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REPORT OF THE DIRECTOR                          Plan No: 10/17/1419 
 

Proposed development: Full Planning Application for Proposed 1 no. new dwelling at Plot 8, 
Chapel View 
 
Site address: Chapel View, Station Road, Edgworth, BL7 0LE 
 
Applicant: Michael Leary 
 
Ward:  North Turton With Tockholes 
 
Councillor Colin Rigby  
Councillor Jean Rigby  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1.0 SUMMARY OF RECOMMENDATION 
 
1.1 APPROVE – subject to conditions detailed in paragraph 4.1 
 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 
 
2.1 The proposal is identified as being of exceptional quality and an innovative 

design, such that it meets the exception criteria within paragraph 55 of the 
National Planning Policy Framework, which allows for the construction of new 
dwellings within rural locations. 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 comprises part of the area previously occupied by Victoria 
Mill, which was demolished in 2007. It is identified as ‘plot 8’ by the applicant 
in reference to the site being adjoined to the south by 7 contemporary 
designed eco-dwellings and having previously held planning approval for an 
8th unit within the group.  

 
3.1.2 The site consists of an area of cleared ground with evidence of previous 

ground works, adjoining rough grazing land and a section of the existing 
railway embankment. The site is covered with vegetation including native tree 
species and can be considered to have returned, in the main, to a natural 
state. 

 
3.1.3 To the west of the site is steeply rising agricultural land. The eastern boundary 

of the site follows the alignment of land owned by Network Rail and the 
railway line which runs between Bolton and Blackburn. The northern edge is 
adjoined by open countryside, whilst the southern boundary is shared with plot 
7 of the adjacent residential development. 

 
3.2 Proposed Development 

 
3.2.1 Planning approval is sought for the development of a single dwelling, which 

the submission identifies as being of exemplar design in order to justify the 
development in accordance with the green belt exceptions policy set out 
within paragraph 55 of the National Planning Policy Framework. 

3.2.2 The proposed dwelling is to be sited at the southern end of the site, adjacent 
to the existing eco-townhouses with access taken from the existing gated cul-
de-sac. The submission indicates that the scheme is to provide a transition 
from the modern development to the open countryside beyond. The dwelling’s 
design suggests a ‘weft and weave’ theme originating from the historic textile 
mill use of the site. The proposed building provides accommodation over two 
floors; the form is cross axial with two rectangular boxes set at 90 degrees 



from one another and the upper floor cantilevered at both ends. The lower 
floor is to be constructed in coursed natural sandstone, whilst the upper floor 
utilises modern cladding and large expanses of glazing 

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 
 CS7: Types of Housing 
 CS16: Form and Design of New Development 
 CS18: The Borough’s Landscapes 

 
3.3.3 Local Plan Part 2: 

 Policy 1: The Urban Boundary 
 Policy 5: Countryside Areas 
 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 41: Landscape 

 
3.4 Other Material Planning Considerations 

 
3.4.1 Due consideration must also be given to the National Planning Policy 

Framework (NPPF). In particular Section 6, which deals which the delivery of 
a wide choice of quality homes. Paragraph 55 thereof provides specific 
guidance to promote sustainable development in rural areas. 

3.5 Assessment 
 
3.5.1 The main issues pertinent in the assessment of the proposal are; 
 

 Principle of development (appropriateness of residential development in 
rural location); 

 Design; 
 Highways and PROW; 
 Ecology; and 
 Amenity 

 

 



3.5.2 Principle of Development 

There are two fundamental issues to be assessed regarding the proposed 
development:  (i) the principle of the development, and (ii) the proposed 
design. Given the rural setting of the site and the limited justification for new 
dwellings in such a location the two issues cannot be assessed in isolation. 

