  COMMITTEE DATE: 09/11/2009
	Application Reference:


	09/0955

	WARD:
	Layton

	DATE REGISTERED:
	17/08/09

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	 TESCO STORES LTD


	PROPOSAL:
	Redevelopment of site comprising erection of retail foodstore with alterations to existing vehicle access and formation of new vehicle access, provision of 53 car parking spaces, free-standing ATM unit, service yard, landscaping and boundary treatment.



	LOCATION:
	WINDMILL PUBLIC HOUSE, WESTCLIFFE DRIVE, BLACKPOOL, FY3 7DR


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

SITE DESCRIPTION

'The Windmill' is a detached, fairly modern two storey public house positioned centrally within open and spacious (0.41 hectares or 4100 square metres) triangular shaped grounds. There is a 40 space car park to the side and rear of the building and the site is accessed via traffic controlled signals, which include a traffic signal within the site itself for vehicles exiting the site. The site is located approximately 250 metres to the north of the Layton District Centre as designated in the Blackpool Local Plan. Directly across Westcliffe Drive from the site are the junctions with Mansfield Road and Bispham Road, the Bispham Road junction is itself controlled by traffic signals and incorporates a northbound bus lane and pedestrian crossing facilities including a traffic island. There are north and south bound bus stops directly adjacent the site frontage served by the number 6, 11 and 14 buses.  

The character of the area is residential and dormer bungalows on Wembley Avenue back onto the site to the east and two storey houses on Brooklyn Avenue abut the southern boundary. The gradient of the site is sloping northwards across the site. There are at present a significant number of existing trees within the site many of which are along the eastern boundary with Wembley Avenue.

Committee will have visited the site on 9th November 2009.

DETAILS OF PROPOSAL

Re-development of the site and erection of a 1363 square metre gross (924 square metres net) single storey food retail store (Class A1 use). By way of comparison the Farm Foods development on Devonshire Road is 816 sqm gross (606sqm net). The proposed building measures 43 metres by 29 metres (not including the service bay building) and would have a maximum height of 5.9 metres to the ridge of the gently pitched roof. The building height is 5.1 metres at eaves level. The building would be located abutting the southern and eastern boundaries facing northwards overlooking the proposed 53 space car park. The car park includes 3 mobility spaces and cycle parking. To the side of the store close to the Westcliffe Drive frontage would be the partially enclosed service yard accessed via a new service access 16 metres from the southern boundary. A free-standing ATM (cash machine) is proposed as part of the re-development positioned close to the rear boundary with Wembley Avenue. The service vehicle exit and the customer/ staff vehicle entrance and exit would be at the existing access/ egress point with alterations being carried out. It is proposed to erect a 2.4 metre high close boarded timber fence to the site boundaries.

The north elevation of the store (front elevation) would consist of glazing and timber cladding, the west elevation facing onto Westcliffe Drive would also be clad in timber, the service bay enclosure would be finished in profiled metal sheeting. The east and south elevations facing towards Wembley Avenue and Brooklyn Avenue respectively would be would be finished with cladding. The building would be within 15 metres of 16 Wembley Avenue, within 16 metres of 2 Brooklyn Avenue and 8 metres from 91 Westcliffe Drive.

A significant number of trees would have to be removed to facilitate the proposed development although a replacement landscaping scheme would be implemented.

MAIN PLANNING ISSUES

Principle of Retail Development - Need & Impact upon existing centres.

Impact on Residential Amenity

Vehicle Access/ Car Parking/ Accessibility

Site Layout, Design & Appearance of Building and Landscaping 

Employment Generation 

CONSULTATIONS

Head of Transportation (Traffic & Road Management)-  objection to this proposal based on the following:

· The site is currently used as a Public House with associated parking which is currently underused. The new proposal will make full use of the parking availability and the number of spaces will increase from 40 to 53, therefore the proposal is geared towards car-borne trade.

· With reference to the above point, the increase in the number of vehicles and service vehicles accessing the site will lead to delays on the network and restrict movement through the junction.

· The proposed entrance for service vehicles opposite Mansfield Road will interfere with the existing bus stop, conflict with the junction of Mansfield Road, affect the free flow of traffic approaching the signal junction and is located on a bend. This location will also result into service/ waste collection vehicles having to negotiate the access safely against on-coming traffic.

· There is minimal storage capacity for right-turning vehicles at the main vehicle entrance which will block ahead movements.

· The signal junction has bus priority on Westcliffe Drive, no supporting information has been provided to confirm that this has been modelled and how it is to operate. 

· The number of disabled parking spaces to be increased to 4 in total in line with the national standard – this is based on 7% of the total parking spaces available.

· Cycles storage facilities are shown on drawing no. SK02, this should be increased to 6 Sheffield cycle stands 1m apart together with a store for secure cycle parking for staff and shall thereafter be retained. Separate secure and covered cycle storage facilities to be provided for staff.
· Vehicles approaching the main entrance from Poulton Road may have to decelerate on entering the site. Larger vehicles approaching from the east will be unable to manoeuvre into site at this location, in addition to this a number of parking spaces within the site are located too close to the main entrance which will further add to this problem.
· Whilst the gross floor area is below the threshold for the requirement of a travel plan, the proposed store will employ in total 94 full-time and 40 part-time staff. Therefore it is considered appropriate to request the submission of a travel plan via a condition on any approval.   

· There is no provision for motorcycle parking included as part of the proposal, consideration should be given to introducing 2 motorcycle spaces.

· Requests a review relating to the creation of the service access and widening of the existing access to the site. The existing access should be modified and new access constructed in such a manner that it is to a public highway standard and include appropriate road markings complying with the Traffic Signs Regulations and General Directions 2002 and provisions for pedestrians.

· The creation of the new service entrance will result in vehicle movement into the site at this location. A review of the street lighting to be undertaken at this location by the applicant to determine whether or not it meets the current standards, the application should include this information 

· Whilst it is not clear on the drawing it is assumed the bin storage will be located near to the service area, this will result in refuse vehicles entering the site in forward gear and reversing to the bin storage area. The same applies for the service vehicle and this will create a conflict with pedestrians at the proposed crossing shown within the confines of the site in this area.

