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REPORT OF THE DIRECTOR                          Plan No: 10/17/0578 
 

Proposed development:  Full Planning Application for; Residential Development 
comprising 272 homes, public open space, landscaping, drainage, associated highway 
works, infrastructure and engineering works and demolition of existing garages. 
 
Site address:   Land off Yew Tree Drive and Whinney Lane, Blackburn, BB2 7DN   
 
Applicant:   Wainhomes (North West) Ltd 
 
Ward:  Beardwood with Lammack 
 
Councillor  Imitiaz Ali 
Councillor  Julie Daley 
Councillor  Michael Lee 
      
 



1.0 SUMMARY OF RECOMMENDATION: 
 

1.1 APPROVE – Subject to a Section 106 Agreement relating to the 
provision of off-site highway works to facilitate the development, 
affordable housing contribution for off-site provision and 
education. 

 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 

 
2.1 The proposal will deliver a high quality bespoke housing development 

which will widen the choice of family housing in the Borough.  It 
supports the Borough’s planning strategy for housing growth as set out 
in the Core Strategy, it delivers housing at a site which is allocated for 
housing development in the Local Plan Part 2 and it meets the 
objectives identified within the North Blackburn Masterplan. The 
proposal is also satisfactory from a technical point of view, with all 
issues having been addressed through the application, or capable of 
being controlled or mitigated through planning conditions. 

 
 
3.0 RATIONALE 

 
3.1 Site and Surroundings 
 
3.1.1 The application site forms the western section of housing land 

allocation 16/2: which is referred to as the North Blackburn 
Development Site. The site measures 12.8 hectares and comprises 
land situated to the north of Yew Tree Drive, the east of Whinney Lane 
and west of Barker Lane/Lammack Road. The area has an undulating 
form, rising to the north, and is predominantly covered by improved 
grassland with some hedge and tree coverage.  A small garage colony 
occupies a section of the south west corner, though otherwise the site 
is free from previous development. The periphery of the site has a mix 
of 19th century terrace properties and inter-war semi-detached 
bungalows and houses. The wider area to the north is green belt and is 
characterised by dispersed housing, commonly with a vernacular rural 
appearance.   
 

3.1.2 Public transport links run along Barker Lane and Ramsgreave Drive, 
offering bus services to Whalley, Clitheroe and Blackburn. Ramsgreave 
and Wilpshire station is the nearest rail link, circa 1.5 kilometres to the 
east of the site, though it only offers a limited service to Manchester 
and Clitheroe.  A public right of way, footpath 16 Blackburn, runs 
through the site. There are a number of pedestrian and cycle routes in 
the vicinity including the Witton Weavers Way. 

 

 



3.2 Proposed Development 
 
3.2.1 The proposal is a full planning application for the erection of 272 

homes, public open space, landscaping, drainage, associated highway 
works, infrastructure and engineering works and demolition of the small 
cluster of domestic garages currently occupying the south west corner 
of the site. 

3.2.2 The proposed development provides a net residential density of a little 
over 27 dwellings per hectare, when considering the developable area 
of 10.1 hectares. The density is markedly different between the two  
distinct character areas; denoting the transition from the existing urban 
boundary to the rural areas to the north of the site. The 272 units 
comprise 197 detached (72%), 22 semi-detached (8%), 29 terrace 
houses (11%) and 24 apartments (9%). The housing mix is weighted 
towards larger family housing with 4 and 5 bedroom properties 
accounting for 194 (71%) of the properties being constructed, with 2 
and 3 bedroom properties forming the remainder. 
 

3.2.3 The proposal seeks to deliver a high specification development which 
accords with the North Blackburn Masterplan.  The layout shows the 
formation of a primary vehicle access/egress from Yew Tree Drive, with 
a secondary taken from Whinney Lane. The layout demonstrates 
compliance with the masterplan through the use of two distinct 
character areas of differing housing densities, with less dense housing 
adjacent to the countryside areas on the northern boundary of the site. 

3.2.4 Other important elements of the proposed layout include; the creation 
of a network of green spaces and corridors to form focal spaces and 
enhance views for the enjoyment of residents; an enhanced landscape 
corridor along the brook to the north; an interconnected network of 
streets; improved footpath/cycle connections with links to the Weavers 
Wheel cycle network; housing fronting streets and spaces set out in 
perimeter blocks with a varied range of plot sizes and building 
footprints; and the built form responding to rural characteristics of the 
countryside setting of the Mellor Ridge to the north of the site. 

 

3.3 Development Plan 
 

3.3.1 The Development Plan comprises the Core Strategy and adopted 
Local Plan Part 2 – Site Allocations and Development Management 
Policies. In determining the current proposal the following are 
considered to be the most relevant policies: 

3.3.2 Core Strategy 

 CS1 – A Targeted Growth Strategy 
 CS5 - Locations for New Housing 
 CS6 – Housing Targets 



 CS7 – Types of Housing 
 CS16 – Form and Design of New Development 
 CS18 – The Borough’s Landscapes 
 CS19 – Green Infrastructure 

3.3.3 Local Plan Part 2 

 Policy 1 – The Urban Boundary  
 Policy 7 – Sustainable and Viable Development 
 Policy 8 – Development and People 
 Policy 9 – Development and the Environment  
 Policy 10 – Accessibility and Transport 
 Policy 11 – Design 
 Policy 12 – Developer Contributions 
 Policy 16/2 – Housing Land Allocations (North Blackburn) 
 Policy 18 – Housing Mix 
 Policy 40 – Integrating Green Infrastructure and Ecological 

Networks with New Development 
 Policy 41 – Landscape 

 

3.4 Other Material Planning Considerations 
 

3.4.1 North Blackburn Masterplan 
 

The site is within the North Blackburn Masterplan area, forming Phase 
A to D of the delivery strategy. The Masterplan was the subject of 
public consultation and was prepared in consultation with the land 
owners/promoters.  It was adopted by the Council 16th March 2017015, 
and as such is a material consideration when considering this and 
future proposals for the area. 

 
3.4.2 The overall vision for the North Blackburn Masterplan Area is identified 

as being: 
 
 “Our vision builds upon the unique character of the rural setting to 

create a high quality, distinctive and sustainable neighbourhood, with a 
wide choice of family housing, and will become a place where the 
people of Blackburn and beyond will aspire to live”. 
 

 It will be an attractive place to live with approximately 450 homes being 
provided, including a significant proportion of larger family housing and 
an integrated network of linked green spaces for residents to enjoy. 

