should be reduced. 
Impact on residential amenity 

Policy BH3 of the Local Plan seeks to protect the amenity of existing residents. The indicative layout appears to achieve the necessary separation distances between the proposed properties and the existing houses surrounding the site (21m back-to-back and 13m back-to-side). Similarly the layout has been designed to largely achieve the necessary spacing between the proposed properties. Consequently, notwithstanding the heights of the properties, no impacts on amenity arising through overlooking or overshadowing are anticipated as a result of the positioning of the houses. Some increases in noise and disturbance through increased activity would be anticipated as a consequence of this proposal. However, this would be commensurate with the development of the wider Moss area for housing development should these lands come forward as part of the Core Strategy. The suggested nature of the internal site roads would mean that any increased traffic noise would predominantly affect the proposed rather than existing properties.

Although the proposed properties are not considered likely to have a detrimental impact on the residential amenity of the occupants of existing properties, it is felt that the location of an existing cattery/kennel business to the south-west of the site would have an unacceptable impact on the residential amenity of the occupants of the proposed properties through noise and disturbance. Due to the restrictions of current animal licensing legislation, it is not anticipated that this impact could be reduced. 
Open space

Policy L1 of the RSS and Policy BH10 of the Local Plan seek to secure on site provision of open space to meet the needs of residents of a development. A figure of 36 dwellings has been suggested comprising 11 x two-bedroom homes, 13 x three-bedroom homes and 12 x 4+ bedroom homes. Consequently, the level of Public Open Space provision required for the development would be 2,616 sq m. If this could not be provided on site, a commuted sum contribution of £37,496 would be needed. At present the applicant is not proposing any Public Open Space as part of the development and, to date, no agreement has been entered into regarding any off-site provision. As such, the proposal is contrary to Policies L1 of the RSS and BH10 of the Local Plan.

Impact on trees, hedgerows and biodiversity

Policy EM1 of the RSS and Policy NE7 of the Local Plan seek to protect existing features (trees, hedgerows, watercourses) that may have an amenity/nature conservation value, and these policies, by association, seek to have some influence on habitats. The applicant has not submitted any kind of ecological survey or tree report. The consultation response from the County Ecologist recommends that more information is needed to enable the application to be determined properly. However, as the proposal is unacceptable in principle, this information has not been requested. Nevertheless, the County Ecologist considers that the site may offer habitat which supports valuable biodiversity which should be protected. As the applicant has not demonstrated that the biodiversity of the site will be maintained or enhanced, the proposal can be considered to be contrary to Policies EM1 of the RSS and NE7 of the Local Plan.  
Impact on highway safety/accessibility

The application does not provide sufficient information and detail. The existing access to the site is inadequate to serve the proposed development and the Head of Transportation does not consider there to be scope to improve the access sufficiently on site to cater for the proposal. The application does not include any proposals to improve street lighting in the vicinity or to create an appropriate access point to the site. The accessibility of the site is low. Stockydale Road is unsuitable to take additional traffic generated by this development. Although the indicative layout plans suggest that vehicular access to the proposed properties fronting Stockydale Road would be from within the development, it is nevertheless likely that the proposal would lead to an increase in traffic movement on Stockydale Road e.g. from visitors and/or multi-car families. 
Impact on drainage/flood risk

Policy EM 5 of the RSS and Policy NE10 of the Local Plan seek to ensure that new development will be located so as not to be at the risk of flooding and should not contribute to the incidence of flooding through increased surface water run off. The policies encourage the use of SUDS. Neither the Environment Agency nor United Utilities have raised any objections in principle to this development, however, both have stipulated conditions which must be met. The Blackpool Strategic Flood Risk Assessment (June 2008) suggests at para 18.4 that a Drainage Action Plan should be provided for the whole of Marton Moss. It has not been made clear as to how the drainage of this site would integrate with the drainage of other lands on the Moss should they be considered suitable for development. As previously stated, this proposal is considered to constitute piecemeal development. Consequently, although there is no reason to believe that an appropriate drainage system could not be put in place for this site, the nature of the proposal compromises the development of a comprehensive drainage strategy for the wider Moss area (bounded by Midgeland Road, Yeadon Way and Progress Way) and so must be considered to be contrary to Policy EM5 of the RSS, Policy NE10 of the Local Plan and the Strategic Flood Risk Assessment at the present time.
Conclusion

The development of this site for residential use would be contrary to the current Local Plan designation of the land. It would also be premature in advance of the publication of the Council's Core Strategy, and would constitute piecemeal development thereby compromising the comprehensive development of this part of the Moss lands for housing. This would be contrary to the provisions of PPS 1 and PPS 3 which advocate sustainable development and the provision of new housing in such a way as to ensure the effective and efficient use of land, the creation sustainable and inclusive communities with a good range of facilities, and access to jobs, key services and infrastructure. Although not matters for consideration at this stage, the indicative layout and design of the site are considered unacceptable. The application does not make provision for adequate levels of affordable housing or public open space. No ecological or drainage reports have been submitted to support the application, and so the Council cannot satisfy itself at the current time that biodiversity would be adequately preserved or that the site would be drained in such a way as to integrate effectively with any future drainage strategy developed for the wider Moss area (bounded by Midgeland Road, Yeadon Way and Progress Way). 

On this basis the Committee is recommended to refuse the application.
HUMAN RIGHTS ACT

Under Article eight and Article one 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 is not considered to raise any Human Rights issues. 

CRIME AND DISORDER ACT 1998

The contents of this report have 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
	Recommended Decision:
	 Refuse




Conditions and Reasons
	1.
	The application does not contain sufficient information to enable a full assessment of the proposal. In order to assess the application appropriately, the following information is needed:

· An ecological survey and report;

· An arboricultural survey and report;

· A drainage survey and report;

· An accessibility questionnaire;

· A detailed scheme for the provision of an access point;

· A scheme for the provision of affordable housing;

· A scheme for the provision of public open space.

In the absence of the assessment that this information would facilitate, the Council as Local Planning Authority is unable to reach a fully informed decision as to the proposal's acceptability or otherwise.




	2.
	Notwithstanding the outstanding information required to properly assess the application, the proposed development would compromise the open and rural character and function of the Marton Moss Countryside Area and, as such, would be contrary to Policy NE2 of the Blackpool Local Plan 2001-2016. 




	3.
	Notwithstanding the outstanding information required to properly assess the application, the proposed development is contrary to Policy L4 of the Regional Spatial Strategy and Policy HN4 of the Blackpool Local Plan 2001-2016 in advance of the publication of the Blackpool Core Strategy which will identify appropriate areas for major new housing development as part of a comprehensive development strategy for the borough as a whole. 




	4.
	Notwithstanding the outstanding information required to properly assess the application, the proposed development would constitute piecemeal development which would compromise the comprehensive and sustainable development of the wider Marton Moss area for major housing development, with appropriate provision for community facilities and infrastructure, should this area be identified through the emerging Blackpool Core Strategy. 




	5.
	Notwithstanding the outstanding information required to properly assess the application, the proposed development is contrary to Policy EM5 of the Regional Spatial Strategy, Policy NE10 of the Blackpool Local Plan 2001-2016 and the 'Blackpool Strategic Flood Risk Assessment (June 2008)' pending a detailed assessment of the drainage requirements for the site and the land bounded by Midgeland Road, Yeadon Way and Progress Way. 




	6.
	Notwithstanding the outstanding information required to properly assess the application, the proposed development is contrary to Policy L5 of the Regional Spatial Strategy and Policy HN8 of the Blackpool Local Plan 2001-2016 as no provision has been made for affordable housing as part of the development.




	7.
	Notwithstanding the outstanding information needed to properly assess the application, the proposed development is contrary to Policy L1 of the Regional Spatial Strategy and Policy BH10 of the Blackpool Local Plan 2001-2016 as no provision has been made for public open space as part of the development. If a greater amount of public open space is provided within the site, the housing density of the development would fall below the accepted minimum level set out in Policy HN7 of the Blackpool Local Plan 2001-2016.




	8.
	Notwithstanding the outstanding information needed to properly assess the application, the proposed development is contrary to Policy BH3 of the Blackpool Local Plan 2001-2016 as the proposed minimum parameter of the scale of the development is too high in the context of the indicative layout and would compromise the residential amenity of the occupants of the nearby properties through potential overshadowing and overlooking.




