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TACKLING INEQUALITY IN HOUSING DESIGN QUALITY

Housing units
Tenure mix

Other uses and
infrastructure

Local authority

English Indices
of Deprivation

Design team

Development
consortium

Timeline

Design audit score

Area type

Region

191
100% affordable rent

Improvement of the Layton Recreation Ground and children’s play
facilities

Blackpool Council

Local authority rank: 1
LSOA decile: 1

Condy Lofthouse Architects

Blackpool Council, Homes and Communities Agency, and Lovell

2011 demolition of Queens Park Estate approved, 2012 competition for
development partner, 2013 phase 1 planning permission, 2015 phase 1
completed, 2016 phase 2 planning permission granted, 2019 phase 2
completed

85% ‘very good’
Inner urban

North West
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Figure 1: Queens Park, showing the distinctive architecture and varied house types in a robust green landscape

Design vision and leadership

The Queens Park Estate was a Blackpool Council-
owned housing estate with 5 towers and 12 blocks of
maisonettes. The estate featured a concentration of
low-quality properties with high maintenance costs
and a high turnover of residents (double the Blackpool
Council average) and so was identified as a high prior-
ity for redevelopment. In 2011, the Council consulted
residents and presented them with four options for
the future of the estate. The most popular was com-
plete demolition, which also aligned with financial
viability calculations.
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The resulting project sought to create a dense ‘urban
village’ with a clear identity while utilising robust
materials to reduce maintenance and running costs.
The vision was to create a secure and close-knit com-
munity providing good quality homes with a range

of flexible accommodation set within vibrant public
spaces for communal use, as well as private external
space for each residential unit. The aspiration was

to set a new benchmark for well-designed housing in
Blackpool.

For Phase 1the design team sought to integrate the
scheme within the existing dense urban grain. A
series of squares created a linear pedestrian route
that connected to the wider neighbourhood, with
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evelopment Sketch (October 2012).

Figure 2: Design development showing the evolution of the design (top left to bottom right) during, Phase 1 (Condy Lofthouse Architects)

shared surface streets to encourage pedestrian move-
ment (Figure 2). New residential properties had active
frontages to encourage surveillance of the public
realm. A flexible house typology was incorporated
within the development proposals to allow scope for
the Council to meet longer term residential needs
while also satisfying the preferences of existing ten-
ants to remain on the estate.

Phase 2 of the project was designed to maintain and
reinforce the visual connection between the site and
Blackpool Tower while also delivering high quality
public open space that was well overlooked by the
new houses (Figure 3). During the design process, the

147 STORY 19 — QUEENS PARK, BLACKPOOL

density of the proposed scheme was incrementally
increased to deliver the desired accommodation
schedule and create a more vibrant urban village feel,
while minimising the potential incursion of the new
development into the Layton Recreation Ground.
Larger built structures with the highest density were
located in the central areas and along the new green
corridor, while the design aimed to ensure that park-
ing did not dominate street views or impinge on the
pedestrian experience. To provide shared space for
all users, the internal street was designed to reduce
vehicle speeds using shared surfaces where vehicles
and other users could interact safely.



TACKLING INEQUALITY IN HOUSING DESIGN QUALITY

Figure 3: Design development, showing the evolution of the design (top left to bottom right) during Phase 2 (Condy Lofthouse Architects)

Blackpool Council took the leadership in initiating the
redevelopment and drove the aspiration for higher
design quality. They used the tender process to pur-
sue this goal because, in one project architect’s words,
“if the contractors wanted to remain in the game they
had to respond accordingly”. Lovell’s initial propos-
als —an unremarkable scheme — was firmly rejected
and they were asked instead to deliver a more creative
design response. Thus, to win the bid, Lovell “allowed
Blackpool Council to call the shots” on design, which
ultimately enabled the design team to produce a
bespoke solution as opposed to “standard house types
plugged into a generic design response”. The project
gained cross-party political support, with officers
committed to delivering the sort of change that was
much needed in Blackpool in one of the country’s
most deprived localities.
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Proactive planning

The council had identified a shortage of two, three
and four bed affordable houses within Blackpool,
while the emerging Blackpool Local Plan supported
neighbourhood regeneration of the town’s inner
areas which were particularly deprived. Queens Park
was identified as one of these areas, an outer estate
priority neighbourhood where development would be
supported to provide high quality homes and com-
munity facilities within an attractive environment.
The critical aim was to bolster local pride and create a
renewed sense of place.

