
2a

S
T

 J
A

M
E

S
' S

T
R

E
E

13

3

C
 

195
187

Vicarage

191

180
172

B
R

IN
D

LE
 S

T
R

E
E
T

3

12

4

2

19

El

1

17

35

1

Pioneer Mill

K
E

L
L
Y

 S
T

R
E

E
T

33

6

18

4 2

S
ur

ge
ry

1 to 8

Bridge House

1 to 9

King's Brid
ge

110.9m

Towing Path

CANAL
111.3m

STREET

2

PH

4

29

111.6m

MILL

41

 
G

E
 S

T
R

E
E

T

114.9m

196

184

205 201

190

25
23

190A

Bank

Sub Sta

Q
U

E
E

N
'S

 T
E

R
R

A
C

E

El Sub Sta

6

HILL

18

9

1

41

TCBs

Store

34 32 106.7m

N
E

W
 C

H
A

P
E

L
 S

T
R

E
E

T

12
2

30

84
33

1

23

2

24

22

FRANCIS STREET

12

13

2

 

15

15

1

A
N

G
E

LA
 S

T
R

E
E

T1a

19

1

34

1  

Wharf H

 

1

REPORT OF THE DIRECTOR                          Plan No: 10/17/1435 
 

Proposed development: Full Planning Application for Erection of building for the purposes of 
food retail (A1 Use) with associated car parking 
 
Site address:  
Former Pioneer Mill Site,  
New Wellington Street,  
Blackburn 
 BB2 4PG  
 
Applicant: IGP Investment Ltd 
 
Ward: Mill Hill 
 
Councillor Carl Nuttall 
Councillor Jim Smith  
Councillor Damian Talbot  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1.0 SUMMARY OF RECOMMENDATION 
 
1.1 APPROVE – subject to conditions 
 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 
 
2.1 The proposal provides for a new retail food store adjacent to the Mill Hill 

District Centre. The proposal is satisfactory from a technical point of view, with 
all issues having been addressed through the planning application. The 
application will not result in a significant adverse impact on the district centre 
but provide a competitive offer in line with the objectives of the Council’s 
Development Plan and the NPPF.  Revisions to the existing vehicular access 
from New Wellington Street will provide for a two-way route to/from a 
dedicated car park, which conforms to the Council’s adopted parking 
standards. The proposed development has been designed to be in keeping 
the surrounding area. Subject to appropriate planning controls, the proposal is 
not considered to be injurious to the amenity of neighbouring residents or 
nearby uses. 

 
3.0 RATIONALE 

 
3.1 Site and Surroundings 

 
The application site is a cleared industrial parcel of land located within the Mill 
Hill Ward in the Inner Urban Boundary of Blackburn. Access is taken from 
New Wellington Street set back from the junction with Queen’s Terrace. The 
site is currently free from buildings but retains the hardstanding from the 
previously demolished building. Surrounding land uses are comprised of 
industrial, commercial and residential with the Leeds and Liverpool Canal to 
the south. The closest residential properties are located approximately 35m 
from the building to the North and West on New Wellington Street and Angela 
Street. Industrial premises adjoin the site to the west with commercial retail 
business to the North West.  

 
3.2 Proposed Development 

 
3.2.1 The proposal seeks full planning approval for the construction of a new retail 

building with an approx. footprint of 22.3m x 18.4m to give a total floor area of 
410sq.m. Internally, the building will provide 370sq.m with 280sq.m of retail 
floor space, with the remaining 90sq.m reserved for stock storage and staff 
areas. The proposed design of the building is consistent with modern retail 
units, incorporating a mix of materials with a low mono pitch roof, wall 
cladding panels and facing brick piers, plinth course and a predominantly 
glazed aluminium frontage. The proposed building has an approx. height of 
5.47m to the north east elevation which falls towards the south west elevation, 
to a height of approximately 4.05m.  

3.2.2 The application will also see the development of an associated car park with 
27 spaces, cycle storage, landscaping and alterations to the existing site 
access with internal access/egress taken from New Wellington Street. 



3.3 Development Plan 
 

3.3.1 In accordance with s.38 (6) Planning and Compulsory Purchase Act (2004), 
the application is to be determined in accordance with the development plan, 
unless material considerations indicate otherwise. 
 