· Three pedestrian crossing facilities shown (by way of road markings) within the confines of the site together with one at the main entrance, these should have suitable drop kerbs provided. 

Amended details have been submitted to the Head of Transportation in response to the above comments. A further up-date will be given prior to the meeting. 
Assistant Director Street Scene & Property - The retail unit is required to have 2 x 1280 litre Euro bin for residual waste and 1 x 1280 litre Euro bins for re-cycling. All bins shall have storage facilities within the confines of their premises and shall not be stored on the public highway. 

Environmental Protection- concerned that nearby residents would be disturbed by noise from both deliveries and mechanical services/refrigeration plant at the proposed location of the loading bay /plant to nearby residents.
Do not entirely agree with the environmental noise assessment, particularly with regard to some of the presumptions/ considerations made within the calculations. Concerned that the monitoring data does not truly reflect the full noise environment currently enjoyed by local residents.  For example, for the purposes of the assessment daytime monitoring took place between 13.09 - 14.04 hours at Location 1. The houses nearest this location are most likely to be affected by delivery noise as they are the closest to the roller shutter loading point. Eight deliveries are proposed from 07.00 until 22.00 hours, an assessment is therefore requested that takes into account this early morning start. Could it also be confirmed if these delivery times are proposed for 7 days per week or is there an exception on Sundays?

Due to the close proximity of the unloading area to local residencies on Westcliffe Drive and Brooklyn Avenue, one property of which will overlook the loading area and plant room, there is concern that the early morning delivery of goods such as bread, milk, newspapers etc. will cause noise nuisance to the residents of these properties. It is anticipated that such goods will be delivered from 07.00 hours and there will be noise not only from vehicle reversing alarms when they arrive and park up but also possibly from refrigerated units on the vehicles.  This situation could further be exacerbated if vehicles arrive early and then have to wait for the loading bay to open. Expresses disagreement with the screening corrections made in the calculations, it is considered that the likelihood of complaints using BS4142 would be likely.

No clear distinction appears to have been made of whether the use of the roller shutter door, roll cages or pallet trucks to move goods from a vehicle into the loading bay etc. are accounted for in the historical field measurements referred to from the "Transportation reference book." This should be confirmed, any recent noise assessment data the applicant has from deliveries to stores in a similar location would also be welcomed.  

With regard to the location of the plant room and the external plant, which is presumably located on the external wall of the plant room, some of the calculations are disputed, primarily again concerning the screening corrections and the impact this has on the predicted noise levels for the receptors. It is considered that the likelihood of complaints using BS4142 could be marginal. Would therefore welcome any further proposals to reduce or attenuate these noise levels so that complaints are unlikely, and agree with the comments made within Section 6. Mitigation matters. 

Lancashire Constabulary - this type of development will create multiple targets for property crime of both theft and damage which will have a substantial bearing on the types of security required to maintain a sustainable development. This relates to the main building and vehicles parked by service users and suppliers. There are instances of all crime classifications in the area and some issues with regards to anti-social behaviour. 

The development should be built to Secured by Design standards and consideration should be given to the installation of laminated glass to all doors and windows. Appropriate lighting should be installed around the site and car park to provide assurance to employees and visitors and to act as a deterrent to potential offenders.

Consideration should be given to re-locating the ATM as there is a concern that the access door for re-filling the machines will leave people in a vulnerable position due to its seclusion with little or no natural surveillance and there is no means of escape. Consideration should also be given to Crime Prevention Through Environmental Design with regards to the layout and landscape features. 

Blackpool Transport - No comments received     

PUBLICITY AND REPRESENTATIONS

Neighbours notified 18th August 2009

Site Notices posted 25th August 2009

Notice in Gazette 26th August 2009 

3 letters of support have been received from 73 Grenfell Avenue, 44 Onslow Road and 26 Poulton Road.

75 letters of objection have been received from 3, 7 (x2), 18, 19, 21, 27, 28, 31, 36, 49 & 51 Poulton Road, 1a, 9, 11 (x2), 16a, 19, 50, 60, Flat 2 62, 70 & 77 Westcliffe Drive, 6, 10 & 25 Brooklyn Avenue, 12 Bispham Road, 14, 24, 26 & 36 Wembley Avenue, 102, 109 & 127 Mansfield Road, 9, 11 & 30 Meyler Avenue, 2 William Street, 9 Layton Road, 2 Ramsey Avenue, 15 & 18 Highbury Avenue, 27 Drummond Avenue, 9, 15, 16, 18 (x2), 19 & 20 Delaware Road, 6 Carleton Avenue, 12 & 101 Grange Road, 6 The Finches, 45 Foxdale Avenue, 67 & 80 Annesley Avenue,  6 Argosy Court,  109 & 113 Fordway, 15 Brierley Avenue, 17 Baines Avenue, 73 Heron Way, 7 Glencoe Avenue, 2 Larbreck Avenue, 47 Wensleydale Avenue, 21 Kempton Avenue, 1 Oregon Avenue, 113 Rodwell Walk, 58 Lynwood Avenue, 36 Broadhurst, 20-22 Easington Crescent, 61 Inver Road and 28 Whitemoss Avenue.

4 petitions against the proposal have been received. The petitions and objection slips total more than 3,750 signatures with addresses given from across the Borough.

The supporting comments are:

· Layton needs a quality, competitively priced supermarket. The store will also be convenient for locals and provide jobs.

· The method by which signatures for the petitions have been collected (allegedly in local pubs and clubs) has been criticised.

Details of the grounds of objection are as follows:-

There are three main concerns highlighted in the letters of objection. Just over half of the letters of objection refer to the impact on Layton District Centre, two-thirds express some form of highways issue and one-third of objectors refer to the loss of the Windmill Public House, although other issues have been raised. 