 
 The site will have a strong local identity. It will be characterised by 

attractive, well-designed buildings and spaces and will comprise of a 
number of distinctive areas with their own unique character which 
responds to the characteristics of that particular part of the site. 

 



 Development will use existing views from the site and will respond 
positively to the topographical character of the site. It will provide safe 
and attractive links to the adjacent urban area, both established and 
proposed. It will be structured around existing landscape features and 
will incorporate a network of green spaces and a green corridor to the 
northern boundary that provide opportunities for informal recreation 
and contribute to the area’s green character. 

 
 The site will be well connected to existing facilities and services, with a 

permeable layout that maximises linkages and integration with the site 
and the wider area. The existing footpath network within and adjacent 
to the site will be enhanced to encourage walking and cycling with 
specific links to the Weavers Wheel cycle network as an alternative to 
travelling by car and will improve access to public transport services”. 

 
3.4.3 In order to achieve the vision the masterplan sets out the following 

objectives for the development, to: 
 

 provide a balanced mix of high quality housing, including family 
housing, with a mixture of housing typologies; 

 
 provide sustainable energy efficient housing; 

 
 create a high quality urban extension to Blackburn which is well-

connected visually and physically to the existing urban area and 
surrounding countryside; 

 
 create a varied and distinctive environment in new housing, 

landscape and public realm through local design character and 
cues from the rural character; 

 
 use the topography of the site to inform the design response; 

 
 create a well-connected and legible network of streets; 

 
 create a well-connected and legible network of pedestrian and 

cycle movement corridors within the site and linking the site with 
facilities outside; 

 
 protect and enhance the watercourses and any sensitive 

habitats on the · site to increase biodiversity; 
 sustainably manage surface water run‑off; 

 
 create an attractive landscape corridor along the northern 

boundary adjacent to the watercourse to provide a robust and 
enduring new Green Belt boundary with integrated SuDs, habitat 
enhancements and walking/cycling routes; 

 
 to provide a network of green spaces within the development to 

break up the built form; 



 
 create distinctive character areas across the site taking 

references from the vernacular of the wider area. The new built 
form should aim to form an attractive transition between the rural 
and urban edges taking account of views into the site.  

 
3.4.4 The masterplan identifies 4 distinct character areas across the two land 

parcels that form the whole of the land allocation. 2 character areas 
specifically affect the application site; ‘The Whinney’ occupies the 
southern part of the site and is intended as a mix of predominantly 
brick and stone, transitioning from a more formal, urban character 
along Ramsgreave Drive to a softer informal feel along the landscaped 
corridor. ‘Bullion Moss Fold’ occupies the northern section of the site 
and will abut open countryside. It is intended to be organic in charcater 
with a rural feel. A mix of brick and stone; detached, semi-detached 
and terraced cottages with internal courtyard spaces and mews streets, 
making reference to rural courtyards. 

 
3.4.5 Residential Design Guide Supplementary Planning Document  
 

This document provides targeted advice to ensure high quality new 
homes. It aims to ensure that new development reflects the individual 
and collective character of areas of the Borough and promotes high 
standards of design. The document also seeks to ensure a good 
relationship between existing and proposed development in terms of 
protecting and enhancing amenity.  

 
3.4.6 National Planning Policy Framework (NPPF)  

The National Planning Policy Framework (Framework) is a material 
consideration in planning decisions. The Framework sets out a 
presumption in favour of sustainable development, which is the 
“golden thread” running through both plan-making and decision-taking. 
Paragraph 14 of the Framework explains that for decision taking, this 
means approving development proposals that accord with the 
development plan without delay. 
 
Section 6 of the Framework relates to delivering a wide choice of high 
quality homes, and Section 8 relates to promoting healthy communities. 

 

3.5 Assessment 
 

3.5.1 In assessing this application there are a number of important material 
considerations that need to be taken into account as follows: 

 Principle and compliance with Masterplan objectives; 
 Highways and access; 
 Drainage; 
 Design and Layout; 



 Amenity impact; 
 Ecology; and 
 Affordable housing. 

 
3.5.2 Principle and Compliance with Masterplan Objectives 

3.5.3 The principle of the development is considered under the Blackburn 
with Darwen Local Plan Part 2: Site Allocations and Development 
Management Policies (particularly Policy 16 – Housing Land 
Allocations); and the Core Strategy (particularly Policies CS1 and 
CS5).   

 
Policy 1 of the Local Plan states that the defined Urban Area is to be 
the preferred location for new development. Development in the Urban 
Area will be granted planning permission where it complies with the 
other policies of this Local Plan and the Core Strategy. The site is 
located within the urban area boundary defined on the proposals map. 
 
Policy 7 on Sustainable and Viable Development echoes the 
presumption in favour of sustainable development set out in the NPPF. 
Thus, applications that accord with policies in the Local Plan will be 
approved without delay unless material considerations indicate 
otherwise. 
 

3.5.4 Local Plan Policy 16 allocates land for development within the 15 year 
life of the Plan, subject to key development principles. This proposal 
represents residential development of a significant scale on the 
western section of Site 16/2 – the North Blackburn Development Site, 
Blackburn. The site has been brought forward in line with the adopted 
North Blackburn Masterplan covering the wider 28.8 North Blackburn 
masterplan area. Key development considerations identified in the 
Local Plan Part 2 include the following: 

 
 The site is to be brought forward in line with a masterplan covering 

the whole of housing allocation 16/2 
  Proposals will widen the range and choice of housing to meet local 

needs; 
 Design is to be sympathetic to local character with a robust new 

Green Belt boundary; 
 Retaining and enhancing the public right of way at the site edge; 
 Be supported by a landscape and green infrastructure framework 

incorporating perimeter planting and an on-site open space 
incorporating formal and informal play; 

 Understanding the impact on ecology, including the brook along the 
northern boundary; 

 Address the potential for flooding from the northern watercourse 
and from blockages in the culvert; 

 Access points onto the A6119 (Yew Tree Drive/Ramsgreave Drive) 
need to ensure that the free flow of traffic and highway safety are 
maintained; 



 Contribution towards local highway improvements 
 Consider the noise levels arising from traffic on the A6119. 

 
3.5.4 Core Strategy Policy CS1 sets out the principle that development will 

be concentrated within the urban area, in which the site is located 
according to Policy 1 of the Local Plan Part 2.   
 

3.5.5 As an allocated housing site, the principle of the current proposal is 
considered to be acceptable and in accordance with the provisions of 
the development plan in terms of delivering a high quality residential 
site within the urban area. This is subject to the more detailed 
considerations also being in accordance with adopted development 
plan policy and national guidance. 
 