Advice Notes to Developer
Not applicable

COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0256

	WARD:
	Park

	DATE REGISTERED:
	15/03/10

	LOCAL PLAN ALLOCATION:
	Neighbourhood action plans/Protection of Public Open Space 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	 Blackpool Council


	PROPOSAL:
	Erection of fourteen, two-storey, dwellinghouses with new access road from Forshaw Avenue, associated car parking and boundary treatment and refurbishment of retained park.



	LOCATION:
	LAND BOUNDED BY DRAYCOT AVENUE, GATESIDE DRIVE, FORSHAW AVENUE AND REAR OF 15-45 CHEPSTOW ROAD, BLACKPOOL.


-------------------------------------------------------------------------------------------------------------------------

SITE DESCRIPTION

The application relates to a 1.06 ha.(approx.) area of formal Public Open Space (POS) comprising parkland with play area at the rear of 15-45 Chepstow Road and which has frontages to Draycot Avenue to the north, Gateside Drive to the south and Forshaw Avenue to the east. The children's play equipment is situated at the southern end of the park with the remaining area laid out with paths and shrub beds.

The site contains a significant number of mature and semi-mature trees, of various species, many of which are concentrated about the northern, eastern and western boundaries of the site. Two-storey semi-detached and terraced, houses and flats, adjoin and overlook the site.
It is expected that Committee will inspect the site on 11th May 2010.
DETAILS OF PROPOSAL

In June 2009, the Government announced a funding programme that would enable Local Councils to build new affordable housing on land already in Council ownership. At the same time the Council's Executive Committee agreed to develop proposals for new affordable housing for rent by the Council on land within its ownership. 

The application site was identified as a potential housing site late last year and has been the subject of pre-application discussion between officers for a number of months. The submitted layout has resulted from those discussions and also from public meetings with neighbours and community groups who were unable to support the layouts for two earlier schemes but now support the development.  
The two aims of the development proposals are stated to be -

·  To improve the park, and

·  To provide affordable housing for families.
Whilst the scheme involves building upon about a third of the existing park, the application also includes the refurbishment and upgrade of the retained area of park with new play facilities and landscaping. The detailed upgrade scheme has not been finalised and, whilst children have already provided some ideas for play features, further discussion with residents' groups are to be undertaken.

In relation to the planning application the Council's undertaking is that:

· The improvement works to the park will be carried out at the same time as the proposed housing development, to be completed by the end of March 2011.

· A programme of detailed consultation will be completed by the end of June 2010 to inform the design of the new play and landscaping works. 

· A funding package in the region of £100,000 will be used to deliver the improvements to the park. 

The residential component of the application is for the erection of 14 two-storey houses, 12 of which are to be in four blocks of three and two of which will be semi-detached, on two areas of the park utilising approximately 0.3 ha. of the overall site, about one-third of the park. 

The housing will provide 12 x 4-bedroomed, 6-person, houses and 2 X 3-bedroomed, 5-person, houses. It is stated that there are currently 7343 households on the waiting list for homes in Blackpool, 907 of which are families requiring 3 or 4-bedroomed houses, but only around 70 family houses of this size become available each year. The proposals are intended to go towards redressing the imbalance as part of a wider housing strategy for the Grange Park area. 

The application is accompanied by a Supporting Statement, the requisite Design and Access Statement, and a Tree Survey Report together with supplementary background information.      
MAIN PLANNING ISSUES

The main points for consideration can be summarised as:  
· Principle of Development/Loss of Public Open Space 

· Impact on Residential Amenity

· Design and Appearance of Development

· Access/Car Parking 

· Loss of Trees 

CONSULTATIONS

Head of Transportation - Comments received regarding general access arrangements, car parking provisions and the need for a formal stopping-up of an adopted footpath which crosses the site. Recommendations have been passed to the agents and, for the most part, incorporated in the amended layout plan.  

Streetscene Inspection & Enforcement Manager - Three bins required per property to be stored within each curtilage. 

Police Crime Prevention Officer - Comments awaited, any received will be reported later.

Environment Agency - Comments awaited, any received will be reported later.  

United Utilities (Water) - 

· Surface water should not be allowed to discharge to foul/combined sewer, to prevent foul flooding and pollution of the environment.

· The site must be drained on a separate system with only foul drainage connected to the foul sewer; surface water should be discharged to a sustainable drainage system as stated in the application and may require the consent of the Environment Agency. 

· Land drainage or subsoil drainage water must not be connected into the public sewer system directly or by way of private drainage pipes, it is the developer's responsibility to provide adequate land drainage without recourse to the use of the public sewer system. 

Other general comments have been made, relating to such matters as safeguarding existing sewers, but the full text of the response has been copied to the agents.   

Head of Parks and Green Environment (Trees) - Comments awaited, any received will be reported later. 

Asst. Director Leisure Services - Comments awaited, any received will be reported later.

Asst. Director Neighbourhoods and Communities (Environmental Protection)  - Due to the nature and scale of the development a Desk Top Study will be required and a suitable condition should be attached to any permission.

PUBLICITY AND REPRESENTATIONS

Gazette Notice published on 22/03/2010.

Site Notices posted on 18th March 2010.

Neighbour notification letters sent on 16th March 2010 (and 9th April 2010) - no response to notification. Any comments received will be reported later but it appears that neighbours are satisfied the scheme addresses concerns expressed at the community meetings.     
NEARBY APPEALS

None. 

REGIONAL SPATIAL STRATEGY TO 2021

Not directly applicable 
ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

LQ1 - Lifting the quality of design

LQ2 - Site context

LQ3 - Layout of streets and spaces

LQ4 - Building Design

LQ6 - Landscape Design and Biodiversity

HN3 - Phasing

HN4 - Windfall Sites

HN6 - Housing Mix

BH1 - Neighbourhoods 

BH3 - Residential and Visitor Amenity

BH4 - Public Health and Safety

BH5 - Protection of Public Open Space

BH10 - Open Space in new housing developments

NE7 - Sites and Features of Landscape, Nature Conservation and Environmental Value.

AS1 - General Development Requirements
ASSESSMENT

Principle of Development/Loss of Public Open Space
Policies HN3, HN4 and HN6 relate to the provision of new housing and, whilst not identified in the Local Plan as a housing opportunity site, nor meeting the criteria to be a windfall site, the housing need is considered paramount. 

Policy BH5 states that development of Public Open Space will not be permitted unless:

(a) the proposal would support existing sport or recreational uses, or would provide facilities for new sports or recreational uses; and

(b) it is incorporated sensitively into its surroundings, maintaining or enhancing the character of the open space; or

(c) provision is made for a replacement area of open space that is at least as accessible to current and potential users, and is at least equivalent in terms of size, usefulness, attractiveness and quality.

The supporting text of the policy further explains that “In certain cases, it may be possible to substitute one area of open space for another to allow the development of a site, or part of a site, for a non-recreational use ……This requirement will ensure that the value of the open space to local residents is not eroded whilst providing a degree of flexibility.

The submitted scheme indicates the development of 0.3 ha. of POS which, it is stated in the supporting information, would be replaced within the larger redevelopment area proposed to the south side of Gateside Drive on the site of Christ the King Church and the adjoining shops.  

The critical issue is when and how the replacement public open space is delivered. It has been agreed in principle that the re-location of Christ the King Church will be funded through the Primary Capital Programme/Building Schools for the Future, and in return, the Diocese will give the current site of Christ the King to Blackpool BC at nil cost. A formal Memorandum of Understanding between Blackpool Council, the Diocese, and the Schools is currently being drafted that will, subject to formal agreement by all parties, establish the terms for the delivery of the new schools and new church centre. 

However, it is expected that the new school and church facilities will be built over a two year period from early 2011 to early 2013, releasing the existing site of Christ the King Church for provision of the replacement public open space in early 2013.
As a further POS consideration Policy BH10 requires that new residential development makes provision for public open space in accordance with the guidance in SPG Note 11. The level of provision is calculated from the number of bedrooms within the development. The application is for 12 x four-bedroom houses and 2 x  three-bedroom houses. The application does not make any provision for new Public Open Space and any required commuted sum payment in lieu, for this scale of development, would amount to £18,576.  