The Blackpool Local Plan contained a range of general
design quality policies but there was no site-specific
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guidance to help shape the project. The Council
consequently decided to produce their own develop-
ment brief, written in consultation with the planners
and incorporating inputs from the community. But as
the landowner and project promoter, the Council were
integral to the way in which the design of the project
evolved. Even without detailed design guidance,
they had significant control through the power of the
tender and contract process, subsequently working
with the chosen developer who had day-to-day
responsibility for both designing and delivering the
project. The planning team worked very closely with
the commissioning and design teams in what was

a smooth process, securing more detail on complex
design issues, such as the relationship between the
public open space and underground infrastructure.

The community voice

Before the redevelopment, the Queens Park Estate
was considered almost a no-go area, where residents
battled with crime, vandalism, noise nuisance, and
damp properties. The Council were keen to involve
the community in the estate redevelopment from

the start, particularly given the need to decant and
rehouse residents in phases over the course of the
redevelopment.

To facilitate this engagement, on initiating the project,
the Council set up the Queens Park Residents’ Project
Group. Following the approval for redevelopment, a
series of initial workshop events were organised to
establish the format of the Project Group and to begin
identifying the vision for the estate and preliminary
design principles. A series of visions and objectives
for Queens Park developed in consultation with resi-
dents and these were then included in the prospectus
and development brief given to the bidding teams.

The Council worked with this Project Group through-
out the design process, engaging them also in the
selection process, choosing between the options

put forward by the shortlisted developers in order
that residents had a direct role in influencing the
outcomes. “The project went through a three-stage
tender process, designed specifically to allow exist-
ing tenants and local residents to feed into the
design process in a meaningful way. At each stage
the proposals were scored by the Blackpool Council
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team with support from The Homes and Communities
Agency and by the residents” The process took eight
months and a lot of time and commitment from all
those involved.

At the end of this process, Lovell was selected as the
preferred bidder in a team incorporating Condy Loft-
house Architects. “The contract required the design
team to meet with residents throughout the design
process so that they could understand the process,
the timeline of events, and provide feedback” Wider
consultation was also held at every stage of the pro-
ject to engage as wide a body of opinion as possible
in providing feedback. The Council recognised that
such extensive consultation was crucial to enable the
community to develop trust in the process and to trust
the Council, although one officer reflected, “it might
have been consultation overdone”, given the tendency
for consultation fatigue to creep in over time.

During the construction phase, Lovell joined in two
initiatives: Blackpool Build Up and Constructing

the Future Lancashire, to provide jobs and training
placements for local unemployed people. Following
completion, the site was handed over to the council’s
wholly owned arms-length company, Blackpool
Coastal Housing, to manage the development. The
external spaces, including the Layton Recreation
Ground, are managed by the Council, who actively
encourage residents to come together and become
more engaged in the management and maintenance
of these public open spaces.

Affording design quality

While the Council aspired to improve the quality of the
built environment and the quality of life for the estate’s
existing residents, an initial evaluation showed that
demolition and rebuild was the most cost-effective
solution when considering the impact on the Council’s
housing revenue. It was also the most popular option
amongst residents.

Blackpool has an acute problem of oversupply of
small, poor quality, privately rented bedsits and flats,
and an undersupply of family homes so the Council
initially allocated about 25% of the units at Queens
Park to their private sector partner — Lovells — who
would offer them for sale on the open market.
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Figure 4:Queens Park aerial view showing the scheme’s integration with surrounding developments and with the valued green recreation
ground (Google Maps 2024)

Unfortunately, even though the land was in public
ownership with its value, if any, not factored into
costings, the area’s ultra-low property values and very
negative connotations in the minds of many, meant
that the private partner would still have required a
subsidy to develop houses for sale. Consequently, this
allocation plan was dropped in favour of 100% afford-
able housing.

