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1.0 INTRODUCTION 

 

1.1 A planning application and application for listed building consent for the demolition of 

part of a listed building and two semi detached properties, together with the erection of 

new buildings housing A2 and residential uses, a change of use to A2/A3 and 

associated parking/landscaping has been submitted at 288-294 Clifton Drive South, St 

Annes.   

 

1.2 Since the application was submitted, changes in planning guidance have resulted in 

the introduction of PPS5: Planning for the Historic Environment.  This statement is 

submitted to satisfy the new requirements set out in PPS5 but draws upon information 

previously submitted in the Planning, Design and Access Statement. 

 

2.0 PPS5 REQUIREMENTS 

 

2.1 The proposed scheme should be assessed against national planning policy and in 

particular Planning Policy Statement 5: Planning and the Historic Environment (PPS5).  

Adopted in March 2010, PPS5 replaced Planning Policy Guidance note 15: Planning 

and the Historic Environment (PPG15) and sets out the Government’s policies for the 

identification and conservation of heritage assets (including conservation areas and 

listed buildings) and their settings. 

 

2.2 PPS5 states that when considering applications for development that affect the setting 

of a heritage asset, local planning authorities should treat applications that preserve 

those elements of the setting that make a positive contribution to or better reveal the 

significance of the asset favourably.  The policy document emphasises that when 

considering applications that do not do this, local planning authorities should weigh 

any such harm against the wider benefits of the application. 

 

2.3 PPS5 advices that Local Planning Authorities should assess whether the benefits of an 

application for enabling development to secure the future conservation of a heritage 

asset outweigh the benefits of departing from the development plan or from national 

policies, taking into account whether: 

 

• It will materially harm the significance of the heritage asset or its setting. 

• It will avoid detrimental fragmentation of management of the heritage asset. 

• It will secure the long term future of the heritage asset and, where applicable, its 

continued use for a purpose sympathetic to its conversion. 

• It is necessary to resolve problems arising from the inherent needs of the heritage 

asset, rather than circumstances of the present owner, or the purchase price paid. 
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• There is a source of funding that might support the heritage asset without the need 

for enabling development 

• The level of development is the minimum necessary to secure the future 

conservation of the heritage asset and of a design and type that minimises harm to 

other public interest. 

 

2.4 In considering the impact of a proposal on any heritage asset, local planning 

authorities should take into account the particular nature of the heritage asset and the 

value that it hold for this and future generations. 

 

3.0 HERITAGE STATUS  

 

 Location and Surrounding Area 

 

3.1 The application site consists of a roughly square parcel of land occupied by two 

traditional Council buildings on the edge of the town centre and within the St Annes 

Conservation Area.  The properties are set back from the road behind areas of parking 

and landscaping, with the front elevations forming part of a consistent building line 

along the street.  There are two vehicular access points directly in front of numbers 

292-294 Clifton Drive South, with a small area of parking being located to the front of 

number 290 and a lawned area with shrub planting along the margins to the front of 

number 288.  Vehicular access between the two buildings leads to a larger area of 

parking at the rear of the site.  Site boundaries vary, with a combination of open 

boundaries, red brick walls and stones. 

 

3.2 The immediate area is designated as a Conservation Area.  Numbers 292-294 are 

designated as a Grade II Listed Building and given the following description: 

 

3.3 The area surrounding the site is home to a variety of large Victorian properties (mainly 

red brick in the immediate vicinity of the site) ranging from hotels to detached private 

residences and terraced properties with shops and restaurants at ground floor level 

within the Town Centre.  These are interspersed in places, with modern apartment 

complexes.  Overall however, the impression is of an historic coastal town, within a 

high quality built environment. 

 

Nos. 292-294 (Public Offices) 

 

 Key Heritage Features 

 

3.4 The listing description is attached as Appendix CAP1.  It describes the property as a 

“little altered expression in contemporary architectural form of the confidence of a 
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Local Authority”.  It has an elongated L-Plan, the main part of the building being 

erected in 1902, before being extended in 1907 and later being the subject of 20th 

Century alterations and additions.  The property has a symmetrical street frontage and 

plainly detailed service range added to the rear.  The front of the building incorporates 

three advanced central bays with a wide semi-circular banded arch to the central 

doorway, set beneath a flat stone canopy on elongated brackets.  This is flanked by 

pairs of sash windows below a moulded string course, with ashlar cills.  The pairs of 

sash windows are repeated at ground and first floor level on the outers bays of the 

structure.  The advanced three bays are delineated by angled corner shafts carried on 

moulded corbels and terminating at moulded finials to short curved copings.  At first 

floor level three sunken bay windows are present, each having semi-circular centre 

lights, separated by banded pilasters. 