However, the supporting statements indicate that of the £100,000 intended spend on the Gateside Park upgrade, 50% will be from Parks Dept budget, just under 20% (£19,264) is to be from the commuted sum previously paid in respect of residential redevelopment to the east on Draycot Avenue/Forshaw Avenue (application ref 09/14890), with the remaining amount of £30,000+ made up as a contribution from the currently proposed housing development.

In summary, this is an opportunity for the provision of much-needed family housing and, as part of the scheme, a significant upgrading of the POS facilities on the site and the scheme has public support. The replacement 0.32 ha. of POS is to be made as part of the main redevelopment scheme but at the present time cannot be required by legal agreement.
Impact on Residential Amenity

Policies BH1, BH3 and BH4 are concerned to safeguard the residential amenities of existing and future residents. The proposed layout has evolved through discussion and public consultation and is considered satisfactory in terms of privacy distances and outlook. Further, minor, changes are anticipated and will be included in the update notes.

Conditions are to be imposed, requiring suitable ground investigations and site drainage scheme, to meet the requirements of BH4 but there are not considered to be any other significant residential amenity issues arising from the proposal.   
Design and Appearance of Development

Policies LQ1 to LQ4 require that all new development will be of a high standard of design and make a positive contribution to the quality of its surrounding environment. Development should have regard to the character and setting of the area and raise the quality of the built environment, not only in design terms but also in scale and setting. 

The application is accompanied by the required Design and Access Statement, which demonstrates that the scale and siting of the proposed blocks is appropriate relative to the surrounding buildings. The houses are to be externally constructed of red facing brick and rendered panels with feature cladding to the facades. The scale and appearance of the development, whilst contemporary in design, is in keeping with the scale of the surrounding housing. Heights and location of boundary walls and/or fencing are indicated but details are to be as agreed later and will be required by condition. 

Accordingly the proposal is considered to be in accordance with Polices LQ1 to LQ4 of the Local Plan. 

Policy LQ6 requires that new development incorporates appropriate landscaping and in this case the scheme allows for the retention of significant numbers of the existing trees on site, not only within the upgraded park but also incorporated within the curtilage of the proposed dwellings. The aims of Policy LQ6 are satisfied by the scheme but appropriate conditions will be required. 

Access/Car Parking

Policy AS1 requires development to provide appropriate levels of car, cycle and motorcycle parking in accordance with the Council's adopted standards. In general, car parking should be provided on the basis of a maximum two spaces for 3-bedroom and three spaces for 4-bedroom family dwellings. 

The proposed scheme provides one on-site car parking space per dwelling, either within the curtilage or as a dedicated space within the development. Whilst some additional on-site car parking could be provided at the expense of landscaping and POS the application site has a high accessibility level and it is considered that in this situation the on-site car parking provision would be adequate and the development would not compromise highway safety or on-street parking in the vicinity.

The comments of the Head of Transportation have been noted, revisions made as appropriate and suitable conditions are recommended.  
Loss of Trees

Policy NE7 states that the Council will protect and retain sites and features of landscape, nature conservation and environmental value - with particular importance attached to (inter alia) ... groups of trees and hedgerows that contribute to public amenity and/or are of nature conservation importance. 

The Tree Survey Report identifies 105 significant individual trees and 13 groups of smaller trees and shrubs existing on the site. It is indicated that poor drainage conditions in places, and lack of significant management within the park, has resulted in a number of dead and declining trees but generally the collective impact of the trees makes a positive contribution within the urban environment.  

The report identifies trees for removal, for various reasons, and those to be considered for retention. The trees recommended to be considered for retention are categorised into 'A' - those of High Quality and Value, 'B' - Moderate Q & V, 'C' - Low Q & V. The report identifies only one category 'A' tree and 26 category 'B' trees.

Many of the moderate Q & V trees and groups are located at the north and north-east boundaries of the site, in the areas where the proposed houses are to be sited. The site layout plan indicates a significant number of trees being retained within front, side and rear gardens although, in practice the final, detailed, landscaping scheme may indicate more removals and replacement planting with more suitable species. 

Whilst the erection of housing on the site will inevitably lead to the loss of some trees which make a positive contribution to the appearance of the area, the overall scheme will have a greater benefit for the future maintenance and enhancement of those trees to be retained - at individual properties and within the park. In this respect, the proposal accords with the aims of policy NE7. 

The Tree Survey Report recommends a more detailed wildlife and habitat survey be undertaken prior to any works to trees. Whilst there is no reason to believe at this stage that the site contains any protected species it has been acknowledged that the matter will be addressed. 

NOTE - If the Committee agrees to approve the application a decision cannot be issued without the matter being referred to the Secretary of State because the application relates to a 'departure' from the Local Plan provisions. Subject to there being no objection from the S of S, it is requested that issue of the decision notice be delegated to Officers.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

The development requires payment of £18,576 towards the provision of public open space which has recently been paid by the applicant.  

HUMAN RIGHTS ACT

Under Article eight and Article one 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. The proposal raises no human rights issues.

CRIME AND DISORDER ACT 1998

The contents of this report have 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.
ADDITIONAL BACKGROUND DOCUMENTS

None 

	Recommended Decision:
	 Defer for consideration by the Secretary of State for Communities and Local Government.




Conditions and Reasons
	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.
	Details of materials to be used on the external elevations shall be submitted to and agreed in writing by the Local Planning Authority prior to the development being commenced.

Reason:  In the interests of the appearance of the locality, in accordance with Policy LQ14 of the Blackpool Local Plan 2001-2016.


	3.
	Details of the surfacing materials to be used for the new access road shall be submitted to and agreed in writing by the Local Planning Authority prior to commencement of the development.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ1 of the Blackpool Local Plan 2001-2016.




	4.
	a) No development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. These details shall include any proposed changes to existing ground levels, means of enclosure and boundary treatment, areas of soft landscaping, hard surfaced areas and materials, planting plans specifications and schedules (including plant size, species and number/ densities), existing landscaping to be retained, and shall show how account has been taken of any underground services. 

b) The landscaping works shall be carried out in accordance with the approved details within the first planting season following completion of the development hereby approved or in accordance with a programme agreed in writing by the Local Planning Authority (whichever is sooner.)

c) Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure 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 with regards to Policy LQ6 of the Blackpool Local Plan 2001-2016.      




	5.
	No development shall be commenced until a desk study has been undertaken and agreed in writing with the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on site contamination.  If the desk study identifies potential contamination, a detailed site investigation shall be carried out in accordance with a written methodology, which shall first have been agreed in writing with the Local Planning Authority. If remediation methods are then considered necessary, a scheme for decontamination of the site shall be submitted to and approved by the Local Planning Authority. The approved scheme shall be implemented and completed prior to the commencement of the development. Any changes to the approved scheme shall be agreed in writing with 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.


	6.
	No development shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been submitted to and approved in writing by the local planning authority. The approved scheme shall subsequently be completed prior to the first occupation of the development.  

Reason: To reduce the risk of flooding in accordance with Planning Policy Statement 25 (Development and Flood Risk) and Policy BH4 of the Blackpool Local Plan 2001-2016.


	7.
	Prior to the commencement of the development, full design details and siting of the boundary walls and fences within the scheme shall be submitted to and agreed in writing by the local planning authority. Such agreed walls and fences shall be erected prior to the first occupation of the dwellings and thereafter retained.

Reason:  In the interests of the appearance of the locality, in accordance with Policy LQ1 of the Blackpool Local Plan 2001-2016.



	8.
	Details and programme of the works to refurbish and upgrade the existing park shall be submitted to and agreed in writing by the local planning authority prior to commencement of the development hereby approved. Those agreed refurbishment works shall be carried out and completed prior to the occupation of any of the approved dwellings, unless otherwise agreed in writing by the local planning authority.

Reason: In the interests of the appearance of the locality, and in accordance with the details of the application, in accordance with Policies LQ1 and BH5 of the Blackpool Local Plan 2001-2016. 