3.5.6 Highways and Access 
 

Core Strategy Policy 22: Accessibility Strategy and Local Plan Policy 
10: Accessibility and Transport, aim to ensure that new developments 
provide appropriate provision for access, car parking and servicing so 
as to ensure the safe, efficient and convenient movement of all 
highway users is not prejudiced. 

 
3.5.7 The proposal identifies a primary vehicular access to the site from Yew 

Tree Drive, with secondary access taken from Whinney Lane. In order 
to facilitate the new primary access it will be necessary to undertake 
off-site works to remodel the existing A6119 carriageway. Pedestrian 
access is provided at the new vehicular access points, along with a 
series of pedestrian only linkages to Yew Tree Drive, Whinney Lane 
and Barker Lane. Parking throughout the development is in accordance 
with the Council’s adopted parking standards; 2 spaces for 2/3 bed 
units and 3 spaces for 4+ bedroom properties.  

 
3.5.8 A detailed Transport Assessment (TA) has been submitted in support 

of the application.  The assessment evaluates the existing transport 
and highways context of the site, access, parking and servicing 
conditions, trip generation and junction capacity.  This allows an 
assessment as to whether the highways network has the capacity to 
accommodate the potential increases in traffic as a result of significant 
new residential development. The assessment takes account of all 
committed development around the site and forecast increases in 
transport movements associated with allocated development sites 
across the Borough. In accordance with the findings of the TA,  and the 
masterplan infrastructure delivery requirements, the applicant is 
committed to a contribution of £740,000 towards off-site highway 
works, with this contribution being secured through a s106 planning 
agreement. 

 
3.5.9 The applicant’s TA concluded that;  
 



 The site lies within a predominantly residential area and is within 
walking and cycling distance from bus stops, local shops, 
schools, leisure facilities and key employment areas. Regular, 
high frequency bus services are located within walking distance 
on Whalley New Road providing access Clitheroe, Whalley and 
Blackburn town centre and from there, public transport 
connections are available to destinations further afield via the 
local bus and national rail networks. The accessibility credentials 
of the site will be improved and enhanced as part of the Travel 
Plan which will be implemented across the site. 

 The development will be accessed via a vehicular access point 
directly off Yew Tree Drive (western site) and an additional 
access to the site is proposed via a new priority controlled 
junction off Whinney Lane. 

 The traffic impact of the development has been predicted using 
the TRICS database and the assessment shows that the  
proposals will not have a material impact on the local road 
network. The traffic impact assessment of the local highway 
network indicates that the proposed development would be able 
to be accommodated on the local highway network. 

 A further TRICS assessment based on 85th percentile trip rates 
has been undertaken at the request of the highways officer.  
These provide a very robust assessment, particularly given the 
Travel Plan will include a number of measures to allow  
sustainable trips to and from the site to be maximised. 

 The traffic associated with the proposals can be accommodated 
onto the local highway network, although the developer will fund 
the provision of new Toucan crossings as part of the Weavers 
Wheel cycle scheme and work with the Council to ensure the 
desired lower traffic speeds and ‘down-grading’ of the A6119 is 
delivered. 

 There is no evidence to suggest that the proposals would have 
an adverse effect on road safety or the number of accidents in 
the vicinity. Separate consideration has been given to the layout 
and geometry of the Whinney Lane/Mellor Lane junction, as the 
safety of this junction was raised as a potential issue by local 
residents at the Public Consultation. The review has shown here 
are no issues with junction visibility and while one accident 
involving a pedestrian had taken place during the period of 
study, there is no evidence to suggest that it was caused by any 
engineering or geometric issue with the junction.  

 A Travel Plan will be implemented to encourage the use of non-
car modes to take advantage of the sustainable travel  
accessibility credentials of the site and allow trips by the private 
car to be minimised. The Travel Plan will include both physical 
and management measures that are designed to achieve the 
objectives set out in current Travel Plan guidance such as 
encouraging residents and visitors to use alternatives to the 
private car and increasing the awareness of the advantages and 
potential for travel by more environmentally friendly modes. 



 In conclusion, the proposals for a residential development will 
provide a sustainable development in transport terms and 
planning permission(s) should be granted in accordance with the 
National Planning Policy Framework. 

 
3.5.10  Capita Highways appraised the initial submission and advised that  
 

-   Notwithstanding the conclusions drawn within the TA and the recent 
‘Weaver Wheel’ improvements, the sites current level of accessibility 
is considered to be low; 

-  The site is situated to the north of the built up area from which it is 
severed by the A6119. Yew Tree Drive a significant dual 2 
carriageway with a 50mph speed limit. Public transport provision 
nearby is limited and although there have been recent improvements 
to cycling infrastructure it is unlikely to give rise to significant 
numbers of new pedestrians or cyclists although they would clearly 
benefit any future residents of the proposed development; 

-  The capacity assessment of the Yew Tree Drive / Lammack Road 
junction does not include any allowance for the stages within the 
signal cycle that serve the Yew Tree Drive service roads which could 
have a significant impact on assessing capacity at the junction; 

-   There are a number of measures identified for which the developer 
is prepared to provide contributions in order to make the 
development more accessible including new controlled 
pedestrian/cycle crossings in a number of locations along Yew Tree 
Drive and Ramsgreave Drive. While these measures are considered 
necessary to make the application acceptable and are welcomed, 
should the planning officer / committee be minded to accept the 
planning application further measures should also be considered for 
inclusion within the s.106 agreement to include: A pedestrian 
crossing point or Toucan crossing close to the Whinney Lane 
junction. This would have a positive effect on road safety and 
provide a safe walking route to the bus stops on Ramsgreave Drive 
and to Blackburn town centre, located to the south; Upgrade of 
signal and detection equipment at the junction of Yew Tree Drive / 
Lammack Road to include the agreed improvements to pedestrian 
crossing provision; Extension of the shared cycle/footway from 
Whinney Lane to Preston New Road. This would further support 
measures to downgrade the A6119 and create a ‘Sense of Place’ 
and improve connectivity towards the Salmesbury Enterprise Zone 
and Blackburn town centre; and Improvements to the A677 Preston 
New Road/Yew Tree Drive junction including alterations to the 
junction layout and the provision of pedestrian crossing facilities. 