Impact on Layton District Centre and related issues

· Layton District Centre is seen as a village community. Many businesses are family run and the shop owners are known by name. A Tesco store in this location would under cut many of the local shops including convenience stores, frozen food shop, off-licence, florists, butchers and greengrocers. This could lead to the closure of these shops, which in turn could force other shops and businesses to close that rely on the passing trade. It is felt that ultimately Layton District Centre could close apart from the takeaways and betting shops.

· If closures do happen then the vacant shops are more susceptible to vandalism which in turn would harm the appearance of the area. The money spent on the recent public space revamp in Layton would have been a waste.

· There are sufficient shops in the area to meet the needs of nearby residents and for those that wish to shop at Tesco there are stores in Bispham, Cleveleys and Marton. Additionally, there is a Farmfoods store on Devonshire Road which will soon be joined by a Lidl store.

· People want choice and the increase in the number of Tesco stores is putting this at risk.

· Tesco is a one stop shop and so will not bring additional shoppers into the area.

· Two objectors have specifically stated concern about the possible loss of their jobs in Layton District Centre.

Traffic and Highways

· The proposed store would increase the volume of road traffic in an area that already suffers from a heavy traffic flow. Apart from traffic congestion there are concerns with increased noise and vibration nuisance.

· Increased traffic will be a particular issue at junctions near the site.

· Overspill from the car park onto surrounding streets would cause disturbance and reduce the parking available for local residents 

· Highway and pedestrian safety. Particular concern due to locality of Layton Primary School.

· Due to the width of Westcliffe Drive and Poulton Road, a tailback of traffic (including emergency services) is caused by buses at the local bus stops. Increased use of local bus stops will further exacerbate this problem.

· The increased traffic will undermine the recently installed traffic calming measures in Layton District Centre.

· Lyons Biscuits delivery lorries regularly use the Mansfield Road/Westcliffe Drive junction.

Loss of Windmill Public House

· The Windmill Public House is seen as a key part of the local community, especially as it’s a family pub. Its loss will diminish the number of community meeting places.

· It is not just a social meeting place as it was used as a sanctuary during the recent Hoo Hill Industrial Estate fire.

· The pub supports local football teams.

· Loss of the pub is loss of a local amenity.

· The pub is seen as one of Layton’s landmarks and its demolition would mean loss of heritage.

· The green space around the pub is a pleasant location, giving the feeling that it is set away from busy main roads and there are no other such areas in the vicinity.

· Layton Institute is not a viable alternative as it is a members club.

Other concerns

· The Tesco building will be an eyesore compared to the existing public house and surrounding green space.

· The proposed store would be located away from the existing Layton shops in a residential area and so would not be in keeping with the rest of the area.

· Early morning/late night noise and light disturbance caused by HGVs, forklift trucks and staff during deliveries.

· Noise disturbance from plant equipment/machinery.

· The number of jobs created will not outnumber those lost.

· Late opening hours will encourage youths to congregate in the area.

· The store sells cheap alcohol and it could lead to underage sales and possible antisocial behaviour.

· The demolition and rebuild will cause a great deal of disruption, noise and dust.

· The proposal will devalue local house prices.

· Increase in pollution from proposed store and delivery vehicles.

7 Poulton Road

· Specific reference to PPS6 and the promotion of vital and viable town centres.

· Proposal would be contrary to Local Plan Policies.

14 Wembley Avenue

· The installation of the acoustic fence may cause damage to gardens when being constructed. The height of the fence will lead to a loss of light.

· Concerns that the ATM will attract the instances of crime and delivery times could cause disturbance

6 Brooklyn Avenue

· The acoustic fence will lead to a loss of light and the loss of an outwards view.

49 Poulton Road

· Vibration nuisance caused by HGVs.

Gordon Marsden MP – Strongly supports the objections raised by residents and constituents in the area, in particular the arguments put forward in Mr Hugh Mallon’s petition. Specifically, Mr Marsden is concerned that the Tesco development will suck the life out of the nearby Layton District Centre, whilst increasing traffic congestion in what is already a tight road network.

Joan Humble MP – Supports concerns of her Claremont and Greenlands constituents regarding the viability of Layton District Centre should the proposal be granted permission, especially as the site is outside of the District Centre.

NEARBY APPEALS

None
REGIONAL SPATIAL STRATEGY TO 2021

None
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

BH3- Residential and Visitor Amenity

BH11- Shopping and Supporting Uses- Overall Approach

BH12- Retail Development and Supporting Town Centre Uses

BH13- District Centres

BH14- Local Centres 

BH16- Proposed Shopping Development Outside Existing Frontages

BH21- Protection of Community Facilities

AS1- General Development Requirements (Accessibility)

AS2- New Development with Significant Transport Implications
ASSESSMENT

Principle of Retail Development - Need & Impact upon existing centres
The application site is a Public House with associated car park located on Westcliffe Drive some 250m north of the edge of Layton District Centre and almost twice this distance from the core of the District Centre. 

The agent states that that the site can be regarded as 'edge of centre'.  Government Planning Policy Statement 6 (PPS6) 'Planning for Town Centres' definition relates to the term 'Edge of Centre' as 'A location that is within easy walking distance (often considered 200-300 metres) of the primary shopping area', where primary shopping area is defined as 'An area where retailing and the number of shops in a town centre is most concentrated'. In these terms, the definition of 'edge of centre' sites refers to the Town Centre and not a location such as this.  This site is therefore not considered an 'edge of centre' site and is considered to be 'out of centre'.

Local Plan Policy BH11 states that:

'The Council will maintain and enhance a hierarchy of centres shown on the Proposals Map in order to provide access to a wide range of shops, services and other activities accessible to all sections of the community, with the town centre the focus for major new development. New retail, cultural and community development and other key town centre uses will be permitted in Blackpool Town Centre, the district centres and local centres appropriate to the scale, role and character of each centre'.

Policy BH12 states that:

'Proposals for the development of retail, cultural, community and other key town centre community uses which attract a lot of people, including extensions and changes of use, will be focussed on Blackpool Town Centre, and in other existing centres appropriate to their scale and catchment. Such uses will only be permitted elsewhere where all the following criteria are met:

(a) There is a demonstrated need for the development.