3.3.2 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: 
 

3.3.3 Core Strategy: 

• CS1 –   A Targeted Growth Strategy 
• CS16 – Form and Design of New Development 

 
3.3.4 Local Plan Part 2 (LPP2) 

• Policy 1 –   The Urban Boundary  
• Policy 8 –   Development and People 
• Policy 9 –   Development and the Environment  
• Policy 10 – Accessibility and Transport 
• Policy 11 – Design 
• Policy 27 – District Centres: a Framework for their Development 
• Policy 29 – Assessing Applications for Main Town Centre Uses 

 
3.4 Other Material Planning Considerations 

 
3.4.1 National Planning Policy Framework (The Framework). 

At the heart of the NPPF is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both 
plan making and decision taking.  For decision taking, this means approving 
development proposals that accord with the development plan without delay 
(paragraph14). 

1: Building a strong, competitive economy 
2: Ensuring the vitality of town centres 
4: Promoting sustainable transport 
7: Requiring good design 
8: Promoting healthy communities 
 

3.5 Assessment 
 

3.5.1 Principle of the development 

The application site relates to a former employment site designated within the 
inner urban area of the Local Plan Part 2, with no other particular designation.   
Retail development outside of the Town Centre is permitted by the Core 
Strategy where the unit is located within a Neighbourhood (or District) Centre 



(Policy CS12). Mill Hill was added as a District Centre by the Site Allocations 
and Development Management Policies encapsulated in Local Plan Part 2 
(LLP2) in December 2015. 

3.5.2 LPP2 Policy 27 (District Centres) supports development within and adjacent to 
the district centres where it encourages mixed uses, and where it responds to 
the scale and function of the centre in question. Policy 27 goes on to state:  

3.5.3 Proposals which fulfil these requirements and which comply with other 
relevant policies, will be permitted in the following circumstances:  

I. New build proposals should be proportionate to the scale and function 
of the  centre. New retail, leisure, office and service use developments 
should demonstrate that they cater for local needs, and should be 
accompanied by an impact assessment if they involve the creation of 
new floorspace above the  thresholds set out in Policy 29. The 
assessment should consider the impact of the proposal on existing, 
committed and planned public and private investment in the centre and 
other nearby centres.  
 

3.5.4 The defined Mill Hill District Centre lies directly adjacent to the proposed 
development which is considered to be proportionate in scale and function to 
the Mill Hill District Centre in accordance with the provisions of Policy 27. This 
stance is reiterated and evidenced within the supporting Retail Impact 
Assessment and subsequent addendum update provided by the applicant.  

3.5.5 LPP2 Policy 29 needs to be read in conjunction with Policy 27 as it details 
how the Council will refer to all available evidence in making an assessment, 
including the maximum indicative threshold for permitting retail development 
with District Centres, which is set at 500sqm. In reviewing the accompanying 
information the Officers have no evidence before them to refute the general 
findings of the Retails Impact Assessment or the addendum update. This 
approach is considered to comply with the provisions of the NPPF in that it is 
not likely to have a significant adverse impact on the factors identified with 
section 2 (Ensuring the Vitality of town centres) of the framework.  

3.5.6 Given, the detailed objection received on the potential impact on the vitality 
and viability of the Mill Hill district centre, an independent retail review was 
also commissioned to ensure Officer’s make a justified recommendation and, 
where necessary, robustly justify the granting of permission. 

3.5.7 The findings of the independent review of support the conclusions Officers in 
that the principle of development is acceptable and are summarised as 
follows:   

3.5.8 The application is supported by the necessary supporting retail information 
which covers the sequential approach to development and the impact of the 
proposal. The application site is immediately to the south of the defined 
District Centre at Mill Hill. In terms of the sequential approach to development 
the assessment focuses on the closest centre at Mill Hill; however there are 
no suitable or available sites to accommodate the application proposals. In 



terms of impact, the results of the shopper survey which underpins the Retail 
Study shows that the majority of convenience trade is being lost from this 
area, mainly to larger surrounding foodstores. This proposal will claw back 
some of this lost trade. There will also be some more localised trade drawn 
from surrounding convenience stores including the Aldi at Ewood, Tesco 
express at Livesey branch Road and Sainsburys at Preston Old Road. Some 
trade will also be drawn from within Mill Hill District Centre itself from the 
existing Spar. This store is not identified within the Retail Study as a location 
where significant amounts of trade is drawn, but there will be some diversion 
as there will inevitably be an overlap in terms of convenience goods being 
sold, although there will be some differences given the different operators. 