 
3.5.11 LCC Highways were also consulted on the proposals and in their initial 

response advised that in their view; 
 

 Table 6.2 of the Transport Assessment detailing the summary of the 
impact of the development on the local highway network does not 
include the effects of the proposed access onto Whinney Lane and 



in particular the increase in traffic at the Whinney Lane / Yew Tree 
Drive junction 

 No base traffic counts have been undertaken for Whinney Lane 
 No junction capacity analysis has been undertaken at the Whinney 

Lane / Yew Tree Drive junction so no evaluation of the potential 
delay to the additional traffic can be determined 

 All traffic using the site is assumed to either turn left out of the site or 
turn right into the site. No traffic either to / from the site is assumed 
to travel on the northerly section of Whinney Lane 

 No speed data for Whinney Lane to determine the appropriate 
visibility splay required for the proposed entrance onto Whinney Lane 

 
Without a full analysis of the Whinney Lane / Yew Tree Drive junction 
and a more robust trip distribution which would acknowledge the 
potential destinations to the north of the site ( BAe , A59) it would be 
difficult to clarify the position regarding the impact of the proposed 
development on the highway network managed by Lancashire County 
Council. 

 
3.5.12 In response to the highway comments an additional response from the 

applicant’s transport consultants, Croft Transport Solutions, was 
received.  

 
“All of the above points have been dealt with in the previous note 
(1045TN1) with the exception of the third bullet point down (of the LCC 
response) which relates to the requirement for a capacity assessment 
of the Whinney Lane/Yew Tree drive junction. As detailed previously, 
there is highly unlikely to be any traffic that would travel either to or 
from the site towards the north of the site on Whinney Lane towards 
Mellor. This direction of travel has no major destination other than 
Mellor itself which is a very small village with very few attractors for 
travel to and from the site. Even if the odd vehicle did undertake these 
journeys these numbers would be very low and not have any impact 
whatsoever on the northern section of Whinney Lane or indeed any 
junction within Mellor”.  

 
In order to establish existing traffic flows, a traffic survey was 
undertaken on Tuesday 5th September 2017. The peak hours have 
been taken from the TA, as these had already been established as 
being 0800 to 0900 hours and 1645 to 1745 hours. The assessment 
results for the ‘Without Development’ and ‘With Development’ flow 
scenarios for 2026. The ‘Without Development’ results for the AM and 
PM peak hours show that the junction will operate with reserve 
capacity with only low levels of queuing. The 2026 ‘With Development’ 
results for the AM and PM peak hour show the junction will continue 
to operate with reserve capacity, in a similar manner to the base 
situation. In conclusion, the assessment of the A6119 Yew Tree 
Drive/Whinney Lane priority controlled junction has shown that the 
junction will operate with reserve capacity in both 2026 scenarios in 
both the AM and PM peak hours. The results for the assessments 



which include the traffic associated with the proposals demonstrate that 
the development traffic can be accommodated and will not have a 
material impact on the overall operation of the junction. The results 
show the junction will operate at a similar level to the base situation, 
with no increase in queues on any of the arms of the junction”. 

 
3.5.13 Assessment of the additional response will be provided within the 

Planning Committee Update Report 
 
3.5.14 Drainage 

The site lies in Flood Zone 1, which is low risk on the Environment 
Agency’s Flood Zone Map. However, as a result of the significant size 
of the proposed development an outline drainage strategy has been 
submitted. This illustrates a proposal to incorporate a Sustainable 
Urban Drainage system (SuDS). The site is currently Greenfield, and 
therefore is not currently connected to a foul water sewer. 
 

3.5.15 It is proposed to form a new storm water connection to the existing 
watercourse located to the northeast corner of the site. It is also 
proposed to form a new foul water connection into an existing United 
Utilities Public Foul Pumping Station located to the northeast corner of 
the site. The new connection will be limited to existing Greenfield run off 
rates, thus mimicking the existing runoff from the site, in accordance 
with NPPF. 
 

3.5.16 A new adoptable storm water drainage network will be constructed for 
the disposal of surface water flows from the residential development. In 
accordance with the calculations previously mentioned, a total allowable 
discharge rate for the site of 117l/sec is proposed. Surface water 
attenuation will be provided on the site in the form of an attenuation 
pond which will ensure the majority of the surface water will be retained 
during the 1 in 100 year plus 40% climate change event. An additional 
nominal amount of flooding can be anticipated within this event further 
upstream within the system; however, this will be contained within the 
highways on-site and therefore will not increase the risk of flooding to 
proposed properties, or others off site. 
 

3.5.17 The applicant’s drainage consultant has asserted that by adhering to 
the drainage strategy outlined above, suitable drainage outfalls can be 
provided to cater for both the surface and foul water generated by the 
proposed development, subject to approval by the Lead Local Flood 
Authority and United Utilities respectively. Subject to detailed design, 
the surface water drainage strategy will ensure that following 
redevelopment of the site, there will be no significant adverse impact on 
flood risk in the local area due to surface water runoff. 
 

3.5.18 Both United Utilities and the Local Drainage Authority have scrutinised 
the proposed drainage details, and have confirmed that the drainage 
design, in principle, is acceptable, subject to the application of suitably 



worded conditions to ensure their effective construction and future 
management. Specifically those conditions will need to address; 

 a) Full details of the detention basin/ pond, showing how the required 
storage volume will be achieved. 

b) Details showing that the side slopes to the basin/ pond will be a 
minimum of 1 in 3 with together with sufficient room for maintenance 
around the edge. 
c) Details showing the path of exceedance flows from the basin/pond. 
d) Land Drainage Consent for the discharge to the watercourse will be 
required and the applicant is to contact the Lead Local Flood Authority 
to apply for the consent Reasons To ensure that the basin/ pond is 
designed in accordance with current best practice and does not 
increase the risk of flooding. 
e) Maintenance/management of the sustainable drainage system to be 
secured 
f) No dwelling shall be occupied until the sustainable drainage scheme 
for the site has been completed in accordance with the agreed details. 

 
3.5.19 Subject to adherence to the principles within the drainage strategy and 

compliance with the aforementioned conditions, the development is 
considered acceptable, in accordance with the requirements of the 
Masterplan and Policy 9 of the Local Plan Part 2. 

 
3.5.20 Design and Layout 

 
Policy 11 of the Local Plan requires development to present a good 
standard of design, demonstrating an understanding of the wider 
context and make a positive contribution to the local area. The policy 
sets out a list of detailed design requirements relating to character, 
townscape, public realm, movement, sustainability, diversity, materials, 
colour and viability.  This underpins the main principles of sustainable 
development contained in the NPPF. 