(b) The proposal either by itself, or cumulatively with other recent and committed developments, would not cause material harm to the vitality and viability of Blackpool Town Centre, district and local centres, or any other nearby town centre.

(c) The development would not undermine the Council’s strategies and proposals for regenerating such centres.

(d) The proposal is located in accordance with the sequential test, having regard to the need for flexibility of format, design and scale. First preference is for locations in appropriate existing centres, followed by edge of centre sites, and only then out of centre sites.

(e) More local facilities in accordance with their scale and catchment and consistent with the above hierarchy will be appropriately located within other smaller local centres.

f) The site is readily accessible by a choice of means of transport, and is well served by public transport'.
Policy BH13 states that:

'Layton provides for range of convenience shopping, comparison shopping, pubs/restaurants.  It also provides a focus for social and community uses for the district'.  It further states 'proposals for retail and other active frontage appropriate to their scale and function will be permitted and that ' proposals to extend the shopping frontages of these centres will only be allowed if they involve frontages that are contiguous with the existing shopping frontage and are in scale with the existing centre'.  The supporting text highlights that District Centres form an important part of Blackpool's shopping provision and the Plan seeks to protect and enhance these centres against pressures for change of use or decline.

Policy BH16 states that:

The development of new local shopping facilities outside existing shopping frontages will only be permitted where:

(a) there is a demonstrable need for the development with no convenient existing local shopping provision

(b) the proposed development is appropriate in scale and function to the immediate walk-in local catchment.

Policy BH21 states:

'proposals that would lead to the loss of a community facility will not be permitted unless: the facility is appropriately replaced or the applicant can demonstrate that there is no longer a need for the facility or its alternative use to meet community need'. The supporting text specifically refers to a public house.

The application site is located 'out of centre', and therefore the applicants are required to address PPS6 and demonstrate a need (both qualitative and quantitative) for the proposal, the appropriateness of scale; sequential test; accessibility and impact.

In terms of the proposed need  for a foodstore, in quantitative terms, the principal findings of the Fylde Coast Retail Study highlight that the provision of the new foodstore at Talbot Gateway (A planning application is pending for a large scale supermarket as part of the Talbot Gateway Regeneration Scheme approximately 1.9km from the application site) along with current outstanding commitments, will meet a significant proportion of the short term capacity requirement for convenience goods in Blackpool.  

In November 2006 planning permission was granted for Farm Foods on Devonshire Road (in an 'out of centre' location) which was approved as part of a mixed-use development including 'extra care housing'.  More recently a planning application for a Lidl Foodstore on Devonshire Road was recommended for approval (subject to the completion of a legal agreement).

In qualitative terms, there is no overriding need for the Tesco Store in this location given the proximity of the site to the existing District Centre which has two existing convenience stores.  In determining development proposals, the Council’s objectives are to sustain and enhance the vitality and viability of the existing Blackpool Town Centre and supporting district and local centres. This approach applies to shopping and all key town centre type uses which attract a lot of people, including office, commercial, restaurant and leisure developments. The Council is undertaking a co-ordinated programme of action to arrest decline and restore confidence and vitality in Blackpool Town Centre, and wishes to promote and safeguard investment in local centres to ensure that facilities are located where they are readily accessible by residents and visitors.

New developments should support the Government’s and the Council’s objectives of sustaining and enhancing existing centres.  Layton District Centre has no major comparison goods shopping function, but plays a vital role providing convenience shopping facilities for sizeable catchments, together with a range of other service and facilities.  It is conveniently located to serve substantial local catchments, including walk-in shoppers, and well served by public transport. It forms an important part of Blackpool’s shopping provision and the Plan seeks to protect and enhance these centres against pressures for change of use or decline.

The proposal also needs to be seen in the wider context of its detrimental impact this 'out of centre' development will have on the quality and accessibility of retail facilities in other nearby Local Centres. This development is considered to be at the expense of provision in these Centres and would undermine the Council’s strategies and proposals for regenerating such centres.
In addition, the Windmill Public House serves a large catchment area including Layton, the nearest public house is the Queens Hotel on Talbot Road, 0.75km to the south, which is currently closed, and is considered to be a valuable asset to the community at present. There is no indication that the site is no longer needed for this facility and there is no other provision within Layton District Centre or the immediate vicinity of the application site.  The proposal is therefore directly contrary to Policy BH21.

In conclusion, the proposal is contrary to Local Plan Policies BH12, BH13, BH16 and BH21. The approval for an out of centre retail development without any overriding justification will be detrimental to the vitality and viability of the nearby Layton District Centre. The principle of developing a retail store in this location is therefore not considered acceptable.
Impact on Residential Amenity
The residential amenity implications of the proposed store arise from the siting of the building close to two of the site boundaries and the resulting impact upon 14 and 16 Wembley Avenue, 2, 4, and 6 Brooklyn Avenue and 91 Westcliffe Drive in particular. Additional impacts arise from the much more intensive use of the site, traffic generation, noise and general activity of a store open between 7am and 10pm Monday to Saturday inclusive and 10am til 4pm on Sundays and Bank Holidays, with associated servicing requirements, and due to the siting of air conditioning and refrigeration units on the building.   

The proposed building measures 43 metres by 29 metres (49 metres including the service yard) and would have a maximum height of 5.9 metres to the ridge of the gently pitched roof. The building height is 5.1 metres at eaves level. The building would be within 15 metres of 16 Wembley Avenue, within 16 metres of 2 Brooklyn Avenue and 8 metres from 91 Westcliffe Drive. 16 Wembley is a dormer bungalow with the first floor incorporated into the roofspace backing onto the eastern boundary of the site. Further information regarding the relationship between the proposed store and adjoining dwellings has been requested to demonstrate the relationship in greater detail including any difference in land levels between the two sites. To-date this information has not been forthcoming.

Notwithstanding the absence of this additional information it it considered that the 29 metre long and 5.1 metre high eastern elevation of the building between 2 and 9 metres from the eastern boundary would adversely affect 16 Wembley Avenue, in particular, located 9.5 metres from this boundary but also 14 Wembley Avenue. There would be a resulting loss of outlook, natural light, visual intrusion and the proposal would have an overbearing impact for these residents not just in using the rear rooms of the dwelling but in also utilising the rear garden areas. It is considered this relationship would be significantly detrimental to residential amenity. 