 
3.5.3 The site is positioned within the green belt. Policy 3: Green Belt of the LPP2 is 

consistent with the NPPF’s direction in that it identifies new buildings as 
inappropriate development subject to a narrow group of exceptions that 
includes; buildings for forestry and agriculture, replacement of a building 
provided it does not result in disproportionate additions over the original 
building; limited infilling; provision of outdoor sports and recreation facilities. 
The development meets none of these exceptions and is thus in conflict with 
Policy 3 

 
3.5.4 Notwithstanding the development plan restrictions upon rural development, 

proposals can be alternatively justified with reference to the NPPF. Paragraph 
55 of the NPPF states; 

 
To promote sustainable development in rural areas, housing should be 
located where it will enhance or maintain the vitality of rural communities. For 
example where there are groups of smaller settlements”. Further, local 
planning authorities should avoid new isolated homes in the countryside 
unless there are special circumstances such as: 

 
 The exceptional quality or innovative nature of the design of the dwelling.  

Such a design should: 
 

 Be truly outstanding or innovative, helps to raise standards of design more 
generally in rural areas; 

 Reflect the highest standards in architecture; 
 Significantly enhance its immediate setting, and 
 Be sensitive to the defining characteristics of the local area. 

 
3.5.5 The proposed development, the subject of this application, has been 

submitted on the basis that the proposal complies with the exception criteria 
set out in paragraph 55 of the NPPF. 

 
3.5.6 The design of the proposal, which will be discussed in further detail, has been 

peer reviewed at the pre-application stage by Places Matter! Design Review is 
a respected method of improving the quality of new development by offering 
constructive, impartial and expert advice. Design Review panel meetings 
allow local authorities, clients, developers and design teams to present their 
schemes at the pre-planning stage to a panel of experts from the built 
environment sector and benefit from the discussion and constructive advice of 
the panel. Specifically the Places Matter! Design Review consists of a panel 
of respected built environment professionals providing expertise from a range 
of fields including: Development, Architecture, Engineering, Planning, 
Landscape Architecture, Urban Design, Public Art and local planning. 



3.5.7 The review panel’s final response is that this proposal could realise the 
potential to be a paragraph 55, truly exceptional or innovative, building in the 
countryside. The use of the ‘weft and weave’ was identified as a convincing 
narrative for this type of proposal. Further, the landscape narrative provides 
another strong element of the proposition and allows for a whole site 
approach. 

3.6 Design:  

3.6.1 The proposed design is explained in the architect’s supporting statement in 
the following manner; 

 “The proposed arrangement takes into account views across the site from the 
locality, whilst enabling the occupants to enjoy the vistas from the interior. The 
aim being to produce a contemporary but respectful scheme drawing on the 
characteristics of the surrounding properties to influence the site arrangement, 
massing, orientation, appearance and materiality of the proposed design. 

 The rich history of the site has been lost in the recent development of the 
previous 7 eco-townhouses and it is the intention to reinstate the historical 
links to the former mill site, which will be developed through the continued 
design of the dwelling. 

 The ‘weft and weave’ theme becomes a strong focal point to start the design 
process off. The process of working the textiles would result in a strong grid 
pattern. The portion of the site acts a transitional zone between the 7 modern 
developments and the open landscape and as such the site should bridge the 
gap not only in mass and bulk but also its landscape from urban town houses 
to open countryside rather than the abrupt stop that plot 7 currently has. 

 The weft and weave concept manifests itself with the crossover of the two 
sections of the property. Furthermore the intention is to not only weave the 
building fabric, but also to weave the development in to the landscape.  

 The strong pattern established for the floor plan layout and site layout 
continues throughout the elevational treatment with windows and cladding 
following these lines up the building. The arrangement of the glazing also 
follows these lines so that any transoms or mullions do not deviate from the 
set grid. In order to break up the massing, cladding panels between the 
windows are introduced.  