 

3.5 The interior is described as having an entrance vestibule with moulded plaster 

cornices, leading onto a stair with turned balusters, moulded ramped handrails and 

elaborate panelled newel posts.  Ground floor doorways have moulded surrounds, 

panelled doors and wide multi-paned overlights.  The upper floor houses the former 

Council Chamber, which is accessed through elaborate panelled doors with etched 

glass glazing.  The ceiling has a vaulted centre section and exposed roof trusses with 

moulded queen posts.  Other rooms retain original hearth surrounds and overmantles 

with other items of original joinery. 

 

3.6 The second building on the site is not listed and although it is a relatively attractive 

structure which sits comfortably alongside other properties in the area, it has no 

outstanding features that set it apart from other local development.  Broadly speaking, 

the building can be described as a period, two storey, brick built pair of semi-detached 

properties. The principal elevation is arranged in 6 bays, the outer bays being 

advanced, front facing gables with mock Tudor detailing and the inner bays recessed.  

The upper floor displays two pairs of narrow sash windows in the central bays, moving 

to sets of 3 small, single pane windows directly under the eaves on bays 2 and 5.  The 

remaining windows to the front of the property are larger sash windows with a 2 over 1 

pane arrangement flanked by narrow 1 over 1 sections.  A stone string course runs 

beneath the first floor windows, with a further decorative brick course above windows 

on the ground floor.  

 

 History of the Listed Building 

 

3.7 The Public Offices were originally erected in 1902 and extended in 1907.  Further 

alterations and additions were added in the late 20th Century including the unattractive 

rear extension.  It is understood that the buildings have been in local authority use 

since first being erected. 
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4.0 DEVELOPMENT PLAN 

 

4.1 The saved policies of the Fylde Borough Local Plan (as altered) are the only relevant 

part of the development plan to heritage assets. 

 

4.2 Policy EP3 states that new development within, or affecting the setting of a designated 

conservation area will only be permitted where the character or appearance of the 

area, and its setting, are appropriately conserved or enhanced.  Proposed 

development should respect the physical setting of the area, settlement form, 

townscape, the character of buildings and other structures, the character of open 

spaces, and any views into or out of the area. The introduction of new uses or 

buildings will not be permitted where these would be prejudicial to the character or 

appearance of the area.  Demolition of buildings will not be permitted where this would 

involve the loss of an historic or visually important element of townscape except 

where:- 

 

1. The applicant is able to demonstrate convincing evidence that all reasonable 

efforts have been made to sustain existing uses or find viable new uses, 

including charitable or community uses and these efforts have failed; or 

2.  The building is wholly beyond economic repair; or 

3.  Its demolition and redevelopment would produce such substantial benefits for the 

community that these would decisively outweigh the loss resulting from the 

demolition. 

 

4.3 Policy EP4 states that changes of use and alterations or additions to a listed building 

will not be permitted where there would be an adverse effect on its architectural or 

historic character, or where the development would prejudice its setting. 

 

4.4 Policy EP5 states that the total or substantial demolition of a listed building will not be 

permitted, unless:- 

 

1.  It can be demonstrated that every possible effort has been made to continue the 

present use; and 

2.  No suitable alternative use for the building; and 

3.  The building is wholly beyond repair or its demolition and redevelopment would 

produce substantial benefits for the community which would decisively outweigh 

the loss resulting from the demolition; 

4.  A detailed scheme for the redevelopment or reinstatement of the site has been 

agreed and a contract for the carrying out of those works has been entered into. 
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5.0 HERITAGE ISSUES 

 

 General Development Principles 

 

5.1 The development involves both residential and commercial elements.  The suitability of 

each of these is considered at length in the Planning Statement and the conclusion 

reached that given the fact that the premises are superfluous to the Council’s own 

requirements, these alternative uses are an appropriate way of reusing the building 

whilst enabling the preservation of its important heritage features. 