The rear elevation of the proposed building is between 1.5 and 4 metres from the southern site boundary with properties fronting Brooklyn Avenue. The rear elevation of the building is in excess of 49 metres in length and is between 5.1 and 5.9 metres in height. The rear gardens of 2, 4 and 6 Brooklyn Avenue are between 14 and 16 metres in length and it is considered that the impact on those properties would also be detrimental to residential amenity for the same reasons as outlined in relation to the Wembley Avenue dwellings.                    

In terms of the other residential amenity impacts of a retail development of a site bounded directly on two sides by residential property, it is not considered that the proposal is unacceptable in principle, subject to appropriate hours of opening of the store. Although on the basis of the submitted details the Assistant Director of Environmental Protection is concerned that nearby residents would be disturbed by noise from deliveries and mechanical services/refrigeration plant at the proposed location of the loading bay/plant.   
Vehicle Access/ Car Parking/ Accessibility
The vehicle access and egress intended to serve the proposed development is as existing, albeit with alterations. Additionally a new servicing access would be formed to the south of the main access. The Head of Transportation has objected to the proposal in terms of the impact the proposal will have on the operation of the adjacent highway layout but also as to how the car parking, access and servicing arrangements will work within the site itself. On the basis of the submitted scheme the proposal is considered to be unacceptable and contrary to the satisfactory operation and free flow of traffic through the adjacent traffic signal junctions and the adjoining road network, and to the safe operation of the site itself. The proposal is therefore contrary to policies including Policy AS1 of the Blackpool Local Plan. The applicant’s highway consultants are seeking to address the highway concerns raised and an up-date will be given at the meeting.          

The development makes provision for 53 car parking spaces for the 1363 square metre gross retail food store. Council car parking standards set a maximum car parking standard of 1 space per 17-19 square metres on this site of medium accessibility giving a maximum car parking range of between 71 and 80 spaces. The proposed number of spaces is considered acceptable for a retail store of the size proposed given the relative accessibility of the site.         

Site Layout, Design & Appearance of Building and Landscaping

The design and appearance of the store consisting of timber cladding and glazing on the two main elevations is considered acceptable in principle with the exception of the service bay which comprises of profiled metal sheeting in close proximity to a section of the site frontage. The size of the store relative to the size (and shape) of the site requires, in addition to the building being located close to the two residential boundaries, in the servicing taking place on the site frontage rather than to the rear of the site, as is the norm with most retail developments. It is considered that the poor visual quality of the service bay structure on the road frontage, and servicing of the store taking place on the site frontage would be detrimental to the visual amenities of the area.          

The submitted plans indicate that a number of trees will be felled to facilitate the development, although a number of trees shown for retention on the plans either encroach onto or are within very close proximity of hardsurfacing forming part of the car park. A replacement planting scheme is proposed as part of the development and an up-dated landscaping plan has been requested.     

Employment 

It is envisaged that the proposed store would provide in the region of 100 jobs which would be in itself beneficial to the area. However this needs to be balanced against the loss of employment with the existing public house and the potential closure of local shops as a result of the development. The employment benefits arising from the proposal are not considered to outweigh the objections to the application outlined above.     
LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

None

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. There are not considered to be any specific human rights issues raised by the consideration of this application.

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:
	 Refuse




Conditions and Reasons
	1.
	The proposed retail development, without any overriding justification, will be detrimental to the vitality and viability of the nearby Layton District Centre and result in the loss of an important local community facility. The proposal is therefore contrary to Policies BH12, BH13, BH16 and BH21 of the Blackpool Local Plan 2001-2016. 



	2.
	The proposed development as a result of its size, height and proximity to the southern and eastern site boundaries would adversely and significantly affect the residential amenities of adjoining dwellings on Wembley Avenue, Brooklyn Avenue and Westcliffe Drive due to the loss of light, visual intrusion, and an overbearing impact contrary to Policies LQ1, LQ2, LQ4 and BH3 of the Blackpool Local Plan 2001-2016.    




	3.
	The proposed development would have an adverse impact on the operation and free flow of traffic through the adjacent traffic signal junctions and on the adjoining road network. Furthermore the proposed site layout would create vehicular conflicts and vehicular/pedestrian conflicts within the application site itself. The proposal is therefore contrary to Policies LQ1, LQ3, LQ4, BH3, AS1 and AS2 of the Blackpool Local Plan 2001-2016.       




	4.
	The proposed western elevation, particularly the proposed service yard, would present an alien and incongruous feature of poor appearance located on a prominent road frontage. This would adversely affect the visual amenities of the area contrary to Policies LQ1, LQ2, LQ3, LQ4 and BH3 of the Blackpool Local Plan 2001-2016.    




	5.
	On the basis of the submitted details accompanying the application the proposed development would adversely impact on the residential amenities of adjoining dwellings due to the noise from both service deliveries and mechanical services/refrigeration plant. The proposal is therefore contrary to Policies LQ1, LQ2, LQ4 and BH3 of the Blackpool Local Plan 2001-2016. 




Advice Notes to Developer
Not applicable

COMMITTEE DATE: 09/11/2009
	Application Reference:


	09/0959

	WARD:
	Talbot

	DATE REGISTERED:
	20/07/09

	LOCAL PLAN ALLOCATION:
	Central Promenade and Seafront 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	 ReBlackpool URC


	PROPOSAL:
	Erection of part single storey, part three-storey building housing registrars office including ceremony hall, roof terrace, tourist information centre and restaurant with external seating area, and extension of the undercroft area to provide storage facilities,  public WCs and substation.  



	LOCATION:
	TOWER FESTIVAL HEADLAND, PROMENADE WEST OF TRAM TRACKS BETWEEN TALBOT SQUARE AND VICTORIA STREET


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

SITE DESCRIPTION
The application relates to approximately 700sqm of the Tower Festival Headland on the Promenade sea front, west of the tram tracks, opposite Church Street.  The site is opposite a number of landmark buildings including Blackpool Tower, Burtons Building, Roberts Oyster Bar, the Clifton Hotel and North Pier.  Previously approved works are currently taking place on the Headland.