 The locality has an eclectic mix of materials, which makes it difficult to 
assimilate the development. The use of natural sandstone has strong links to 
the Yarnsdale Quarry and the stone used on the former mill building. The first 
floor will be clad with Marley Eternit Equitone panels, which is an advanced 
industrial cladding in anthracite grey to tie with elements of the adjacent eco-
townhouses. The material is produced in sheets as such the joints of each 
panel will coincide with the grid pattern which has been a strong theme 
throughout the design process. The inset panels between the glass, which will 
be set in are made up of Marley Eternit Linea panels; these cladding panels 
have been selected as they will create a strong contrast with between the 



other materials highlighting the vertical line across the elevations. They also 
have their own vertical linear lines which represent the linear run of cotton in 
the weave pattern”. 

3.6.2 The proposal is evidently a bespoke response to the site and surroundings. 
Members should note that a design response that provided a standard 
farmhouse or other vernacular form would ultimately fail the exception criteria 
in paragraph 55 of the NPPF. The assessment, therefore, is not whether the 
proposal is vernacular or modern/incongruous, but rather whether it is truly 
outstanding or innovative design; helps to raise standards of design more 
generally in rural areas; reflects the highest standards in architecture; 
significantly enhances its immediate setting, and is sensitive to the defining 
characteristics of the local area. 

3.6.3 In conjunction with the paragraph 55 tests are the general requirements of 
Policy 11 of the LPP2. The policy requires that successful proposals 
demonstrate an understanding of the wider context and make a positive 
contribution to the local area. These requirements are assessed with regard to 
8 specific issues; character, townscape; public realm; movement and legibility; 
sustainability; diversity; materials & colour; and viability. 

3.6.4 It is considered that the scheme does represent an innovative and exceptional 
design. The proposed dwelling has been designed to respond to the site 
constraints and context and the use of the ‘weft and weave’ is a convincing 
narrative for this type of proposal. Further, the landscape narrative provides 
another strong element of the proposition; albeit that further work is required 
to finalise the overall design. Although neither the use of co-axial blocks, or 
the simplistic design of the elevational treatment are unique; the union of the 
two elements, the historic narrative and the interaction with the landscape 
does offer an opportunity to consider the proposals as being innovative and 
amounting to exceptional design, in order to meet the NPPF test. 

3.6.5 Subject to the controls identified, the proposal is considered to be compliant 
with the paragraph 55 exception tests and the more general design policy 
assessments contained within Policy 11 of the LPP2. Accordingly the principle 
of the development can be supported. 

3.7 Highways: 

3.7.1 Policy 10 of the LPP2, amongst other criteria, requires successful proposals 
to demonstrate that the development will not compromise the safe, efficient 
and convenient movement of all highway users. Appropriate provision for 
access, off-site servicing and parking in accordance with the Council’s 
adopted parking standards is also required. 

3.7.2 The access to the site is established as it serves the adjacent eco-
townhouses. No concerns are identified with extending its use to the current 
proposal. The Council’s highway team has requested additional details in 
relation to the turning facilities within the site to offset the need for users to 
reverse back along the cul-de-sac. See update report for further comment. 



3.7.3 The new property consists of 4+ bedrooms and as such derives a parking 
requirement of 3 spaces when applying the adopted parking standards. It is 
noted that the proposed double garage falls below the requisite 3m x 6m per 
space. However, the development also includes a large driveway that easily 
accommodates the parking needs and as such no concerns are identified with 
the parking arrangements. 

3.7.4 Notwithstanding the ongoing assessment of the turning facilities, the scheme 
is considered to be consistent with the requirements of Policy 10 of the LPP2 

3.8 Ecology: 

3.8.1 An ecological assessment and arboricultural impact assessment have been 
submitted in support of the application. The submission was initially identified 
by Capita Ecology as being obsolete due to the passage of time since the site 
survey had taken place and due to the report pre-dating the designation of the 
West Pennine Moorland SSSI.  