 

 Justification for Works to Listed Building 
 

5.2 The Public Offices are no longer required for their original purpose as Council buildings 

and are to be sold for alternative use. 

 

5.3 As the only public authority within the local area, there is little prospect of another such 

organisation coming forward to occupy the building in its existing form.  It was built for 

and adapted to the specific needs of a local authority and any other uses would require 

substantial alteration. 

 

5.4 In order to enable a viable new use for the building, it is necessary to allow works of 

alteration whilst retaining the key heritage features of the building. 

 

5.5 Given the location of the site within a vibrant town centres, advice from commercial 

agents has indicated that a mixed residential/commercial scheme would be a viable 

alternative use of the site. 

 

 Impact upon Listed Building 
 

5.6 In respect of the impacts upon the listed building, these have been considered at 

length in the Planning Statement, and the information previously presented has 

influenced the preparation of this section of this Heritage Statement. 

 

5.6 In developing the proposal, one of the key considerations was the need to maintain the 

main element of the listed building on the site and to identify a viable use for the 

building that could function without significant alterations to the most important 

elements of the external or internal structure.   The rear extension to the listed building 

contributes little to the overall significance, character and impression of the building 

and as such, its demolition will have no detrimental impact upon the character of the 

listed building.  It contributes little to the overall setting and appearance of the building 

as a whole and demolition of this element is acceptable due to the awkward 

arrangement of internal rooms and windows.  The listing simply describes this section 
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of the property as a plainly detailed service range and makes no reference to features 

of interest or it's contribution to the special qualities of the building. 

 

5.7 The existing site layout is broadly being retained in order to maintain and strengthen 

the character of the area through the reinforcement of a consistent building line along 

Clifton Drive South.  However the parking area to the rear of the properties is to be 

covered to allow the creation of a garden terrace above.  The new building on the site 

of 288-290 Clifton Drive South will have an L-shaped plan, with a residential wing 

extending to the rear to mirror that opposite, at 292-294.  It is considered that this will 

have a positive impact upon the setting of the listed building. 

 

5.8 Those elements of the listed building which are of greatest interest and particularly 

those described in detail within the listing description, are to be preserved.  This 

includes the whole of the main original building, including the interior layout and 

features.   

 

5.10 Furthermore, the proposed layout for the site utilises the footprint of the existing 

extension to maintain the historical building pattern.  This will be mirrored by the new 

building to the south-east, creating a terraced garden between the properties with 

good levels of enclosure and a stronger sense of place. 

 

5.11 The creation of a break in the roofline and change in materials between the listed 

building and the new extension, will give the original structure added definition which 

will be a positive impact.  The setting is further enhanced by the decision to relocate 

the car parking at the front to leave an open landscaped area in front of the listed 

building. 

 

5.12 The scale of the new structures has been set at a level that ensures there is no over 

bearing or detrimental impact on the setting of the listed building.  While the proposed 

new building fronting the street will be 1.5m higher than that which it replaces, the 

existing structure is significantly lower lying than other properties along the road and 

the new building will therefore integrate effectively into the street, presenting a more 

similar sense of scale and massing to other existing properties. 

 

5.13 The roofline of the rear extensions has also been restricted to a level below that of the 

listed building, ensuring it retains it's position as the principal and most significant 

building on the site. 

 

5.14 For these reasons it is considered that the proposed development will not have any 

detrimental and will in fact have a positive impact upon the listed building. 
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 Conservation Area 
 
5.15 The overall aim of the development has been to preserve the most important qualities 

of the existing site and buildings and to reinforce the character of the Conservation 

Area. 

 
5.16 288-290 Clifton Drive South does not have an internal layout suitable for modern 

occupiers and conversion of the existing building was not practically or financially 

viable.  As planning policy indicates that demolition of buildings within Conservation 

Areas will not be permitted where this would involve the loss of an historic or visually 

important element of townscape, the importance of the building at was assessed to 

determine whether demolition would be a feasible option.  