 
3.5.21 Detailed Design and Access and Planning statements have been 

provided. They each set out the key design principles which are taken 
forward in the application proposals design response, reflecting the 
policy requirements include: 

 
 Buildings located on corners present a strong and active 

frontage to both aspects of the corner; 
 A high quality architectural style is proposed, varying through the 

development but using good quality materials, proportions, 
visual order, and detailing (including colour). 

 The northern character area within the site is distinguishable 
through the careful use of traditional stone wall finishes and 
roofing with a slate appearance to reflect and emphasise the 
rural location;  

 The existing stone wall boundaries to the western boundary 
along Whinney Lane are largely retained and elements of stone 



walling are also incorporated into the plot boundaries to further 
cement the rural character.  

 In the southern part of the site, there is an increased use of brick 
and render finishes to the elevations to indicate that this shares 
the increasingly urban character of the neighbouring residential 
areas to the south and east.  

 Through the central part of the site the design approach provides 
a transition from these two extremes, with elements of the ‘rural’ 
design palette in evidence; 

 Car parking is largely integrated within plots so as not to 
dominate the street scene; 

 There is a hierarchy of well-defined streets and spaces with 
distinctive features to aid way finding and which link using 
existing and proposed footpaths, cyclepath and highways to the 
wider neighbourhoods to the east and south and to the 
countryside to the north; 

 The highways hierarchy also reflects different design 
approaches in terms of carriageway widths, geometry and 
surfacing which are appropriate to the different character areas 
within the site.  

 The alignment in the northern parcel is careful to strengthen the 
rural sense of place that is developed through the house designs 
and materials while the southern part of the layout adopts a 
more suburban to urban approach; 

 The design and materials used in public spaces complements 
the character of the area and ensures the safety of different 
users of the public realm by differentiating the hierarchy of public 
routes and spaces and ensuring they are easy to use, well-lit 
and overlooked; 

 Robust materials are proposed for the different elements of the 
public realm and management and maintenance arrangements 
will be established by the developer to ensure that the public 
space is maintained in the long term. 

 All houses are provided with appropriate private garden space. 
The apartment units are provided with a mixture of private and 
shared amenity space. 

 The building construction will exceed energy performance 
requirements and waste management/recycling requirements 
are addressed for each property, with the houses having 
accessible private garden space to allow for refuse storage. An 
appropriate waste management regime will be adopted during 
the build phase; 

 The location is confirmed as sustainable and the layout and 
integration of the  footpaths and cyclepath with the wider 
network will ensures that non-car travel is encouraged; 

 The extensive landscaping features to the northern boundary 
and through the central spine of the proposed development 
serve to assist with integrating the development into the 
countryside landscape to the north and to provide important 
wildlife habitats; 



 
3.5.22 The applicant’s design team has placed an emphasis on a network of 

well-connected green spaces to assist assimilation and enhance the 
sites ecological value and for well-designed buildings that face the 
public realm, ensuring natural surveillance.  Priority to the needs of 
people before the needs of cars is also a key theme, with a focus on 
sustainable transport links.  The design also seeks to take advantage 
of the sites topography in responding to the Masterplan’s identified 
benefit of views to/from the Green Belt land to the north. 

 
3.5.23 The proposed 272 units comprise 197 detached (72%), 22 semi-

detached (8%), 29 terrace houses (11%) and 24 apartments (9%). The 
housing mix is weighted towards larger family housing with 4 and 5 
bedroom properties accounting for 194 (71%) of the properties being 
built, with 2 and 3 bedroom properties forming the remainder. Policy 18 
of the Local Plan Part 2 illustrates that the Council requires a detached 
and semi-detached housing offer to be the principal element of the 
dwelling mix on any site that is capable of accommodating such 
housing, and therefore the proposal meets this policy requirement as 
well as the masterplan requirement 
 

3.5.24 The proposed development provides a net residential density of circa 
27 dwellings per hectare, when considering the developable area of 
10.1 hectares. The gross density is actually lower still at 21.25 units per 
hectare, when considering the gross site area of 12.8 hectares. The 
density is markedly different between the two distinct character areas; 
denoting the transition from the existing urban boundary to the rural 
areas to the north of the site. This approach is wholly consistent with 
the masterplan, the framework of which sets out the expectation that 
densities would vary across the site. The masterplan details that the 
existing urban edge could accommodate circa 35-45 dwellings per 
hectare, moving to 25-35 units through the central transitional part of 
the site and densities of 15-25 properties per hectare around the 
interface with the open countryside. 
 

3.5.25 High quality landscaping is an important feature of this proposal. There 
are extensive buffer areas to the northern boundary and alongside the 
route of the existing public right of way through the centre of the site. 
These will provide an attractive setting for the development from the 
north and will serve to provide a distinct boundary with the Green Belt 
and open countryside to the north. The northern boundary has 
distinctive components comprising native shrub areas; wildflower 
seeded areas and grassed areas. Trees are proposed in groups to 
ensure that views towards the open countryside are maintained. New 
hedgerow planting is proposed across the site, but along the northern 
boundary in particular. 
 

3.5.26 The density changes and landscape proposals are supplemented by a 
clear delineation of the road hierarchy that serves to provide for both a 
legible and permeable development. The use of narrow carriageways 



and differing road materials on the northern periphery serves to 
promote the sense of a rural edge to the development.  This contrasts 
with the southern edge that is strongly influenced by the design and 
layout of the new primary road access in to the site 
 

3.5.27 The houses throughout the proposed development are standard house 
types for the developer, though have been specifically chosen for this 
site to help it assimilate with the context of the site. The properties 
have carefully considered internal layouts to offer a variety of 
configurations to appeal to families of varying sizes and needs.  The 
house types represent an appropriate variety of styles and, together 
with their orientation, will create varied and attractive street scenes.  
Indicative external materials have been submitted but a full plot by plot 
assessment will be carried out through application of a condition to 
require prior approval of submitted materials.  

 
3.5.28 Core Strategy Policy 20 and Policy 8 of LLP2 seek to reduce crime 

through effective design solutions. The scheme has been assessed by 
the Lancashire Police Architectural Liaison Officer. They have made a 
number of recommendations as part of their response including inter 
alia the use of 1.8 metre perimeter fencing; Adequate lighting; Natural 
surveillance of public spaces; Appropriate species and siting of 
landscaping ;Rear gardens to be secured with 1.8m high close boarded 
fencing; Consideration towards alternative boundary treatments; 
External ground floor windows and doors to be PAS24/2012 certified; 
Central play area designed in accordance with Secured by Design 
guidance for ‘Safer Play Areas’. Many of these matters sit outside the 
scope of development management, however a landscaping condition 
will be applied and the Lancashire Police will be consulted as part of 
the process to discharge the condition. The other matters could be 
attached as a series of informatives to the decision notice, as 
necessary. 