3.8.2 A rebuttal provided on behalf of the applicant by consultant ecologists ERAP 
was received 31st January 2018. The submission identifies that no survey 
limitations were identified in the 2015 ecological survey; that there were no 
protected species identified at that time, nor where there any potential 
roosting features for bats, for example. Further evidence of the current site 
conditions were also provided and a list of recommendations provided. They 
include; 

- Preparation and implementation of an invasive species plan 
- Restriction on vegetation removal during bird nesting season (March to 

August) 
- Implementation of a sensitive lighting scheme 
- Implementation of features for biodiversity enhancement 

3.8.3 Capita Ecology considers the amended details to be sufficient to offset their 
initial concerns and subject to the use of the suggested conditions offer no 
objection to the application. Accordingly, the development can be considered 
to be compliant with the requirements of Policy 9 of the LPP2 

3.9 Amenity: 

3.9.1 Policy 8 of the LPP2 seeks to safeguard the amenity of future occupants and 
neighbouring residents with regard to matters including; noise, vibration, 
odour, privacy/overlooking, light and the relationship between buildings.  

3.9.2 The proposed dwelling is massed towards the side of plot 7, though the unit 
does project beyond the front build line. Despite this relationship there is no 
significant impact upon residential amenity as the proposal does not conflict 
with the outlook from windows serving habitable rooms. Indeed the 
development is wholly consistent with the 45 degree test set out within the 
adopted Supplementary Planning Document: Residential Design Guide. 



3.9.3 The objection received from residents of the adjacent property identifies, in 
part, loss of views. Members should note that the loss of a view is not a 
material consideration in the determination of this application and further 
consideration of this issue cannot be weighed in the final assessment. 

3.9.4 Overall the proposal raises no substantive concerns in terms of the impact 
upon amenity of future occupants or neighbouring residents. As such the 
proposal is consistent with the requirements of Policy 8 of the LPP2 and the 
Council’s  

4.0 RECOMMENDATION 
 
4.1 APPROVE – subject to the following conditions 

 
• Materials to be submitted 
• Trees to be safeguarded during development 
• Construction methods 
• Land contamination 
• Details of boundary treatments 
• Landscaping to be agreed 
• Contaminated land investigations, validation and remediation, where 

appropriate 
• Removal of permitted development rights; Part 1classes A to E Invasive 

species management plan 
• Vegetation clearance to not occur during bird nesting season (March to 

August) 
• External lighting scheme to be agreed  
• Biodiversity enhancement scheme to be agreed and implemented 
• Construction hours restriction (8am to 6pm Monday to Friday, 9am to 1pm 

Saturday) 
 
5.0 PLANNING HISTORY 
 
5.1 10/04/0607 - Conversion of building and associated site for 14 residential 

apartments and associated workshop space (Approved)  
 
5.2 10/08/0721 – Amendment of approved development 10/04/0607 for the 

provision of mezzanine floors to the ground and third floor areas within the 
proposed residential accommodation. Alterations to the internal and external 
layouts of the offices located at the northern end of the Mill and amendments 
to existing metal clad building approved for offices also located at the northern 
end of the Mill.  (Approved) 

 
5.3 10/09/1039 - Full planning permission granted for the development of 7 eco 

dwellings on the site of the former Victoria Mill (Approved) 
 
5.4 10/10/1140 – Full planning application for erection of 1 dwelling refused under 

delegated powers on the 5th March 2015, for the following reasons: 
 



 “The proposal's siting, design, scale, massing and external appearance would 
have an unacceptable impact upon the openess of the green belt and 
surrounding area forming an incongrous and unacceptable feature; contrary to 
the requirements of saved Policies H4, RA3 and HD1 of the Blackburn with 
Darwen Borough Local Plan, Core Strategy Policy CS16 and the Council's 
adopted Supplementary Planning Document: Residential Design Guide. 

 
 The proposed development would conflict with the existing trees on the 

development site, resulting in damage to the roots and future pressure for 
their removal.  Therefore the proposal is likely to result in the premature 
deterioration and death of the trees, or the pressure to remove, contrary to 
saved Policy HD8 of the Blackburn with Darwen Borough Local Plan. 