The redevelopment was supported financially by The
Homes and Communities Agency through the Decent
Housing Fund, topped up with funds from the coun-
cil's own housing revenue account and from Blackpool
Coastal Housing. This included more than £600,000
for improving the quality of the existing open space

to compensate for the encroachment of development
into the Layton Recreation Ground and the reduced
provision of open space inside the site.
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The scheme was procured through a design and build
contract, with delivery fully costed by and in the
control of the contractor, albeit carefully defined fol-
lowing the tender and commissioning process. Phase
1 was built fully in line with the developer’s bid at the
procurement stage, but Phase 2 was only provisionally
costed with an adjustment built into the contract and
ratified when permission was given to proceed. The
rationale was to learn from Phase 1to make Phase 2
more robust, particularly regarding its maintenance.

One example of such an adjustment was the change
in boundary treatments from timber (as specified

by the design team) to a composite cladding which
requires less maintenance. Another change related to
landscaping. The Council and Coastal Homes wanted
to reduce soft landscaping to avoid the danger that a
lack of care by residents would reduce the quality of
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the scheme as a whole. This manifested itself in the
selection of low maintenance plant species. Else-
where, higher specification items were retained, such
as the sheet roofing with a standing seam that added
a layer of visual interest to the buildings and were
considered key parts of the vision, despite the poten-
tial for cost savings. In this way the project vision was
largely delivered, due to the political will, community
buy-in and focussed professional commitment steer-
ing the contracting process and helping to deliver the
project within a tight schedule.

For the Council, as the commissioning body, a key les-
son has been the need to own their own projects even
further in the future by taking more direct control,
instead of offloading them to a developer or contrac-
tor to deliver. In future projects the Council plans

to dispense with design and build contracting and
commission design work directly before handing the
result to a contractor to cost. Whilst there were few
compromises in this case, a more traditional approach
to contracting will, it is hoped, ensure that projects
are delivered fully to the vision as the Council had
intended.

The regulatory and delivery journey

Many meetings with the design team ensured that
the planning case officer had significant input into
the layout and materiality of the scheme, while all
the engagement and partnership building that had
happened previously ensured that the planning
application itself was relatively straightforward. The
Homes and Communities Agency’s urban designer
also assisted, and this challenged the design team
to consider alternatives in parts of the scheme that
seemed to be working less well.

The Council’s highways officers were guided by strong
political and senior officer support for the delivery of
Queens Park. This helped them to overcome some of
their resistance to what they saw as unconventional
designs such as the use of raised platforms in the
highway, placing the road and parking to the rear

of some properties (notably those facing onto the
recreation ground), and the choice of materials and
significant amounts of landscaping. Some of these
issues the highways team pushed back on, including
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the use of alternative paving materials and more trees,
which resulted in the paring back of these elements.

The design team’s involvement in the project was lim-
ited during the delivery of Phase 2, but the Council’s
project manager, contract manager, and a Clerk of
Works who visited the site every day, helped to keep
an eye on the delivery of quality. A dedicated project
board made up of senior officers from the Council
monitored progress and performance and were in
place to pick up on issues and keep the pressure on,
because of formal monthly progress meetings and
weekly site visits.

Outcomes

Scoring 85% (‘very good’) in its design audit, the
project sits well within the existing urban grain and
responds to its context with a robust and bold choice
of materials that, along with the landscape, creates

a distinctive contemporary feel to the development.
Internally, planning documentation confirms the pro-
ject was built to Code for Sustainable Homes Level 3,
with attention also given to access to natural light and
limiting light and noise pollution. Overall, the area has
been transformed from a no-go zone to a desirable
place to live, with the interface with the public open
space carefully considered to provide surveillance and
encourage walking (Figure 4).

Overall, the project met its original objectives, thanks
to the determination of the council to deliver some-
thing special that the design team, working hand in
hand with the community, has been able to shape.
Although no formal post-occupancy analysis has been
conducted, informal conversations between archi-
tects and residents suggest residents are happy with
the properties. The project also won the Regeneration
Scheme of the Year award at the Northern Housing
Awards and was shortlisted for a national Housing
Design Award.