Committee will have visited the site on 9th November 2009.
DETAILS OF PROPOSAL
Planning permission was granted for the Tower Festival Headland, which is 430m long and occupies 17,000sqm area of the Promenade sea front, west of the tram tracks between Adelaide Street and the North Pier under application reference 09/0245. The siting of a building was shown on the approved site plan, but no further details were submitted at that time. 
The current proposal is for the development of a part single, part three-storey building to house a registrars office, ceremony hall, tourist information centre and restaurant with external raised seating area and extension of the existing undercroft to provide storage facilities, public restrooms and a substation.

The building is a low linear block which is aligned with the Promenade and has a three-storey cantilevered 'periscope' component to the north of the building, angled to face Blackpool Tower. The maximum height of the building is 15.8m tall.

The ground floor elevations would be polished concrete blocks which contain recycled glass aggregates. Upper floors, fascias, soffits and the restaurant shutter doors would be gold coloured stainless steel

MAIN PLANNING ISSUES
The main planning issues in this case relate to;

Principle of development

Design of the scheme

Access to the site
Visual impact of the proposals in general and in terms of the impact on the Tower (Grade 1 Listed Building) The Clifton Hotel (Grade 2 Listed Building), North Pier (Grade 2 Listed Building) and the Town Centre Conservation Area. 
CONSULTATIONS
English Heritage have raised no objection subject to the issues surrounding the Siamese shelters being addressed.

Blackpool Civic Trust have no objection to the scheme.

Streetscene Inspection & Enforcement have stated that 3 1280 Litre Euro Bins are required, one of these must be for recycling purposes.

United Utilities Plc have no objection to the scheme.

Head of Transportation notes that there are no pick-up or drop-off facilities, delivery/maintenance access or car parking spaces.

Georgian Group have made no comments.

Victorian Society have made no comments.

Blackpool Transport have made no comments.

PUBLICITY AND REPRESENTATIONS

Neighbours notified          - 28/07/09

Site Notices displayed      -  31/07/2009

Gazette Notice published -  05/08/2009
One objection has been received following public consultation.

The objector states that they have seen no public involvement and that the building will be imposed on the public. Only the Metropole is built on the sea side and further buildings would harm the vista.  The site is one of the few remaining unspoiled areas of the resort and the gold building would be tacky. The building will create parking problems. Solaris would make a better registrars office.

NEARBY APPEALS

None relevant

REGIONAL SPATIAL STRATEGY TO 2021

Policy DP 7 
 Promote Environmental Quality

Policy RDF 3 
 The Coast

Policy W 6 
  Tourism and the Visitor Economy

Policy W 7 
  Principles for Tourism Development
ADOPTED POLICIES:  BLACKPOOL LOCAL PLAN 2001-2016

RR1
Visitor Attractions

RR7
Promenade Frontages Within the Resort Core

RR11
Central Promenade and Seafront

LQ1 
Lifting Quality

LQ2
Site Context

LQ4
Building Design

LQ5 
Public Realm Design

LQ7     Strategic Views (seafront, the Tower, North Pier).

LQ8     Energy and Resource Conservation

LQ9      Listed Buildings (the Tower, Clifton Hotel, North Pier)

LQ10    Conservation Areas (Town Centre)

BH3      Residential and Visitor Amenity

AS1      General Development Requirements
ASSESSMENT

Principle
In general terms, the principle of the development is in accordance with Regional Spatial Strategy and Local Plan Policies RR1, RR7 and RR11 which encourages the comprehensive improvement and management of the area for leisure purposes. 
Design
The proposal is for a bold, angular land mark building which comprises a low linear block which is aligned with the Promenade and a three-storey cantilevered 'periscope like' component to the north element of the building, angled to face Blackpool Tower.  The maximum height of the building is 15.8m tall.  

It is proposed to extend the existing undercroft at the north of the proposed building, under the garden of wedded bliss to provide storage, a sub station and public restroom facilities.  

The ground floor elevations would be polished concrete block which contain recycled glass aggregates interspersed with large areas of glazing and the upper floors would be clad in gold coloured stainless steel rhomboid shingle. The fascias, soffits and the restaurant shutter doors would be gold coloured stainless steel and balconies and raised deck areas would be enclosed with glazed screening.

The north elevation has been amended to show the window wrapping around the corner of the building and on to the east elevation and the exit doors have been more defined.

Access to the site

The Promenade layout will be changed as part of the Promenade Movement Strategy, however no details have been given as to how the building would be accessed for deliveries, servicing and visitors by car/taxi other than indicating that this would occur on the Promenade.  A condition requiring the details of a drop-off/pick-up point and servicing area is appropriate.

No car parking spaces are proposed and in the planning application for the Tower Festival Headland itself, which was approved 11th June 2009, it states that there are to be no car parking spaces anywhere on the Headland. The building would be highly accessible as it is adjacent to the Promenade which is well serviced by buses and trams and there are car parks near by at West Street and Central.  Cycle stands are to be provided around the Headland as part of the wider Headland scheme.

Visual Impact

Policies LQ1, LQ2, LQ4, LQ5, LQ7, LQ9, LQ10 and BH3 are collectively concerned with design and appearance issues and require a form of development which raises the quality of the built environment. The works proposed will add value to the Promenade offer by creating a landmark building with a Tourist Information Centre, Registrars office, Wedding Reception space, restaurant and public restroom facilities. 

The building would be approximately 96m away from Blackpool Tower (a Grade 1 Listed Building), 102m away from the Clifton Hotel, 141m away from North Pier (both Grade II Listed Buildings) and 80m away from the edge of the Town Centre Conservation Area. It is not considered that the proposed building would have a detrimental visual impact on a listed building or conservation area and the proposed building therefore accords with Polices LQ9 and LQ10 of the Local Plan respectively.