REASONS FOR RECOMMENDED DECISION
	1
	The proposed development has been considered in relation to policies LQ1, LQ2, LQ3, LQ4, LQ6, HN3, HN4, HN6, BH1, BH3, BH4, BH5, BH10, NE7 and AS1 of the Blackpool Local Plan 2001-2016, together with adopted Supplementary Planning Guidance Notes 10 & 11, and is generally in accordance with the aims and provisions of those policies. There are no other material considerations of sufficient weight such as to warrant refusal.




Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval need to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




	2.
	The developer is advised of the need for a formal highway closure order required in respect of the adopted footpath within and alongside the eastern boundary of the application site between Forshaw Avenue and Draycot Avenue and also of the need for 'No Waiting' restrictions to be imposed at the junction where the proposed access road joins Forshaw Avenue.




	3.
	The developer is advised to be aware of the relevant provisions of the Wildlife and Countryside Act 1981 (as amended), specifically in respect of works involved in the removal of trees and the potential disturbance of habitats.  




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0378

	WARD:
	Claremont

	DATE REGISTERED:
	01/04/10

	LOCAL PLAN ALLOCATION:
	Resort Core/Town Centre Boundary/Mixed Use Zone 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Mr P Bowden


	PROPOSAL:
	Use of land as extension to existing 'Sanuk' nightclub and erection of partially enclosed canopy (with pedestrian access from the Strand) and erection of single-storey extension to form cloakroom and toilet block.



	LOCATION:
	LAND AT FORMER SITE OF  21-29 THE STRAND (TO REAR OF 23-29 SPRINGFIELD ROAD/4-12 QUEEN STREET/156-166 PROMENADE), BLACKPOOL, FY1 1QT


-------------------------------------------------------------------------------------------------------------------------

SITE DESCRIPTION

Former vacant site at the rear of Club Sanuk accessed via Queen Street from The Strand and from Back Queen Street via Abingdon Street. Since approximately August 2008 the land has housed what appear to be former shipping containers that have been adapted for use as an outdoor terrace bar and smoking area in connection with the nightclub. This unauthorised work was reported to Development Control Committee at its meeting on 12th November 2008 and enforcement action was authorised to seek the removal of the structures and cessation of the use. 

Whilst the main Club Sanuk itself is located within the Leisure Zone as defined on the Proposals Map of the adopted 2006 Blackpool Local Plan, the land immediately to the rear, which is the subject of this application, in within the Mixed Use Zone as designated on the same plan. 

Members will have visited the site on 11th May 2010.         
DETAILS OF PROPOSAL

Replacement of the current unauthorised structures with a curved wall 'pumpkin' shaped aluminium clad structure which has a covered bar area and seating with a central opening standing area. This application is a re-submission of 09/0776 which was refused on 2nd November 2009 because..... 'the proposed type of construction and external cladding material would constitute a form of development which would be inappropriate and alien in this town centre location. Furthermore, it represents a vulnerable and poor quality form of development which is likely to result in significant maintenance problems detracting further from its appearance'...... 

The proposed external cladding material is now aluminium whereas the previous application proposed an industrial rubber facing material. Other than the change of the proposed external cladding material the application essentially involves the same layout and shape of the structure, and the same use.    

MAIN PLANNING ISSUES

Principle of Club Extension-

Design and External Appearance- 

CONSULTATIONS

Head of Transportation-  any comments will be reported  
Environmental Protection any comments will be reported
Police Crime Prevention Officer- any comments will be reported

PUBLICITY AND REPRESENTATIONS

Neighbouring properties were consulted on 7th April 2010. No comments received at the time of writing this report...........any comments received will be reported at the meeting 

Site notice displayed on 15th April 2010..........any comments received will be reported at the meeting

NEARBY APPEALS

None
REGIONAL SPATIAL STRATEGY TO 2021

Not relevant

ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

LQ1- Lifting the Quality of Design

LQ2- Site Context

LQ4- Building Design

LQ14- Alterations and Extensions

SR7- Mixed Use Zone

BH3- Residential and Visitor Amenity  

ASSESSMENT

Principle of Club Extension- The application site is within the designated 'Mixed Use Zone' which states proposals for public houses, bars and nightclubs will not be permitted, the supporting text states......'given the number of pubs, bars and nightclubs already located within this zone its character would be adversely affected by proposals for new pubs, bars and nightclubs. 

Given the vacant and poor visual quality of the former open land and its fairly limited access, the principle of extending the existing Club Sanuk nightclub onto this land is accepted in this instance. It is also worth noting the proposal would not create a new nightclub but authorise the extension of an established nightclub. 

In addition to providing a sheltered smoking area the applicants are also seeking to establish from the development an entrance into the nightclub from the Strand, which is also much more sheltered from the elements than the clubs' existing Promenade entrance     

Design and External Appearance- The design of the building would give a striking and distinctive modern appearance which, subject to the use of an appropriately hardwearing and attractive aluminium cladding material, is considered acceptable. Although at the time of writing this report a sample panel of the proposed material is still awaited and an up-date will be given at the meeting.  

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

Not applicable
HUMAN RIGHTS ACT

Under Article eight and Article one 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. The proposal raises no human rights issues.

CRIME AND DISORDER ACT 1998

The contents of this report have 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
ADDITIONAL BACKGROUND DOCUMENTS

None

	Recommended Decision:
	 Grant Permission




Conditions and Reasons
	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 hereby approved shall solely be used in connection with the adjoining Sanuk nightclub and shall at no time become an independent facility. 

Reason- To comply with the requirements of Policy SR7 of the Blackpool Local Plan 2001-2016 which prohibits the establishment of new nightclubs within this designated mixed use zone.    




REASONS FOR RECOMMENDED DECISION
	1
	The proposal has been considered in relation to Policies BH3, LQ1, LQ2, LQ4, LQ14 and SR7 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.



Advice Notes to Developer
Not applicable

COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0421

	WARD:
	Anchorsholme

	DATE REGISTERED:
	26/03/10

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Mr P Shaw


	PROPOSAL:
	Erection of part single, part two storey detached dwelling with detached garage.



	LOCATION:
	REAR OF 130 ANCHORSHOLME LANE EAST, THORNTON-CLEVELEYS, FY5 3AT


-------------------------------------------------------------------------------------------------------------------------

SITE DESCRIPTION

The application site comprises approximately 400 square metres of garden area associated with a large two-storey detached dwelling on the south side of Anchorsholme Lane East and to the north of Kirton Place. The land is currently only accessed from Anchorsholme Lane East.

The site shares common boundaries with 392, 394, 396 and 398 North Drive, 21 Kirton Place and 132 Anchorsholme Lane East. The boundary treatment on Kirton Place is a 1.6 metre high decorative metal fence.  The boundary with 132 Anchorsholme Lane East is screened by an existing side/rear garage and games room and properties on North Drive are well screened by established Leylandii trees.

Kirton Place is a small cul-de-sac of similarly designed, two-storey detached dwellings which face onto the rear gardens of properties on the south side of Anchorsholme Lane East.

It is anticipated the Committee will have inspected the site on 11th May 2010.

DETAILS OF PROPOSAL

This is a resubmission of application 10/0158 which was withdrawn. This is a full application for the erection of a part single, part two storey detached dwelling with detached garage. The new dwelling would have vehicular access off Kirton Place, a garage and additional off street parking spaces for two cars.  

The two bedroom dwelling would have an eaves height of 2.5 metres on the south side and 5 metres on the north side. The overall ridge height would be 6.2 metres with a footprint of approximately 64 square metres.  

The dwelling would be 15.4 metres away from the nearest house on Kirton Place, approximately 12.5 metres away from the nearest property on North Drive and 12.5 metres away from the rear elevation of 130 Anchorsholme Lane East.

A fence of a similar size, style and design to the existing fence on Kirton Place, would be erected along a new boundary with 130 Anchorsholme Lane East.
MAIN PLANNING ISSUES

The main planning issues in this case relate to:

· the principle of residential development

· the appearance in the street scene

· the impact of the development on the amenities of the proposed residents and neighbours

· traffic generation, car parking and highway safety

CONSULTATIONS

Environmental Protection require a Desk Top Study as the house would be sited over an in filled water course.

The Head of Transportation has no objection to the proposal.  The access will require work to be undertaken on the public highway and the access must be constructed to the Highway Authority's specification.