 
3.5.29 The comprehensive details submitted illustrate a design and layout 

which show dwellings, infrastructure and landscaping which accords 
with the provisions of the adopted Masterplan and relevant policies of 
the development plan. 

 
3.5.30 Amenity Impact 

Policy 8 of the LPP2 relates to the impact of development upon people. 
Importantly, at section (ii) of the policy there is a requirement for all 
new development to secure satisfactory levels of amenity for 
surrounding uses and future occupiers of the development itself. 
Reference is made to matters including; noise, vibration, odour, light, 
dust, privacy/overlooking and the relationship between buildings. 

 
3.5.31 The Residential Design Guide SPD indicates an appropriate separation 

of 21 metres between facing windows of habitable rooms of two storey 
dwellings, unless an alternative approach is justified to the Council’s 
satisfaction.  Where windows of habitable rooms face a blank wall or a 



wall with only non-habitable rooms a separation of no less than 13.5 
metres shall be maintained, again unless an alternative approach is 
justified to the Council’s satisfaction. 
 

3.5.32 Following assessment and receipt of an amended layout, the 
separation distances to the existing properties on the site’s periphery 
are wholly compliant with the requirements of the SPD. Furthermore, 
between the proposed properties within the site the separation is also 
broadly in accordance with the Council’s adopted standards, though 
the occasional marginal sub-standard interface exists.  

 
3.5.33 The application has been accompanied by a noise impact assessment. 

The results show the projected external noise level in gardens meets 
the upper guideline value suggested by the World Health Organisation 
and that standard thermal double glazing will be sufficient in reducing 
the external noise level to an acceptable internal level so that the 
agreed guidance value will be met. However, the results show that if 
the window is partially open, the internal noise levels may exceed the 
criteria described in BS 8233:2014 and WHO guidelines. It should be 
noted that the most susceptible properties for this new development 
are a similar distance to Yew Tree Drive as existing properties in the 
area, with proposed development following the existing property line. 
Therefore, noise levels at the most affected properties of the proposed 
development are expected to be no worse than those already 
experienced in the area. Nevertheless, it is recommended within the 
submission that further mitigation measures are considered such as a 
barrier between the development site and the A6119, which could 
include denser tree /shrub planting on the area of grassed land to the 
south of the proposed development than has been assumed in this. It 
is also suggested that the fitting of trickle ventilators to the windows for 
those houses closest to Yew Tree Drive be considered as this would 
provide residents with cooling ventilation without the need to open 
windows. The Council’s Head of Public Protection has accepted the 
noise impact assessment report and its findings, subject to a condition 
relating to sound proofing and control being imposed. 

 
3.5.34 A further noise related impact of the development is the potential for 

pile driving to conflict with amenity of existing residents in the locality 
due to noise and vibration. Full details of foundation construction have 
not been presented at this stage, though the intention for a cut and fill 
approach to site assembly is likely to result in made ground 
necessitating pile foundation use, in part. It is therefore recommended 
that a noise and vibration control condition be imposed; the wording of 
which can be altered to only make the condition relevant subject to the 
use of pile foundation construction.  
 

3.5.35 Other suggested conditions to safeguard the amenity of future 
occupants of the site and those existing residents in the area include 
standard land contamination conditions, hours of construction condition 
and a dust control condition. 



 
3.5.36 Due to the data collection at the master planning stage for the site it 

was considered to be unnecessary for a full Air Quality Impact Report 
to accompany the application. Instead it is considered appropriate to 
impose some minor mitigation measures relating to (i) the provision of 
external plug sockets to facilitate the use of electric vehicles (ii) 
maximum output levels from gas boilers within the development. 
 

3.5.37 The overall impact of the proposed development is considered to 
accord with the provisions of the adopted Masterplan and Local Plan 
Part 2. 
 

3.5.38 Ecology 
Policy 9 of the LPP2 supports development where there is no 
unacceptable impact upon environmental assets, including habitats 
and protected species.  

 
3.5.39 An extended phase 1 habitat survey and ecological scoping 

assessment informed the production of the masterplan. In addition that 
document has been supplemented by an updated ecology report and 
supplementary assessments relating to protected species including 
bats and great crested newts. The key findings include; 
 

‐ There are no statutory nature designated sites within the site 
‐ The site is predominantly formed by improved grassland, with 

areas of marsh/marshy grassland. Field boundaries include 
species poor broadleaved hedgerow and a dry stone wall, to the 
western periphery. The site contains scattered trees, water 
bodies and a ditch. 

‐ No evidence of protected species such as badgers, bats and 
great crested newts within the site. 

‐ Some evidence of invasive species (Himalayan Balsam) on the 
eastern periphery, but not within the site. Necessary to agree 
scheme for mitigation measures to prevent spread during 
development works. 

 
3.5.40 Capita Ecology have fully appraised the submissions and conclude that 

the reports sufficiently provide a baseline for any potential ecological 
issues and that there are no concerns in relation to ecology within the 
site and the impact of the development, subject to the use of planning 
conditions relating to working practices; restriction on timing of tree 
removal, invasive species control and landscaping. Thus the overall 
impact of the proposed development is considered to accord with the 
provisions of the adopted Masterplan and Policy 9 of Local Plan Part 2. 

 
3.5.41 Affordable Housing 

A Viability Assessment has been submitted suggesting that there is 
marginal viability within the development having regard to land value, 
market conditions, construction costs and agreed Section 106 
commitments relating to offsite highway works and education provision.  



Following appraisal of the assessment and subsequent dialogue with 
the developer, a contribution of £100,000 towards off-site provision of 
affordable housing has been agreed, to be secured through Section 
106. In accordance with Local Plan Policy 12, the Council must take 
into account the total contribution liability incurred by developments 
arising from all policy and site specific requirements.  With this policy in 
mind, and in order to ensure that the development is allowed to remain 
viable and proceed, it’s recommended that the Section 106 contribution 
should be adjusted as proposed. 

 
3.5.42 Summary: 

This report assesses the full planning application for 272 dwellings 
within land to the north of Yew Tree Drive, Blackburn. In considering 
the proposal a wide range of material considerations have been taken 
in to account. 