 

5.17 Visual assessment of the property and surrounding area indicated that the building, 

although relatively attractive, was not of particular historic significance and did not 

represent one of the best examples of local distinctiveness.  It was judged that 

replacement of the building with a sensitively designed and positioned structure would 

maintain the character and appearance of the Conservation Area and that demolition 

and redevelopment of the site would produce substantial benefits for the community by 

ensuring the long term preservation and upkeep of the adjacent listed building which 

contributes far more to the character of the Conservation Area. 

 
5.18 The development will not substantially alter the existing streetscene on Clifton Drive 

South.  Rather, it will make more efficient use of the site and ensure that the buildings 

provide useable internal space, suited to the requirements of modern occupiers.  In 

this respect, the new building on the site retains the appearance of a pitched roof when 

viewed from the street and re-creates updated versions of the gable features present 

on the original property as this is a common and attractive pattern of design in the local 

area.  Red brick is to be used in the external elevations of the structure to ensure 

integration with the surrounding buildings, while render elements will complement 

those present in the Mock Tudor gable features of adjacent properties. 

 

5.19 The use of glazing to the upper floors of the building will reduce the bulk of the 

structure and minimise it's dominance in relation to the listed building alongside which 

it stands.  It also provides some contemporary design, acknowledging that this is a 

modern building which, although sympathetic to its neighbours, does not seek to 

masquerade as a period structure or create a pastiche of surrounding development. 

 

5.20 The development therefore not only preserves but will enhance the character of the 
Conservation Area. 
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6.0 CONCLUSION 

 

6.1 For the reasons set out in the preceding sections of this Statement it is considered that 

the proposed development satisfies all relevant requirements set out in national planning 

guidance in respect of Heritage matters. 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 
 

APPENDIX CAP1 - Listing Description 
 



 

 

 















 
 

 

 
Jo Turton 
Executive Director for the Environment 
Area Office • Hampson Lane • Hampson Green • Galgate • Lancaster • LA2 0HY 

 

Built Environment Manager 
Fylde Borough Council 
Town Hall 
South Promenade 
Lytham St Annes 
FY8 1LW 

Tel 
Fax 
Email 
 
Your ref 
Our ref 
Date 

(01524) 753321 
(01524) 753345 
customerservicenorth@lancashire.gov.uk 
 
10/0681 
ES/AN/T&D/D5/10/0681/WT/BN 
24 March 2011 

 
 
 
Dear Sir 
 
TOWN AND COUNTRY PLANNING ACT 1990 
DEMOLITION WORKS, THE ERECTION OF BUILDINGS AND CHANGE OF USE TO 
FORM 285M2 OF A" FLOOR SPACE, 420M2 OF A2/A3 FLOOR SPACE AND 14 
RESIDENTIAL UNITS (APARTMENTS)   
288-290 CLIFTON DRIVE SOUTH, LYTHAM ST ANNES, FY8 1LH 
 
I refer to your consultation dated 21 February 2011 in respect of the above application. 
 
The development involves property numbers 288-294 which are to be redeveloped into 
A2/A3 and C3 use classes.  The proposed combined internal gross floor area of the A2/A3 
use classes is 735m2 and the residential development comprises 1no. 1-bedroom flat and 
13no. 2-bedroom flats.  The applicant provides no completed accessibility questionnaire 
but seems to have based all estimation on the area being of high accessibility.  Our 
assessment however shows that the site is located in an area of medium accessibility with 
a score of 23 for the non residential use and 34 for the residential use. 
 
A total of 30 car parking spaces are proposed - 21 for residential use, 3 for mobility use 
and the rest presumably for the A2/A3 use development.  The calculation below shows 
that more parking spaces will be required than proposed.  
 
A2/A3 use classes (using baseline standard of 1:41 per gross floor area) - medium 
accessibility) = 735/41 = 18 parking spaces 
 
Residential (C3) use = 1 parking space for 1 bedroom flat = 1 x 1 proposed = 1 space 

 
  1.5 parking spaces for 2 bedroom flat = 1.5 x 13 proposed = 20 spaces 
 
Therefore, the total number of parking spaces required = 18 + 21 = 39 
 
Despite the shortfall, objection to the application on the basis of car parking provision in 
this area will possibly be unsustainable.  
 