PUBLICITY AND REPRESENTATIONS

Neighbours were notified 06/04/2010 and re-notified 22/04/2010 following amendments to the application.

Five letters of objection have been received from numbers 7(x2), 9 and 21 Kirton Place 398 North Drive and 37A Stockdove Way (owner of 15 Kirton Place). Committee are advised that 11 and 19 Kirton Place made representations against the previous application.

The concerns raised are as follows:-

· Making the turning bay part of the entrance to a new property would be detrimental to the existing residents, encouraging motorists to use private driveways or reversing on to Anchorsholme Lane East.

· The Kirton Place road surface is in disrepair, has poor drainage and is prone to flooding.  Another house would make drainage worse.

· HGV's would cause further damage to the Kirton Place road surface.

· The height of the roof would lead to loss of light.

· Loss of open aspect views.

· Loss of privacy.

· The original 1973 planning application for Kirton Place was amended to reduce the number of houses by one due to over intensive development.

· The house would be out of keeping, overbearing and ugly.

· Additional traffic on Kirton Place is unacceptable.

· It is against government policy to allow new residential development in gardens.

· Properties will be de-valued.

The issues raised by the neighbours have been addressed under assessment.
NEARBY APPEALS

None relevant.
REGIONAL SPATIAL STRATEGY TO 2021

Policy L4
Regional Housing Provision

ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

LQ1
Lifting the Quality of Design

LQ2
Site Context

LQ4
Building Design

LQ8
Energy and Resource Conservation

BH3
Residential and Visitor Amenity

HN4
Windfall Sites 

HN7
Density

AS1
General Development Requirements

ASSESSMENT

The principle of residential development

The main relevant national planning guidance in force is Planning Policy Statement 3: Housing (PPS3).

PPS3 confirms that local authorities are best placed to consider whether different types of land are suitable for housing. PPS3 focuses on identifying suitable brownfield land for housing development and a garden in the curtilage of a dwelling is classed as brownfield site.  It is considered that the proposal is in accordance with PPS3.

Policy L4 of the Regional Spatial Strategy identifies the annual average rate of housing provision for Blackpool should be 444 houses and 65% of those houses should be on brownfield sites.
Policy HN4 of the Blackpool Local Plan 2001-2016 (BLP) permits housing development on underused and previously developed land or sites within the urban area.

Policy HN7 of the BLP relates to housing density and states that housing development should seek to achieve a net density of 30-50 dwellings per hectare. The block bounded by Anchorsholme Lane East, Neville Avenue, Beryl Avenue and North Drive has 58 houses and measures approximately 1.68 hectares. The current housing density on that block is approximately 36 per hectare and an additional house would take the density to approximately 37 per hectare. The proposal is therefore acceptable in terms of the overall density of this block.

The site lies within the urban area where residential development is the most appropriate use and all things considered, the proposal is acceptable in principle.

The appearance in the street scene

The building is well designed and the materials and finishes can be approved by condition.  The property would not be much taller than an average dormer bungalow as the first floor is partly within roof space.

The garage proposed is adjacent to 21 Kirton Place and has a flat roof to minimise its impact on the amenity of the occupants of 21 Kirton Place and the street scene. 

The impact of the development on the amenities of the proposed residents and neighbours

traffic generation, car parking and highway safety
Policy BH3, states that development will not be permitted which adversely affects the amenity of those occupying residential accommodation. This applies to not only existing neighbours but also the future occupiers of the proposed development.
The building is part single-storey and part two-storey to minimise its impact on the amenity of the neighbours in terms of loss of light and loss of outlook. The property is located to the north of properties on Kirton Place and to the west of properties on North Drive.  As such, there may be some early morning loss of light to the rear of properties on North Drive but there should be no loss of light for the properties on Kirton Place.  

The Council has no formally adopted interface standards. However approximately 12 metres between elevations is considered acceptable providing that there are no windows to habitable rooms which could lead to loss of privacy and overlooking. There are two windows at first floor to the rear, facing the rear elevations of properties on North Drive, one affords light into a bathroom and the other is a secondary bedroom window. There is no objection to the obscure glazed windows with opening top lights and this can be controlled by condition. The presence of the existing Leylandii trees along the boundary with the properties on North Drive offer additional privacy and a condition to retain them unless otherwise agreed by the Local Authority is appropriate.

It is considered that the development would not have such an injurious impact upon the amenities of neighbours, such as to warrant refusal.  
Due to the restricted rearspace at the proposed development (approximately 6 metres) and the proximity to neighbouring property, it is considered appropriate to control future extension of the properties by a condition precluding the carrying out of extensions which might otherwise be Permitted Development.   

The parking arrangements of a garage and one car space are satisfactory for this size of property and the development will not give rise to highway safety issues. There is no reason to presume that the development will lead to obstruction of the turning head any more so than occur at present. Potential disruption during construction of any development of the site will be inevitable to some degree because of the quiet cul-de-sac location, but that is not a valid planning consideration. 

In summary, whilst the proposals do not have the support of the neighbours, it is considered that the applicant has significantly revised his expectations for the size of properties proposed and it would not be reasonable to resist the development as now submitted. 
Other matters

The value of private property is not a planning issue.

Due to the re-notification of neighbours, the 21 day period for comments does not expire until after the date of the Committee meeting. It is therefore recommended that the Committee delegate authority to officers to issue planning permission for the development, once the 21 days has expired. 

Should any new issues be raised within the 21 days, they will be reported back to the Committee with the agreement of the Chairman.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
HUMAN RIGHTS ACT

Under Article eight and Article one 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.  It is not considered that there are any human rights issues raised by the proposal.

CRIME AND DISORDER ACT 1998

The contents of this report have 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.
	Recommended Decision:
	 Defer for delegation


Conditions and Reasons
	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.
	No development shall be commenced until a desk study has been undertaken and agreed in writing with the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on site contamination.  If the desk study identifies potential contamination, a detailed site investigation shall be carried out in accordance with a written methodology, which shall first have been agreed in writing with the Local Planning Authority. If remediation methods are then considered necessary, a scheme for decontamination of the site shall be submitted to and approved by the Local Planning Authority. The approved scheme shall be implemented and completed prior to the commencement of the development.  Any changes to the approved scheme shall be agreed in writing with 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.


	3.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) no erection of outbuildings or enlargement of the dwelling subject of this permission shall be carried out without the express consent of the Local Planning Authority.

Reason: To safeguard the living conditions of the occupants of nearby residential premises, in accordance with Policy BH3 of the Blackpool Local Plan 2001-2016.


	4.
	a) No development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. These details shall include any proposed changes to existing ground levels, means of enclosure and boundary treatment, areas of soft landscaping, hard surfaced areas and materials, planting plans specifications and schedules (including plant size, species and number/densities), existing landscaping to be retained, and shall show how account has been taken of any underground services. 

b) The landscaping works shall be carried out in accordance with the approved details within the first planting season following completion of the development hereby approved or in accordance with a programme agreed in writing by the Local Planning Authority (whichever is sooner.)

c) Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure 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 with regards to Policy LQ6 of the Blackpool Local Plan 2001-2016.      




	5.
	Details of materials to be used on the external elevations and details of the roof overhang and door and window reveals shall be submitted to and agreed in writing by the Local Planning Authority prior to the development being commenced.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ14 of the Blackpool Local Plan 2001-2016.


	6.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) the garage shall not be used for any purpose which would preclude its use for the parking of a motor car.

Reason: In the opinion of the Local Planning Authority the retention of parking space within the site is of importance in safeguarding the appearance of the locality and highway safety, in accordance with Policies AS1 and LQ1 of the Blackpool Local Plan 2001-2016.


	7.
	All glazing at first floor level on the west elevation, adjacent to the boundary with 396 and 398 North Drive shall be at all times obscure glazed and have top opening lights only. 

Reason: To safeguard the living conditions of the occupants of the neighbouring premises, in accordance with Policies BH3 and LQ14 of the Blackpool Local Plan 2001-2016.


	8.
	The trees which currently provide screening along the boundary with properties on North Drive shall be retained unless otherwise agreed in writing with the Local Authority.

Reason: To safeguard the living conditions of the occupants of the neighbouring premises, in accordance with Policies BH3 and LQ14 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The dwelling proposed has been considered in relation to Policies BH3, HN4, HN7, AS1, LQ1, LQ2, LQ4 and LQ8 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.



Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval need to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




	2.
	Blackpool Council operates a refuse collection and recycling service through the use of wheeled bins and sacks with most premises having 3 or 4 wheeled bins.  The Council has purchased and provided these wheeled bins to all existing properties.  However, it will be incumbent on developers and builders of new residential properties, including conversions, to provide these bins.  Contact should be made with the Waste Services Section at Layton Depot, Plymouth Road, Blackpool, FY3 7HW or telephone 01253 476279 about the requirement, provision and cost of the wheeled bins prior to any resident moving in.




	3.
	Please note that any address changes or new addresses needed as a result of this development must be agreed by the Council. Please contact Council's Streetscene and Property Department, Layton Depot, Depot Road, Blackpool, FY3 7HW (Tel 01253 477477).




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0429

	WARD:
	Squires Gate

	DATE REGISTERED:
	25/03/10

	LOCAL PLAN ALLOCATION:
	No Specific Allocation/Tramway/Primary Distributor Route 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	 Blackpool Council


	PROPOSAL:
	Erection of ancillary building to house transformers, switchgear and sub station to serve Tram Depot and erection of sand silo (part amendment to planning permission 09/1450 which shows three separate buildings and sand silo in different position)



	LOCATION:
	LAND AT STARR GATE, NEW SOUTH PROMENADE


-------------------------------------------------------------------------------------------------------------------------

SITE DESCRIPTION

The site is roughly triangular in shape and is part of a larger site of approximately 2 hectares in size which is currently being developed as a tram depot (application ref 09/1450 refers). The site is at the southern end of the Promenade and is bounded to the west by the site of Blackpool Light Craft Club (compound, car park and 2 storey building) beyond which is the sea wall, which comprises a raised concrete embankment with rock armoured revetment facing the sea. To the west of the sea wall is an extensive sandy beach (at low tide). To the east of the site is the access to the main part of the site, the former tram loop, and a crazy golf course beyond which is a major north – south road (A584) which links Lytham St Annes to Blackpool and in turn to Cleveleys and Fleetwood to the north. On the opposite side of this major north-south route is residential properties (houses and apartments) which are 2 and 3 storeys in height. There is a cluster of retail/service premises at the junction of the A584 and Squires Gate Lane – a major east-west dual carriageway (A5230) to the east of the site. (Squires Gate Lane links to Progress Way, which in turn links to Yeadon Way and the M55 motorway)

Immediately to the south of the site is an access road (cul-de-sac) which peters out as a slip way to the beach. To the south of the access road and surrounded by the sand dunes is the site of the Blackpool Boat Angling Club (building and car park). The sand dunes are approximately 250 metres wide and extend for some 2 kilometres to the south towards Lytham St Annes. (The boundary between Blackpool and Fylde Councils runs along this access road)

The Committee will have visited the site on 11 May 2010

DETAILS OF PROPOSAL

This application is for changes to the layout and appearance of part of the southern frontage of the tram depot site. The approved layout showed 3 separate plantroom/services buildings between the site access and the light craft club building and a freestanding sand silo. The buildings were shown to have flat roofs and a height of 3 metres. This application is amalgamate the plantroom/services buildings into one building which would have a slightly larger footprint than the 3 separate buildings and would be higher at 4.5 metres in height. The sand silo would be moved slightly from its proposed position but would be the same dimensions as approved (7.6 metres in height). The building would have a white rendered finish to match the light craft club building to the west. The building's entrances and louvres would in the main face east but would be some 100 metres from the nearest residential properties. 

MAIN PLANNING ISSUES

The main planning issues are considered to be: 

· the quality of the design of the building and associated structure

· the impact of the proposal on the amenities of local residents

· the impact of the proposal on the biodiversity of the application site and the adjacent European Site

These issues will be discussed in the assessment section of this report.
CONSULTATIONS

Head of Housing and Environmental Protection Services - no response to date - any response received will be reported to Committee in the update note

Natural England - no response to date - any response received will be reported to Committee in the update note
Lancashire Wildlife Trust -no response to date - any response received will be reported to Committee in the update note
Lancashire County Council Ecologist -no response to date - any response received will be reported to Committee in the update note
PUBLICITY AND REPRESENTATIONS

Site notice posted: 23/04/2010

Neighbours notified: 15/04/2010

No responses to date - any representations received will be reported to Committee in the update note

NATIONAL PLANNING POLICY AND GUIDANCE

Planning Policy Statement Note 9 (PPS9) - relates to biodiversity and geological conservation and sets out policies for their protection through the planning system.

Planning Policy Guidance Note 20 (PPG20) - covers planning policy for the coastal areas of England and Wales. It identifies various categories of coasts from the undeveloped to the developed and suggests that the developed coast may be suitable for development.

Circular 06/2005 - Biodiversity and geological conservation: statutory obligations and their impact within the planning system - provides administrative guidance on the application of law relating to planning and nature conservation. 

EC Habitats Directive 1992 is the means by which the Community meets its obligations as a signatory to the Convention on the Conservation of European Wildlife and Natural Habitats. The Directive lists a number of habitats and species which merit special protection. 

The Conservation (Natural Habitats) Regulations 1994 transpose the provisions of the EC Habitats Directive into national law. The Regulations provide for the designation and protection of European sites, the protection of European protected species, and the adoption of planning and other controls for the protection of European sites. 

REGIONAL SPATIAL STRATEGY TO 2021

DP5 Managing Travel Demand - this policy states that development should be located so as to reduce the need to travel, especially by private car. A shift to more sustainable modes of transport should be secured and an integrated approach should be encouraged. Safe and sustainable access for all, particularly by public transport, should be promoted.

W6 Tourism and the Visitor Economy - this policy states that schemes to deliver improved economic growth and quality of life through sustainable tourism activity should be focused in Blackpool. 

W7 Principles for Tourism Development - this policy sets out the regional principles for tourism development and supports the maintenance and enhancement of existing tourism developments. The policy requires new tourism attractions to encourage and facilitate regeneration. 

SAVED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

RR12 Other Promenade Areas - states that new developments on the Promenade seafront outside of the Resort Core and Central area will be confined to those consistent with its role as an area predominantly for informal/passive visitor recreation. Improvements to the Tramway are identified as an acceptable use although it should be noted that a development of the scale of the one proposed was not envisaged at the time the policy was produced. 

LQ1 Lifting the Quality of Design - requires all new development to be of a high standard of design and make a positive contribution to the quality of the surrounding environment.

LQ2 Site Context - states that new development proposals will be considered in relation to the character and setting of the surrounding area.

LQ3 Layout of Streets and Spaces - seeks to ensure that the layout of all new development creates or positively contributes towards a connected network of streets and spaces. Development sites must provide easy access to the existing street network, offer distinct and useable spaces, promote community safety and natural surveillance and assimilate sensitively into the surrounding built form. 

LQ4 Building Design - requires new buildings to be of a height, scale and massing appropriate for their location and related to that of neighbouring buildings.

LQ6 Landscape Design and Biodiversity - new development will be required to incorporate landscaping and benefits to biodiversity whenever possible.

BH3 Residential and Visitor Amenity - states that developments will not be permitted which would adversely affect residential amenity by virtue of the impacts arising from the scale, design, siting, use and activity associated with the proposal.  

NE4 SSSIs - states that developments will not be permitted adjacent to Sites of Special Scientific Interest where it would adversely affect its wildlife and nature conservation importance. 

NE5 Other Sites of Nature Conservation Value - states that development will not be permitted that

would destroy or adversely affect other sites of importance to nature conservation interests. 

NE6 Protected Species - states that developments will not be permitted if it would have an adverse impact on animal or plant species protected under national or international legislation. 

NE9 The Coast and Foreshore - resists developments that would adversely affect the appearance and environmental quality of the beach and foreshore.

NE10 Flood Risk - states that developments in high risk flood areas will only be permitted where appropriate flood alleviation measures are in place. Developments that would increase surface run-off and thereby overload storm drains or watercourses will not be permitted. Sustainable Drainage Systems shall be employed wherever practical. 