With regard to the listed Siamese shelters, planning permission 06/0206 and listed building consent 06/0080 was granted by the Council to relocate these along the Promenade as their removal was required in connection with the sea defence works. Condition 3 of that permission required that "prior to the re-erection of the shelters, precise details of their locations, foundations, plinth, hard landscaping context and the timing of their re-erection shall be submitted to and approved by the Local Planning Authority. The shelters shall then be re-erected in accordance with the agreed scheme."  The structures are currently in storage and will be reinstated once Promenade reconstruction is complete.  Planning permission and listed building consent will be required and the shelters must be re-listed in their new positions on completion.  These applications are expected before the end of the year.  

Other Comments

The application has been advertised in the press and by site notice and neighbouring properties along the Promenade have been notified. The planning application has therefore been appropriately publicised.
There are a number of buildings west of the tram tracks including substantial pier head buildings at each pier, the Metropole, the Lifeboat station, the Sandcastle etc.  Buildings and structures are few and far between on the sea side of the tram tracks and would normally only be considered acceptable in exceptional circumstances. As part of the bigger picture of updating the Promenade and sea defences, making the Promenade more useable and encouraging year round use, it is considered that this application constitutes an acceptable exception.   

The Promenade is considered to be very accessible by tram, bus, landau and taxi and is within 650m of Blackpool North Train Station. Cycle stands will also be provided nearby on the Tower Headland.  Parking is therefore not considered to be an issue in this location.

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

None are proposed.

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 this application breaches any Human Rights.

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.
	Samples and 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.
	The area of the undercroft described as 'Wind shield storage' (Drawing number280-1-204) shall not be used for any purpose which would preclude its use for storing the wind shields for the Tower Festival Headland unless alternative arrangements are agreed with the Council as Local Planning Authority.

Reason: To ensure the wind shields can be stored when not required, to safeguard strategic views of Blackpool Tower, the seafront and the North Pier in accordance with Policies LQ7 and LQ9 of the Blackpool Local Plan 2001-2016.




	4.
	Details of drop-off and pick-up points for servicing, deliveries and visitors shall be submitted and agreed with the Council as Local Planning Authority, prior to the building hereby approved first being brought into use.

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




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. 




COMMITTEE DATE: 09/11/2009
	Application Reference:


	09/1092

	WARD:
	Greenlands

	DATE REGISTERED:
	10/09/09

	LOCAL PLAN ALLOCATION:
	No Specific Allocation 

	APPLICATION TYPE:
	Full Planning Permission

	APPLICANT:
	 Blackpool Primary Care Trust


	PROPOSAL:
	Erection of temporary modular units at rear to form ancillary consultation rooms, administration offices and district nurses team offices for period of 18 months.



	LOCATION:
	467 DEVONSHIRE ROAD, BLACKPOOL, FY2 0JP


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

SITE DESCRIPTION 

The application relates to the 'Devonshire Road Surgery', located at the junction of Devonshire Road and Galway Avenue, opposite North Shore Golf Course. 

The application property was originally built as a pair of semi-detached houses, a Doctor's surgery has existed on the site since at least the 1950's. The use has continued over the years with significant extensions and alterations, incorporating the other half of the pair, carried out in the early 1990's to provide facilities for a three-doctor group practice, (planning application 91/1014 refers). The upper floor is in use as two permanent flats.

The open car park area at the rear, accessed from Galway Avenue, can accommodate about 10 cars at the present time.

The immediately adjoining properties in Galway Avenue and Devonshire Road are exclusively in residential use, each with off-street parking facilities.

It is anticipated the Committee will have inspected the site on 9th November 2009.

DETAILS OF PROPOSAL

The proposal is to site a pre-fabricated, single-storey, flat-roofed, modular, building at the rear on the present car park area. It is indicated that car parking spaces for 3 cars will be retained on site. The application is accompanied by the obligatory Design and Access Statement together with an additional Supporting Statement.

It is stated that the proposed building is required as an interim measure, for a period of 18 months, and will provide an additional 2 consulting rooms, with general office space, for a District Nursing Team and support staff. It is indicated that the need for these additional facilities arises from the intention to extend the Glenroyd Medical Centre, on Whitegate Drive, to provide additional training facilities for medical students and trainee doctors. It is indicated that the building will be removed, and the current practice will relocate, when the new Primary Care Centre on Moor Park, due to be completed in 2011, becomes available. 

The submitted layout plan indicates a waiting area for patients and sufficient desk-space for 14 staff in addition to the 2 consulting rooms. It is stated that the proposed development will entail an increase in staffing levels at the site from the present 5 to 12 full-time and 3 part-time staff.  

MAIN PLANNING ISSUES

The main planning considerations in this case relate to:

· Visual amenity and the impact of the development upon the appearance of the site and the area in general,

· Residential amenity of immediate neighbours in relation to the siting and scale of the development,

· Highway safety and residential amenity implications arising from the loss of existing parking facilities.
CONSULTATIONS

Head of Transportation - “I object to this proposal based on the following:

1. The site currently provides 12 off-street parking spaces, the installation of temporary modular units for a period of 18 months will result in the loss of 7 (sic) off-street parking spaces within the confines of the site. Therefore will result in an increase in parking demand on the adjacent residential streets.

2. These modular units will form additional consulting rooms as well as offices for support staff, whilst only temporary it has been noted that the hire period for the modular units may have to be extended beyond the 78 week period. A proposal of this nature will attract additional visits to the centre and must provide adequate off-street parking."

PUBLICITY AND REPRESENTATIONS

Neighbours notified 20/10/2009 

Site Notice displayed 28/09/2009

  - Two neighbour objections have been received up to the report being finalised, from the owners of 1 and 1A Galway Avenue.  Each of these neighbours, whose properties face the surgery and car park area, object to the inappropriate appearance of the proposed building and state that the loss of existing parking facilities and increase in demand for spaces, will exacerbate existing traffic congestion and inconvenience already experienced due to the present surgery at the site. 

These concerns relate to matters identified as significant issues in this report and addressed under the Assessment. Any further representations received will be included in the update notes or reported orally.