 
3.5.43 In addition to the matters addressed previously in this report`, local 

residents raised the following points; 
 

‐ No need for the development, which can be accommodated on 
brownfield sites elsewhere in the Borough. 
The borough’s housing requirement was established when the 
Core Strategy was adopted in 2011, and subsequently the principle 
of housing development at the site was confirmed when the Local 
Plan Part 2 was adopted by the Council in December 2015, 
following examination by the Secretary of State. 
 

- Loss of green spaces 
The principle of housing development at the site was established 
when the Local Plan Part 2 was adopted by the Council in 
December 2015, following examination by the Secretary of State, 
including a sustainability appraisal.    

 
‐ Lack of places in local schools 

The Blackburn with Darwen Schools and Education Department 
were consulted and have confirmed that there are sufficient 
secondary school places to meet the pupil yield from the 
development.  The additional pressure on primary school places 
necessitates a financial contribution of £860,000 from the 
developer that is to be directed to the expansion of Lammack 
Primary School 

 
3.5.47 The assessment of the proposal clearly shows that the planning 

decision must be made in terms of assessing the merits of the case 
against any potential harm that may result from its implementation. 
This report concludes the proposal provides a high quality housing 
development with associated infrastructure, which meets the policy 
requirements of the Blackburn with Darwen Core Strategy, Local Plan 
Part 2, the adopted master plan for the North Blackburn area and the 
National Planning Policy Framework 



 
 
 
 
4 RECOMMENDATION 

 
4.1 Approve subject to:  

 
(i) Delegated authority is given to the Head of Service for Growth and 

Development to approve planning permission subject to an agreement 
under Section 106 of the Town & Country Planning Act 1990, relating 
to the payment of a commuted sum of £1,700,000 towards: off-site 
highway improvements;  contribution towards off-site affordable 
housing provision; and contribution towards education infrastructure in 
the North Blackburn locality. 

 
Should the Section 106 agreement not be completed within 6 months 
of the date of the planning application being received, the Head of 
Service for Planning and Infrastructure will have delegated powers to 
refuse the application.  

 
(ii) Conditions which relate to the following matters: 

 Commence within 3 years 
 Materials to be submitted and implemented 
 Siting and appearance of boundary treatment to be agreed 
 Landscaping scheme, including play provision, to be agreed and 

implemented 
 Landscaping management and maintenance plan to be agreed and 

implemented 
 Visibility splays to be protected 
 Construction management plan to be submitted and implemented 
 Drainage scheme to be submitted and implemented, including 

maintenance and management proposals 
 Full details of the detention basin/ pond, showing appearance / 

storage volume / and exceedance flows  
 Development not to be occupied until the sustainable drainage 

scheme for the site has been completed in accordance with the 
submitted details. 

 Foul and surface water to be drained on separate systems  
 Works in accordance with recommendations set out in submitted 

arboricultural method statement  
 Tree protection during construction 
 Site clearance works outside bird nesting season 
 Scheme for management and removal of invasive species to be 

agreed and implemented 
 Development to be undertaken in accordance with the 

recommendations set out in section 5 of the Royal HaskoningDHV 
updated Ecology Report 



 Finished floor levels to be agreed and implemented  
 Permitted development rights to be removed (Part 1, Classes A to 

E) 
 Noise control scheme to be agreed and implemented 
 Noise and vibration control during use of pile driven foundations 
 Unexpected contamination 
 Land contamination 
 Air quality mitigation; external car charging and boiler emission 

limitations 
 Limitation of construction site works to: 

08:00 to 18:00 Mondays to Fridays 
09:00 to 13:00 Saturdays 
Not at all on Sundays and Bank Holidays 

 Dust management plan to be submitted and implemented 
 Archaeological investigation 
 Scheme detailing provision of detached garages in accordance with 

adopted space standards 
 

 
5 PLANNING HISTORY 

 
5.1 No relevant planning history exists for the site. 

  
5.2 Pre-application enquiry reference: 7276 (December 2016), for 

proposed residential development. The pre-application enquiry 
received a favourable response, though the submission of the full 
planning application prior to issuing a formal response on the pre-
application request meant that a final position could not be offered for 
fear of prejudicing the assessment of the planning application.   

 
 
 
6 CONSULTATIONS 
 
6.1 Arboricultural Officer 

No objections.   
 

6.2 Drainage Section 
No objection subjection to conditions to address the following matters; 
 
- Further drainage design information and detail is required to be 

submitted and approved by the Local Authority prior to 
commencement, namely; 

 
a) Full details of the detention basin/ pond, showing how the 
required storage volume will be achieved. 
b) Details showing that the side slopes to the basin/ pond will be a 
minimum of 1 in 3 with together with sufficient room for maintenance 
around the edge. 



c) Details showing the path of exceedance flows from the 
basin/pond. 
d) Land Drainage Consent for the discharge to the watercourse will 
be required and the applicant is to contact the Lead Local Flood 
Authority to apply for the consent Reasons To ensure that the basin/ 
pond is designed in accordance with current best practice and does 
not increase the risk of flooding. 

 
- No development hereby permitted shall be occupied until the 

sustainable drainage scheme for the site has been completed in 
accordance with the submitted details.  

- Maintenance/management of the sustainable drainage system 
 

6.3 Education Section 
No objections subject to a £860,000 contribution towards the expansion 
of Lammack Primary School being secured through a s106 agreement 

 
6.4 Environmental Services 

No objections. 
 

6.5 Public Protection 
 
Noise: The application is supported by a noise impact assessment 
produced by Stopford Energy & Environment that recommends that 
measures be put in place to provide an acoustic barrier, possibly in the 
form of robust planting, to the Yew Tree Drive frontage in order to 
mitigate road noise. Similarly there is a need to safeguard noise levels, 
which could be achieved through appropriate glazing and the use of 
trickle vents. 
 
Recommendation conditions: 
‐ Scheme for noise control within new properties to be 

agreed/implemented 
‐ Site working hours to be limited to between 8am-6pm (Monday-

Friday) and 9am-1pm on Saturdays.  No works on Sundays or 
Bank Holidays. 

 
6.5.1 Dust 

 
Recommended condition: 
‐ A scheme employing best practicable means for the suppression of 

dust during the period of demolition/construction to be 
agreed/implemented. 

 
6.5.2 Air Quality 

 
Recommended condition: 
‐ Provision of a dedicated electric vehicle charging point (external 

plug socket) at all dwellings and a restriction on emissions from gas 
boilers, to be secured by planning conditions. 



 
6.5.3 Contaminated Land 
 

Recommended condition: 
-   The applicant has submitted a desk study, though it is recommended 

that the Council’s standard conditions for land contamination be 
applied should the scheme be supported. 