AS1 General Development Requirements - requires new development to meet the access, travel and safety needs of all affected and gives particular mention to pedestrian, cycle and disabled access. Safe access to the road network for all transport modes requiring access is stipulated and appropriate levels of car, cycle and motorcycle parking are required. 

AS3 Provision for Walking and Cycling - sets out the Council's intended improvements to encourage cycling. 

AS4 Provision for Public Transport - proposes the upgrading of the existing tramway to modern light rail standards.

ASSESSMENT

Quality of the design

The proposed building would sit to the south east of the main Tram Depot. It would be adjacent to the Light Craft Club building, which is a two storey white rendered building. The building would be finished in white render to match the Light Craft Club building and would have a flat roof similar to the club building. Although the proposed building would have a slighter larger footprint than the 3 buildings originally proposed and would be higher (4.5 metres compared with the 3 metres originally proposed) it would be lower than the adjacent club building and hence it is considered acceptable. The sand silo would be the same height as previously approved but in a slightly different position. This change is not considered significant.

Impact on the amenities of local residents

The proposed building and sand silo would be some 100m from properties fronting New South Promenade and from Lemon Tree Court at the junction of Clifton Drive North and Squires Gate Lane. It is not considered that the building would impact on visual amenity. Whilst the access doors and the louvres for ventilation of the building would in the main be on the eastern elevation of the building it is not considered that this would be an issue given the separation distances involved.

Impact of the proposal on the biodiversity of the site and the adjacent European Site

The proposal involves the re-use of a part of a larger brownfield site to the north of the SPA/Ramsar site. The application site has limited biodiversity value being previously 'used' land. In addition it has to be borne in mind that the previous use of the site as part of a car park would together with the slipway onto the beach provide ready access for people onto the beach/foreshore for a variety of recreational purposes, supplemented by the boat club and angling club immediately to the south of the site which also utilise the slipway. These factors would influence the usage of this part of the beach/foreshore by wildlife. The Council has considered the recent records of bird sightings at Starr Gate and has obtained information from the British Trust for Ornithology on Bird counts for the last 5 years on St Anne's Beach (from St Anne's Pier to Starr Gate) i.e. the northern end of the SPA/Ramsar site. These demonstrate that this northern section of the SPA/Ramsar site is important for the following species - sanderling, knot, oystercatcher and common scoter. However, the section of this area near Starr Gate is relatively narrow in terms of intertidal area and beach in comparison to the St Anne's end. In addition there is historically a greater level of disturbance at this northern end with the trams, formerly the go karts, Blackpool Airport and the access to the beach which is used by members of the public, the light craft club and the boat angling club. For these reasons and given the habitat characteristics of the species mentioned it is not considered that the proposed development would have a significant effect on these species. 

The building would have a floorspace of 178 sq metres and a height of 4.5 metres. The sand silo would be 7.6 metres high.

 In terms of its potential impact on the European site this can be separated into the constructional phase and the operational phase. The constructional phase could involve operations which could cause noise, dust, vibration, deterioration of air quality, pollution of ground water, pollution of bathing water or light pollution. However, the Council would as landowner and contract controller have control over the contractor undertaking the work and the contractor would have a site management plan in place to minimise the risk of such impacts. In addition to the south of the site there is an existing boat club which comprises a two storey building, car park and boat storage compound. There could be various levels of activity with this site.  As such it is considered that there would be no significant effect on the European site during the constructional phase of the building and the sand silo

In terms of the operational impact there would be the impact of the building/sand silo and the use of the building/sand silo. The building would have its main orientation northwards away from the European site with only 1 door on its southern side and the sand silo would sit to the north of the building. The building would shield some of the activities relating to the building and the sand silo from the European site. 

CONCLUSION

As the date on the site notices posted will not have expired by the date of the Committee the recommendation is to defer the application for officers to approve the application subject to no representations being received and no adverse comments being received from consultees.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
N/A

HUMAN RIGHTS ACT

Under Article eight and Article one 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 human rights issues.

CRIME AND DISORDER ACT 1998

The contents of this report have 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
	Recommended Decision:
	 Defer for delegation


Conditions and Reasons
	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.
	Details of materials to be used on the external elevations shall be submitted to and agreed in writing by the Local Planning Authority prior to the development being commenced.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ14 of the Blackpool Local Plan 2001-2016.


	3.
	Before the building is first brought into use walls or fences of a type and situation as to be agreed in writing by the Local Planning Authority shall be erected and thereafter retained.

Reason: In the interests of the appearance of the locality, in accordance with Policy LQ1 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The development proposed has been considered in relation to Policies RR12, LQ1, LQ2, LQ3, LQ4,  LQ6,  BH3, NE4, NE5, NE6, NE9, NE10, AS1 and AS4  of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.



Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval needs to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0432

	WARD:
	Hawes Side

	DATE REGISTERED:
	29/03/10

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Mr S Barratt


	PROPOSAL:
	Variation of condition 6 on planning permission reference 08/0445 to allow the premises to be used as a rehabilitation centre for 7 people with Acquired Brain Injuries or long term neurological conditions



	LOCATION:
	ST EVENS HOUSE, ROUNDHAY, BLACKPOOL, FY4 4LY


-------------------------------------------------------------------------------------------------------------------------

INTRODUCTION

The Committee may recall that planning permission was granted for the use of this detached house as a rehabilitation centre for 7 people with Acquired Brain Injuries on 4th August 2008.  The works to the property have recently been completed, but the property has not yet been occupied.

A condition was imposed as part of the planning permission to restrict the use of the property and give the Council control over the changes to any other use within Use Class C2. (Hospital or nursing home, residential school, college or training centre.)
SITE DESCRIPTION

2 storey detached property with car parking area to right hand side on the south side of Roundhay at the head of a cul de sac off Meanwood Avenue. Property has a detached garage which has been converted to office space.  Area is predominantly residential.

The Committee will have visited the site on 11 May 2010.

DETAILS OF PROPOSAL

Variation of condition 6 on planning permission reference 08/0445.  The premises currently has permission to be used as a rehabilitation centre for up to 7 people with acquired brain injury (ABI) through for example, car accidents, strokes or tumours.  

Condition 6 on the planning approval states "Notwithstanding the Provisions of Article 3 (1) of the Town and Country Planning (Use Classes) Order 1987 (as amended), the premises the subject of this permission shall only be used as a Rehabilitation Centre for Acquired Brain Injuries and for no other purpose within the Use Class C2 including a hospital or nursing home, a residential school, college or training centre.

Reason:  The uses are excluded by this condition because of the unsuitability of the premises for these uses, lack of car parking and servicing on site, pedestrian and vehicular traffic movements and anticipated noise levels, in accordance with Policies BH3, AS1 & LQ4 of the Blackpool Local Plan 2001-2016."

The applicant wants to vary the condition to allow the premises to be used as a rehabilitation unit for ABI or long term neurological conditions.

There would be no internal or external alterations required to the property.

MAIN PLANNING ISSUES

The main issues are the principle of the use and the impact on the neighbours.

CONSULTATIONS

None.

PUBLICITY AND REPRESENTATIONS

Neighbours notified 31/03/10.

Letters of objection received from 1, 1a, 2, 4, 6, 8 Roundhay and The Orchard, Roundhay.

Concerns relate to parking both on site and on the road, using the premises as a rest/nursing home, increase in staff/visitors. Neurological disorders not the same as ABI, applicant falsely advertising.

In response, the way the applicant advertises is not a relevant planning consideration. (Although we have drawn the content of the advertisements to the attention of the applicant)   Parking issues on the highway are a matter for the police rather than the Council. The applicant has stated that there would be no further increase in staff/visitor numbers. The remainder of the concerns will be addressed below.

NEARBY APPEALS

None relevant
REGIONAL SPATIAL STRATEGY TO 2021

None relevant

ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

Policy BH3 aims to safeguard residential and visitor amenity.

Policy BH24 seeks to mitigate the potential impacts of residential institutions on the amenity of nearby neighbours.

Policy AS1- general development requirements.

ASSESSMENT

The proposed alteration would not mean that the premises is a care home or nursing home.  It would be a unit designed to cater for very specific requirements which are not dissimilar. 

The applicant states that “A ‘long –term neurological condition’ results from disease of, injury or damage to the body’s nervous system which will affect the individual and their family for the rest of their life.