3.5.9 Overall the trade drawn from the Spar will be located to an edge of centre site, 
but coupled with the level of trade clawed back to the centre should overall be 
seen as positive for Mill Hill District Centre. As such it would at least maintain 
the vitality and viability of the centre, but there may be some improvements to 
the vitality and viability of the centre overall through additional choice and 
competition and additional shoppers which can benefit other occupiers. The 
overall impact of the proposal could not be considered ‘significantly adverse’ 
and as such the proposal would comply with the retail policies of the Local 
Plan and the NPPF. 

3.5.10 On balance, the provision of a new retail premises adjacent to the Mill Hill 
District Centre with a retail floor area of 280sq.m of retail floor space, with the 
remaining 90sq.m reserved for stock storage and staff areas is considered to 
be consistent and in accordance with policies 27 and 29 of the adopted Local 
Plan Part Two, the Core Strategy and the NPPF. 

3.6.1 Design and Layout: 

3.6.2 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 which seeks to secure high quality design. 

3.6.3 The external design of the building will have a brick plinth course from ground 
level to cill level. Facing brickwork will continue via masonry piers, in red brick, 
along with wall cladding panels in Goosewing Grey. The proposed roofing 
materials will be insulated/composite roofing sheets in Goosewing Grey with 
contrasting external soffit, fascia, gutter and rainwater pipes to be in a slate 
grey. All windows and external doors are proposed to be of aluminium 
construction. The shop front doors will incorporate double glazed units, the 
rear goods entrance doors will be solid panelled in slate grey.  

3.6.4 The general design of the building is consistent with modern retails units with 
consideration having been given to wider area ensuring the development is 
not an alien or incongruous feature to street scene given the sites prominent 
setting adjacent the Mill Hill district centre.  



3.6.5 The proposed materials, Goosewing Grey cladding and red brick are broadly 
consistent with those on the adjacent commercial/residential buildings, 
however a samples conditions is still considered necessary given the 
prominent location.  

3.6.6 Landscaping and proposed boundary treatments are also consistent with 
modern small scale retail development, providing visually enchasing 
planting/landscaping along the frontage of the building along New Wellington 
Street and Queen’s Terrace.   

3.6.7 Thus, subject to appropriate conditions relating to submission of materials, the 
proposal is considered to meet the requirements of Policy 11 of the LPP2 

3.7 Highways 

3.7.1 Local Plan Part 2, Policy 10 sets out that development will be permitted 
provided it has been demonstrated that road safety and the safe, efficient and 
convenient movement of all highway users is not prejudiced; that appropriate 
provision is made for vehicular access, off street servicing and parking, in 
accordance with the Council’s adopted standards and that the needs of 
disabled people should be fully provided for, including those reliant on 
community transport services.   

3.7.2 The proposal seeks to reuse the original access arrangement by widening the 
access point off New Wellington Street to enable two way movements. The 
internal arrangements are broadly similar with parking provided toward the 
junction with Queen’s Terrace modified via a revised car park layout to 
provide 48 parking spaces.  

3.7.3 The proposal warrants a parking requirement of 23 spaces when applying the 
Council’s adopted parking standards for A1 uses of this size. Consequently 
the proposed 27 space car park represents an over-provision. Generally the 
layout of the car park is satisfactory, with adequate manoeuvring areas and 
disabled parking provision in accordance with the Council’s adopted 
standards. Cycle stand facilities are also provided within the car park.  

3.7.4  The Council’s Highway team raised no objection to the scheme following 
submission of revised plans but requested additional information on the 
access and egress road width, vehicular tracking and the pedestrian routes. 
Consequently the applicant has provided the requested drawings showing a 
reduction in road width and vehicular tracking to the satisfaction of officers. 
The applicant has also provided a detailed response on pedestrian 
movements in the site to show no conflict with vehicles should occur.  