Cycle parking spaces are proposed on a scale 1:1 which is acceptable; however, the 
cycle storage area appears not to have been centrally located and out of 'reach' of some 
areas of the development.  Likewise, the mobility spaces seem confined to only the 
residential aspect of the development without much provision for the other half of the 
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development.  To facilitate ease of access for the disabled, it is recommended that the 
bays be relocated as closely as possible to the entrances to the premises. 
 
Though not stated, I am assuming that the existing vehicle access to the development will 
be improved to accommodate the number of cars that are to use the development. 
 
With the proposed combined A2/A3 use of 735m2 gross floor area and a residential use of 
14no. 1-2 bedrooms, the development is above the threshold for a developer contribution 
as set out in the Planning Obligations in Lancashire Policy document.  Given that the 
development will impact on traffic on the highway network, the developer will be required 
to make a contribution to wider transport measures.  This is in line with the policy 
document which calls for planning obligation to be requested taking into account what is 
reasonable in terms of the scale of the development and its impact.  
 
I have therefore calculated this contribution as follows, using accessibility scores of 23 
and 34. 
 
A2 use class = 285m2  
A3 use class = 420m2  
                      = 705m2, but total gross new internal floor space proposed = 735m2 
 
Therefore, A2/A3 use classes (score of 23) = £21,600 x 735   =  £15,876 
                                                                                  1000 
Residential use (score of 34)      = 14 units x £730 =  £10,220 
Therefore, total contribution required                      =  £26,096 
 
The contribution will be in a form of site specific works to improve the existing bus stop 
outside the development in Clifton Drive South to Quality Bus Standard with shelter and 
raised kerb etc. 
 
This scheme, considered essential for the proposed development is to be carried out by 
Section 278 of the Highways Act 1980.  The cost of the bus stop upgrade is estimated at 
£10,000. 
 

It is recommended that the remainder of the contribution (£16,096) should be used to fund 
an upgrade of a section of the combined cycle lane/footway along the Promenade from 
the Pier up to Fairhaven Road which is considered highly desirable for the development. 
 
Overall, I would not object to the proposal with the above improvements and 
recommendations, however, the following Highway Conditions and Advice Notes shall 
apply to the proposal. 
 
Conditions: 
 
• No part of the development hereby approved shall commence until a scheme for the 

construction of the site access and the off-site works of highway improvement has been 
submitted to, and approved by, the Local Planning Authority in consultation with the 
Highway Authority.  Reason:  In order to satisfy the Local Planning Authority and 
Highway Authority that the final details of the highway scheme/works are acceptable 
before work commences on site. 

 

• No part of the development hereby approved shall be occupied or opened for business 
until the approved scheme referred to in the Condition above has been constructed and 
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completed in accordance with the scheme details.  Reason:  In order that the traffic 
generated by the development does not exacerbate unsatisfactory highway conditions 
in advance of the completion of the highway scheme/works. 

 
• No part of the development shall be occupied or brought into use until the car parking 

areas shown on the approved plan(s) have been provided in full and are available for 
use.  The car parking areas shall thereafter be kept available for the parking of cars at 
all times. Reason:  In the interests of highway safety and convenience.  

 
• No part of the development shall be occupied until the cycle storage provision indicated 

on the approved plans has been provided in full and are available for use.  The facilities 
shall be retained at all times thereafter.  Reason:  To encourage sustainable transport 
modes. 

 
• The existing access shall be physically and permanently closed and the existing 

verge/footway and kerbing of the vehicular crossing shall be reinstated in accordance with 
the Lancashire County Council Specification for Construction of Estate Roads.  Reason:  
To limit the number of access points to, and to maintain the proper construction of the 
highway. 

 
Advice Note 
 
• The grant of planning permission will require the applicant to enter into an appropriate 

Legal Agreement, with the County Council as Highway Authority.  The Highway 
Authority hereby reserves the right to provide the highway works within the highway 
associated with this proposal.  Provision of the highway works includes design, 
procurement of the work by contract and supervision of the works.  The applicant 
should be advised to contact the Environment Director at PO Box 9, Guild House, Cross 
Street, Preston PR1 8RD in the first instance to ascertain the details of such an 
agreement and the information to be provided. 

 
• The proposal will require the applicant to enter into a s278 Agreement with Lancashire 

County Council as Highway Authority 
 
Yours faithfully, 
 
 
 
 
William Tay 
Engineer 
Traffic & Development 
 