 
6.6 Highways:  

Public Right of Way: Footpath 16 Blackburn, runs through the site. This 
has clearly been noted and considered by the applicant, with the 
PROW being incorporated in to a green corridor through the site and 
has distinct crossing points across estate roads. 

 
The amended layout is consistent with the Council’s adopted parking 
 standards, with 2/3 bedroom units with provided with 2 in-curtilage 
parking spaces and 4+ bedroom units having 3 spaces.  The exception 
to this position is the new apartment blocks, which are served by 1 
space per apartment with an additional 2 visitor spaces for every 6 
apartments. 

 
There has been extensive dialogue with the developer on highway 
layout and design matters with the intention of creating characterful 
street and spaces. This is evident in the design and welcomed. The 
road layout is permeable and promotes connective routes. Pedestrian 
paths are clear and fluid through the majority of the site.  
 
Some initial concerns with the findings of the TA. Full comment on the 
revised TA will be provided within the update report. 

 
6.8 Travel Planning Officer 

Detailed comments were provided, welcoming the travel planning 
proposals and suggesting small amendments.  A series of green travel 
planning initiatives were suggested, which are recommended for 
inclusion as part of the Section 106 agreement.  
 

6.9 Strategic Housing 
In summary, the proposed development will contribute positively to the 
Council’s aspiration to see new homes being developed in the Borough 
as part of the Growth priority.  The Borough is significantly under-
represented in larger, good quality family homes and is actively 
supporting developments which increase the choice of homes in the 
borough. This scheme proposes to provide new mid to higher value 
family housing to cater for identified needs and aspirations in the 
Borough.  The Housing Growth Team is supportive of the proposal 
subject to it meeting the Council’s planning policies.  

 
6.10 Lancashire Constabulary 

The submitted crime impact statement is formed based on local crime 
figures and trends. The security measures are site specific, appropriate 



and realistic to the potential threat posed from crime and anti-social 
behaviour in the immediate area of the development. No objections, but 
recommended that the scheme should be developed to achieve 
‘Secured by Design’ accreditation. Recommendations include: 
‐ Adequate lighting; 
‐ Natural surveillance of public spaces; 
‐ Appropriate species and siting of landscaping ; 
‐ Rear gardens to be secured with 1.8m high close boarded fencing 
‐ Consideration towards alternative boundary treatments 
‐ External ground floor windows and doors to be PAS24/2012 

certified 
‐ Central play area designed in accordance with Secured by Design 

guidance for ‘Safer Play Areas’. 
 
6.11 Environment Agency 

Confirmed that no comment to be provided. 
 
6.12 Capita Ecology 

No objection. The updated ecology report from Royal HaskoningDHV, 
received 1st September 2017, sufficiently provides for a baseline for 
assessment. No concerns in relation to ecology on the site, provided 
that the mitigation measures and construction management set out in 
the amended report are implemented and adhered to throughout the 
development. 

 
6.13 United Utilities 

No objections, subject to conditions requiring separate foul and surface 
water systems, submission of a drainage scheme and details of 
maintenance/management of the sustainable drainage system; as 
required by  the Local Flood Authority. 

 
6.14 Ribble Valley Borough Council 

No objection, but ask that detailed consideration be given to the impact 
of the development on the local highway network and designated green 
belt 

 
6.15 Public Consultation 

Public consultation has taken place, with over 180 letters posted to 
neighbouring addresses – a process repeated on receipt of amended 
details. Site notices have been displayed and a press notice issued on 
the 2nd June 2017.  In response, 30 letters of objection have been 
received, are shown within the summary of representations below. 

 

7 CONTACT OFFICER:  Martin Kenny, Principal Planner - Development 
Management. 

 
8 DATE PREPARED:  November 3rd 2017. 
 

 



 

9.0 SUMMARY OF REPRESENTATIONS  

Objection Mr H.T Ralph, 114 Whinney Lane, Blackburn  

 
 
Objection Mr H.T Ralph & Mrs B.A Ralph, 114 Whinney Lane, Blackburn  

  
 
 
 
 



Objection Mr H.T Ralph & Mrs B.A Ralph, 114 Whinney Lane, Blackburn  

  

 
 
 
 



Objection Mr & Mrs Prior, 233 Lammack Road, Blackburn 

 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 



Objection Mr & Mrs Prior, 233 Lammack Road, Blackburn 

 
 
 
 
 
 
 



Objection Mr M  Heap, 202 Ramsgreave Drive, Blackburn  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
 
 



Objection Mr M Heap, 202 Ramsgreave Drive, Blackburn  
 

 
 
 



Objection Mr & Mrs Stansfield, Rough Hey Farm, 143/145 Whinney Lane, 
Blackburn 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

 



Objection Mr & Mrs Stansfield, Rough Hey Farm, 143/145 Whinney Lane, 
Blackburn 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



Objection Mr P Matthewman, 51 Yew Tree Drive, Blackburn 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Objection Sheila Brindle, Rock Cottage, Long Row, Barker Road, Mellor, 
Blackburn  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Objection Peter & Madeleine Greenbank, 207 Ramsgreave Drive, Blackburn  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
  



Objection Andrew Nightingale, Beggars Roost, Barker Lane, Mellor 

 
 
 

 
 
Objection Brian Faries, Plane Tree Cottage, Whinney Lane, Mellor, Blackburn  

 
 
 
 
 
 



Objection Camilla Akoo 

 
 
 
Objection Chris Fitzer, 103 Mellor Lane 

  
 
 
 
 
 
 
 
 
 
 
 



Objection Chris Heys, Whinney Lane, Mellor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 



Objection Rachel Heys, Whinney Lane 
 

 
 
 
Objection Diane Hayes, Woodend, Whinney Lane, Mellor, Blackburn  
 

 
 
 
 
 
 
 
 
 
 
 
 



Objection Emma James, The Old Spout House, Whinney Lane, Mellor, 
Blackburn  
 

 



 
 
Objection John Bell 
 

 
 
 
 
Objection Judith Forshaw, 215 Lammack Road, Blackburn  

 
 
 
 
 
 
 
 
 
 
 
 
 

 



Objection Lyndsay Vause, 158 Whinney Lane, Mellor, Blackburn  

 
 
 
 
 
 
 
 
 
 

 
 
 



Objection Mary & Gulam Akoo, Beckside Cottage, Whinney Lane, Mellor, 
Blackburn 

 
 
Objection Neil Bancroft  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 



Objection Mellor Parish Council 

 
 
 