3.7.5 Subject to conditions requiring the car park layout being implemented prior to 
first use of the building, the proposal is consistent with Policy 10 of the LPP2 

3.8 Amenity: 

3.8.1 Policy 8 sets out that development will be permitted where it can be 
demonstrated that it would secure a satisfactory level of amenity and safety 



for surrounding uses and for occupants or users of the development itself, 
with reference to noise, vibration, odour, light, dust, other pollution or 
nuisance, privacy / overlooking, and the relationship between buildings. 

3.8.2 The Council does not have any prescribed minimum separation distances 
between dwellings and commercial buildings, such as a retail premises. 
However, minimum distances of 21m between habitable room windows or 
13.5 m between windows and two storey blank gables are identified within the 
Residential Design Guide SPD. Those figures that can be revised upwards by 
3m if there is a substantial difference between building heights or levels.   

3.8.3 Premises within close proximity of the development are a mix of residential, 
industrial and commercial uses. Given, the building’s siting and scale there 
are not considered to be unacceptable impacts on any sensitive receptors 
through loss of light, over-shadowing or other overlooking impacts.  

3.8.4  The Council’s Public Protection have reviewed the application and requested 
conditions relating to hours of operation (including deliveries), vehicular 
charging point’s external lighting and contaminated land are also recommend.  

3.8.5 Subject to the recommended conditions, the proposal is considered to accord 
with the requirements of LPP2 Policy 8, and would not unacceptably affect the 
amenity of surrounding uses. 

4.0 RECOMMENDATION 
 
4.1 APPROVE subject to the following conditions; 
 

• Commence development within 3 years 
• Materials to be submitted and agreed 
• External lighting luminance levels 
• Car park layout  to be implemented and available for use prior to first use  
• Landscaping 
• Contamination and remediation 
• Foul and surface water to be drained separately 
• Surface water drainage scheme 
• Culvert remediation strategy  
• Operating hours of, Monday to Saturday: 08:00 to 20:00, Sundays: 09:00 

to 17:00, including deliveries. 
• Limitation of construction site works to: 08:00 to 18:00 Mondays to Fridays 

08:00 to 13:00 Saturdays Not at all on Sundays and Bank Holidays 
 

5.0 PLANNING HISTORY 
 
The following planning applications relate to the application site: 

 
10/17/1084 - Installation of a new secure compound to support electricity 

generation units inside a new building together with grid 
connection infrastructure and other ancillary development. 

 



6.0 CONSULTATIONS 
 
Arboricultural Officer:  
No objection.  
 
Canal & River Trust: 
No comment. 

 
Highways: 
No objection in principle following receipt of amended plans. Car parking amounts to 
an over-provision, though acknowledged that this is not detrimental to the safe and 
efficient use of the surrounding highway network. Additional information requested 
on the access and egress road width, vehicular tracking and the pedestrian routes 
which the applicant has supplied to the satisfaction of officers. A condition on the car 
park being layout and completed prior to first use has been recommended.   
 
Public Protection: 
 
No objection has been raised to subject to conditions in relation to the following 
matters; Operating hours of, Monday to Saturday: 08:00 to 20:00, Sundays: 09:00 to 
17:00, including deliveries. Introduction of vehicular charging point to ensure Air 
Quality mitigation is appropriate. Luminance levels of external lighting are restricted 
to prevent light nuisance to neighbouring uses. Conditions have also been requested 
in relation to contamination to ensure the safety of end uses and surrounding 
sensitive receptors.  
 
Local Authority Drainage: 
No objection, subject to conditions on foul and surface water drainage scheme to be 
submitted and agreed and culvert remediation works. 

 
United Utilities: 
No objection, subject to conditions on foul and surface water and submission of a 
surface water drainage scheme to be agreed.  
 
Public Consultation: 
 
28 neighbouring properties have been individually consulted by letter and two site 
notices displayed. Following the receipt of amended details 21st February 2018 a 
further round of consultation has been undertaken. Two letters of objection have 
been received from the same objector. The objections can be summarised as; 

 
• Discrepancies in the submitted information  
• The proposed development will fundamentally undermine the vitality and 

viability of the objectors store and the Mill Hill District Centre. 
 

7.0 CONTACT OFFICER:  Alec Hickey, Senior Planner 
 

8.0 DATE PREPARED: 4th April 2018 
 

 



 
9.0 SUMMARY OF REPRESENTATIONS  

 
 
 
Objection on Behalf of Bridge Stores Ltd.  
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