Note for Members   Because the neighbour consultation period will not expire until 12th November 2009 the Committee is advised that the application should not be determined until then. Having considered the report, Members are requested to authorise the Chief Planning Officer to issue the decision notice on 12th November 2009.

NEARBY APPEALS

None relevant.
REGIONAL SPATIAL STRATEGY TO 2021

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

LQ1 - Lifting the Quality of Design

LQ2 - Site Context

LQ14 - Extensions and Alterations

BH3 - Residential and Visitor Amenity

AS1 - General Development Requirements
ASSESSMENT

Visual Amenity

Policy LQ1 in its general sense aims to raise the quality of the built environment and ensure that new development is appropriate to its surroundings, not only in design terms but also in scale and setting. In this case Policy LQ2 requires the development to have regard to the townscape character of the street and LQ14 states that alterations and extensions will be considered in relation to the existing building, adjoining properties and to the surrounding area.

In this case the building is purely functional, externally finished with grey-painted cladding, and there can be no claim that the proposal has been modified in appearance to specifically relate to the residential character of the main building or the surrounding area. 

Whilst the building is shown sited about 4.0 metres behind the building-line to the Galway Avenue frontage the openness of the site, taken together with the slope of the ground within the site, the height of the proposed building (3.5 metres) and its relatively elevated position, means that the development will be fairly prominent in the general streetscene particularly viewed from the north and east.

The building would appear inappropriate and out of keeping with the adjacent buildings and the surrounding area and in this respect would be contrary to the aims of policies LQ1, LQ2 and LQ14.
Residential Amenity

Policy BH3, states that development will not be permitted which adversely affects the amenities of those occupying residential accommodation by reason of scale, design and siting and its effects on privacy, outlook, and levels of sunlight and daylight; and/or by use of and activity associated with the proposed development. 

In this case, whilst the submission does not contain section drawings with details of site levels and relative floor levels, it can be ascertained that the 3.5 metres high building will have to be raised on padstones in order to maintain a uniform floor level. It is possible that the overall height of the building could be in the region of 4.5 metres above the existing surface of the car park. 
The building is to be sited 300 mm. from the party boundary of the rear garden to 463 Devonshire Road, the adjoining property to the south, and 1.4 metres from the boundary with 2 Galway Avenue to the east. The submitted drawing indicates five opening windows in the elevation facing the rear garden of 463 Devonshire Road and a fire escape adjacent to the boundary with 2 Galway Avenue.

There are high shrubs and a detached garage in the rear garden of 463 which, if retained, will reduce the impact of the development to some degree but the building, with a length of 15.0 metres alongside the boundary wall, will still be imposing and would potentially detract from the enjoyment of the neighbouring garden area. There is a fall in land levels from west to east across the site and the side driveway of the adjoining house at 2 Galway Avenue is lower than the car park area. The proposed building would have a significantly overbearing impact upon this property also.  

It is considered that the proposed building would have a significantly detrimental impact upon the residential amenities currently enjoyed by the occupiers of these two adjoining dwellings and in this respect therefore would be contrary to policy BH3. 

Highway Safety
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 for surgeries is required to be provided on the basis of 4 car spaces for each consulting room. The current provision on site is basically in accordance with the standards, and included two spaces available for the flat occupants, and was formed under the terms of planning permission ref 91/1014.

Conditions attached to that planning permission required, inter alia, the provision and retention of the car parking area, the retention of a residential appearance to the property, the practice being restricted to three doctors at the premises at any one time and being operated on an appointments system.

It is inevitable that doctors' surgeries generate significant levels of on-street parking by visiting patients, especially at peak times. In this case, Galway Avenue is a wide carriageway with unrestricted on-street parking available. On-street parking is similarly unrestricted in the nearby Inver Road but that carriageway is narrower. At the present time it is apparent that the car park is well-used and that there is also incidence of callers to the surgery parking on the carriageway outside. 

The proposed development would not only significantly reduce the available on-site parking spaces, from 10 to 3, but would in itself generate a demand for further parking facilities. The adopted parking standards would require 8 car spaces for the two additional consulting rooms proposed. In reality it is possible that the district nursing team and the additional office staff to be accommodated would also need some parking spaces. 

In the Supporting Statement, it is acknowledged that on-site car parking will be reduced to 3 spaces once the modular building is in place and indicated that "patients and staff currently use Galway Avenue and surrounding streets and this would continue when the units are in place."  

It is clear that the proposed development, if carried out, would lead to a substantial increase in traffic movements and on-street parking in the vicinity of the premises which would in turn lead to increased traffic hazards compromising highway safety and causing disturbance to surrounding neighbours. In this respect the proposal is contrary to policies AS1 and BH3.   

LEGAL AGREEMENT AND/OR DEVELOPER FINANCIAL CONTRIBUTION

None
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 application does not give rise to 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

None 

	Recommended Decision:
	 Defer for delegation


Conditions and Reasons
	1.
	The proposed development would appear as an alien and incongruent feature in the streetscene, out of keeping with the existing building at the application site in particular and with the generally residential character of the area. As such the proposal would be injurious to visual amenity contrary to the aims and provisions of policies LQ1, LQ and LQ14 of the Blackpool Local Plan 2001-2016. 




	2.
	The proposed development, by virtue of its size and close proximity to the common boundary resulting in an overbearing impact, would have a significantly detrimental impact upon the residential amenities currently enjoyed by the occupiers of adjoining dwellings at 463 Devonshire Road and 2 Galway Avenue. The proposal would therefore be contrary to the aims and provisions of policy BH3 of the Blackpool Local Plan 2001-2016.




	3.
	The proposed development would significantly reduce the existing car parking provision at the site, whilst attracting additional car-users to the site. This increased demand for car parking spaces would lead to further on-street parking and additional congestion in the surrounding area to the detriment of pedestrian and highway safety and to the residential amenities of adjoining residents.  As such the proposal would be contrary to the aims and provisions of policies AS1 and BH3 of the Blackpool Local Plan 2001-2016.




Advice Notes to Developer
Not applicable