 
 The proposed landscaping for the development is is not of a high quality or 

value which would enhance the character of the area or allow the 
development to successfully integrate with the surrounding green belt; 
contrary to saved Policies HD9 and RA3 of the Blackburn with Darwen 
Borough Local Plan. 

 
 The development results in the loss of the turning head for the overall 

development of Victoria Mill, which is contrary to saved Policy T9 of the 
Blackburn with Darwen Borough Council as it would fail to provide a safe, 
efficient and convenient access for all highway users. 

 
 The proposed garage, by virtue of its siting, design and scale, forms an 

isolated and incongruous form of development which would detrimentally 
affect the openness of the green belt and the character of the site in general; 
contrary to saved Policy RA3 of the Blackburn with Darwen Borough Local 
Plan.” 

 
 A subsequent appeal was dismissed by the Planning Inspector on the 29th 

September 2015, for the principle reason that the proposal would fail to 
preserve openness and would harm the character of the area. 

 
5.5 10/16/1080 – Erection of one dwelling refused under delegated powers on the 

21st December 2016, for the following reasons: 
 
 “The proposal would have a greater impact on the openness of the Green Belt 

and the purpose of including land within it than the existing site, and as such, 
is regarded as inappropriate development, which by definition, is harmful to 
the Green Belt; failing to comply with Policy 3 of the Blackburn with Darwen 
Borough Local Plan Part 2 (Site Allocations and Development Management 
Policies) (December 2015) and National Planning Policy Framework.” 

 
6.0 CONSULTATIONS 
 
6.1 Highways: 

The property is to be served by an existing road, which was approved under 
previous application, and which ended in a formal turning head.  Please 
request details of this to be included, and similarly, could we request a 3 axle 



vehicle is tracked to ensure the space for manoeuvring is adequate at the 
turning head? 
 
To conclude, we would offer no objections to the application subject to the 
above issue regarding the turning head being addressed satisfactorily.   

 
6.2 Local Drainage  

No objection 
 

6.3 United Utilities 
No objection. The plot is within the boundary of an existing housing 
development and is some distance from Jumbles reservoir. The developer 
should be made aware of our catchment conditions to ensure they are aware 
of the risks associated with working on or near catchment land, so as to bear 
this in mind when constructing the property and transporting goods and 
services. 

 
6.4 Arboricultural Officer 

No comment 
 
6.5 Public Protection 

No objection subject to standard conditions relating to; land contamination 
and construction hours 

 
6.6 Capita Ecology 

Initial objection due to time elapsed since the ecological assessment was 
produced. Following receipt of additional supporting information 31st Jan 2018 
a no objection position is offered, subject to conditions relating to; 
management of invasive species;  

 
6.7 Public Consultation 

7 neighbouring properties were individually consulted by letter and a site 
notice displayed. 1 letter of objection has been received. 1 letter of support 
has been received from the ward councillor. 
 
The objection points can be summarised as; 
 
- Non-compliance with the NPPF 
- Non-compliance with local planning policies 
- Green belt land should not be built upon 
- Availability of large houses for sale in the locality 
- Loss of views 
 
The support points can be summarised as; 
 
- The site was previously developed brownfield land 
- The proposal has been reviewed by Places Matter! Favourably 
- The adjacent housing development have not been built to specification 
- Previous application for development on the site ws supported by Planning 

Committee 



 
6.8 North Turton Parish Council 

No objection 
 
7.0 CONTACT OFFICER:  Martin Kenny, Principal Planning Officer 
8.0 DATE PREPARED: March 2nd 2018 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



9.0 SUMMARY OF REPRESENTATIONS  
 

Objection Ian Plenderleith, 7 Chapel View, Station Road, Turton  

  



 

 

 



 

 

 



 

 

 



 

 

 

 



 

Support Cllr Colin Rigby  

 

 

 