Intermittent and unpredictable conditions – Multiple Sclerosis (MS) respite/continuing care

Progressive conditions - Parkinson’s disease late stage Respite/Continuing Care. Motor Neurone Disease, possible respite/continuing care – on the grounds that residents referred are comfortably self ventilating. Latter stages of MS where progressive deterioration in neurological function leads to increasing dependence on help and care for others

                                   

Stable neurological conditions, but with changing needs due to development or ageing - Cerebral Palsy Muscular Dystrophy (all types)".

There would be no increase in parking requirements due to no increase in staffing numbers and still having the 7 residents as previously proposed. The parking requirements for an ABI home or long term neurological condition home would be the same i.e. 1 space for every 5 residents (2 spaces in this case although there are actually 6 off street parking spaces within the site)

It is not considered that the amendment to the condition would have a significant impact on the property or the neighbours. It would just allow the premises to be less restrictive in terms of the patients it would receive, whilst the Council could still retain overall control over the use of the premises to prevent it changing to another unrestricted C2 use.
LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
Not applicable.

HUMAN RIGHTS ACT

Under Article eight and Article one 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.

In this instance it is not considered that those rights will be affected.

CRIME AND DISORDER ACT 1998

The contents of this report have 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
ADDITIONAL BACKGROUND DOCUMENTS

None.
	Recommended Decision:
	 Grant Permission




Conditions and Reasons
	1.
	Notwithstanding the Provisions of Article 3 (1) of the Town and Country Planning (Use Classes) Order 1987 (as amended), the premises the subject of this permission shall only be used as a Rehabilitation Centre for Acquired Brain Injuries or long term neurological conditions and for no other purpose within the Use Class C2 including a hospital or nursing home, a residential school, college or training centre.

Reason: The uses are excluded by this condition because of the unsuitability of the premises for these uses, lack of car parking and servicing on site, pedestrian and vehicular traffic movements and anticipated noise levels, in accordance with Policies BH3, AS1 & LQ4 of the Blackpool Local Plan 2001-2016.


REASONS FOR RECOMMENDED DECISION
	1
	The variation of the use proposed has been considered in relation to Policies BH3, BH24 and AS1 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.




Advice Notes to Developer
Not applicable

COMMITTEE DATE: 11/05/2010
	Application Reference:


	10/0458

	WARD:
	Talbot

	DATE REGISTERED:
	09/04/10

	LOCAL PLAN ALLOCATION:
	Resort Neighbourhood 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	Mr W Feeney


	PROPOSAL:
	Demolition of existing buildings and use of land as surface level car park.



	LOCATION:
	107-115 HORNBY ROAD, BLACKPOOL, FY1 4QP


-------------------------------------------------------------------------------------------------------------------------

BACKGROUND:

Committee will recall approving the use of the land as a temporary surface car park for a period of 5 years pending redevelopment of the site for hotel use on 15 March 2010 (10/0056 refers). This was subsequent to an outline planning permission for a hotel redevelopment (09/0090 refers) which incorporated a three storey 67 space car park at the rear. The ground floor 21 spaces (including the two spaces at disability standard) were dedicated to the hotel, the remaining upper two floors comprising 46 spaces were to be for use by the general public.  

Late last year, Committee also approved a major hotel proposal on Leopold Grove (09/0999 refers: Erection of part five/ part six storey 156 bedroom hotel with 48 parking spaces on lower ground floor accessed from Leopold Grove with gymnasium, meeting rooms, central landscaped courtyard and associated landscaping and boundary treatment) which was subsequently followed by an approval for use of the land as a temporary car park for a period of 3 years following demolition of the existing buildings (09/1004 refers).

SITE DESCRIPTION

The site is on the south side of Hornby Road, close to the junction with Park Road and is currently occupied by three hotels fronting Hornby Road; and a warehouse and two storey car park to the rear. Immediately to the east is the Langdales Rest Home although the area comprises mainly guesthouses and hotels. The site has a frontage of approximately 38 metres to Hornby Road and a depth of approximately 53 metres.

The Committee will have visited the site on 11 May 2010.

DETAILS OF PROPOSAL

The proposal is for demolition of the hotels (44 bedrooms, currently not trading) and rear two storey car park and their replacement by a surface car park for 50 vehicles, including five to disability standard. Access would be via an in/out one way system onto Hornby Road, with height barriers to the vehicular access and egress, a pedestrian access and metered parking. The car park would have a tarmac surface, with a low wall along the front boundary, backed by a planting zone.  Within the site, there would be other areas of landscaping, individual trees and low level lighting bollards within the parking areas.  Screen fencing would be introduced to supplement existing boundary treatments and the rear boundary wall would be reduced to 2 metres in height. 

MAIN PLANNING ISSUES
The main issues regarding the acceptability of the location for a car park in transport policy terms, impact on residential amenity through noise, disturbance and appearance in the street, and any other highways matters, have already been considered by Committee in granting planning permission 10/0056.

The application before Committee today is in effect, for removal of the condition restricting the use to a temporary period of five years i.e. it would be permanent

CONSULTATIONS

Head of Transportation:  No response to date

PUBLICITY AND REPRESENTATIONS

Neighbours notified 13/04/2010 

No response to date - any representations received will be reported to Committee in the update note

NEARBY APPEALS

N/A

REGIONAL SPATIAL STRATEGY TO 2021

N/A

SAVED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

RR2 Visitor Accommodation 

LQ1 Lifting the Quality of Design

BH3 Resident & Visitor Amenity 

AS1 General Development Requirements

AS5b Secondary Distributor Route

NE10 Flood Risk 

ASSESSMENT

In terms of Policy RR2, which seeks to promote redevelopment of older hotel accommodation within Resort Neighbourhoods with contemporary, improved offer which would contribute to resort neighbourhood regeneration, I previously expressed concerns that a permanent car park here might discourage that redevelopment and therefore sought to restrict the previous planning permission to 5 years in order to encourage the marketing of the site for redevelopment. However, the agent has clarified that to make the scheme viable (demolish the hotels and reduce the number of parking spaces from 57 to 50 in order to bring the car park up to a suitable visual standard in terms of landscaping, surfacing treatments, screening etc) his client requires a permanent permission. 

I consider that a surface car park will be of benefit to the area in terms of its appearance and impact (the alternative being vacant hotels); and as no new buildings are proposed on the site, it still allows for eventual redevelopment of the site.

I do not consider that the use needs restricting to long stay parking to serve the needs of the area, as it is too remote from the town centre to operate mainly as a 'shoppers' carpark.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION
HUMAN RIGHTS ACT

Under Article eight and Article one 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.

In this instance, it is felt that those rights would not be compromised.

CRIME AND DISORDER ACT 1998

The contents of this report have 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.
ADDITIONAL BACKGROUND DOCUMENTS

N/A
	Recommended Decision:
	 Grant Permission




Conditions and Reasons
	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.
	A dwarf wall shall be erected along the frontage with Hornby Road except where vehicular access/egress is required, and the rest of the site shall be enclosed by screening in accordance with the approved details prior to the development hereby permitted being first brought into use. Such means of enclosure shall thereafter be retained.

Reason: In the interests of appearance of the locality, in accordance with Policy LQ1 of the Blackpool Local Plan 2001-2016. 


	3.
	The landscaping works shall be carried out in accordance with the approved details within the first planting season following completion of the development hereby approved or in accordance with a programme agreed in writing by the Local Planning Authority (whichever is sooner). Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure 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 Policies LQ6 and NE10 of the Blackpool Local Plan 2001-2016.      




REASONS FOR RECOMMENDED DECISION
	1
	The proposal has been considered in relation to Policies RR2, BH3, AS1, AS5b, NE10 and LQ1 of the Blackpool Local Plan 2001 - 2016 and is in accordance with those policies and there are no other material considerations which weigh sufficiently against the proposal such as to warrant refusal.




Advice Notes to Developer
	1.
	Please note this approval relates specifically to the details indicated on the approved plans and documents, and to the requirement to satisfy all conditions of the approval. Any variation from this approval needs to be agreed in writing by the Local Planning Authority prior to works commencing and may require the submission of a revised application. Any works carried out without such written agreement or approval would render the development as unauthorised and liable to legal proceedings. 




