REPORT OF THE STRATEGIC DIRECTOR Plan No: 10/21/0277

Proposed development: Full Planning Application (Regulation 4) for
Residential development consisting of 30 dwellings and associated
infrastructure works.

Site address:

Land off Lomond Gardens
Blackburn

Applicant: McDermott Homes Ltd
Ward: Livesey With Pleasington
Councillor Derek Hardman

Councillor Paul Marrow
Councillor Mark Russell
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3.1

3.1.1

SUMMARY OF RECOMMENDATION

APPROVE - Subject to a Section 106 Agreement of £515,000, relating to
Affordable Housing, Green Infrastructure / Public Open Space provision
/ enhancement, education provision; and conditions set out at
paragraph 4.1.

KEY ISSUES/SUMMARY OF PLANNING BALANCE

The application site (the site) is currently owned by Blackburn With Darwen
Borough Council. Should planning permission be granted, the site will be sold
to the applicant.

The proposal is in the form of a full planning application. Members are
advised that outline planning permission, with all matters reserved (including
access), was previously granted by the Committee for 30no. dwellings for the
overwhelming majority of the site on 15" August 2019 (ref. 10/19/0542). As
this permission established the principle of housing development, members
are advised that it is an important material consideration in assessment of this
application. It should be noted that this full application was pursued by the
applicant as an alternative to a Reserved Matters application, as it captures
additional land to that included in the Outline application, ie. Public Open
Space (POS) on Old Gates Drive and a length adjacent to Green Lane
Community Centre, off Green Lane - as defined by the red edged Location
Plan.

Assessment of the application finds that the proposal corresponds with the
Council's overarching housing growth strategy, as set out in the Core Strategy
and Local Plan Part 2. It suitably demonstrates the ability to deliver a high
guality development, consistent with the surrounding area. It would also
make an important contribution towards the Council’'s housing delivery targets
and it will add to the vitality of the local housing market. Moreover,
development of the site would alleviate alleged instances of anti-social
behaviour occasionally experienced by the local community, in the form
scrambling bikes. The application is also acceptable 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 and a
Section 106 Agreement.

RATIONALE
Site and Surroundings

The application site is located to the south west of Blackburn, measuring
approximately 1.15 hectares in area (illustrated below). The site was
generally considered semi-improved open grassland with a mixture of dense
and scattered vegetation around the edges, marshy grassland and a swamp.
Such conditions have, however, been superseded by culvert improvement /



3.1.2

3.1.3

3.14

drainage works undertaken earlier in the year by the Councils Drainage
Department (as Lead Local Flood Authority), to eliminate the threat of flooding
to existing properties along a section Old Gates Drive. It should be noted that
these works were commissioned and undertaken entirely independent to this
proposed development. As a consequence of these works, the site is now
cleared of vegetation. Land levels across the site remain generally consistent,
in the form of an engineered plateaued surface.

The site, with the exception of POS on Old Gates Drive and land adjacent to
Green Lane Community Centre, was formerly in use as a cinder all weather
pitch, used by St Bede’s RC High School. It has not, however, been used for
this purpose since 1997, as evidenced by the assimilation of the all-weather
surface into the general landscape.

There are informal pathways located around the perimeter of the site which
connect into Nook Terrace to the north east and Solway Avenue to the west.
A Public Right of Way (PROW) runs along the western and southern
perimeter of the site. The PROW continues in a southerly direction along the
edge of the St Bede’s RC High School playing fields, from where it can be
accessed from the west via Solway Avenue.

The site is bounded by residential properties to the north, south and west
which are positioned with their side and rear elevations facing into to the site.
To the east is the Green Lane Community Centre and grassed recreation
grounds. Green Lane and residential properties are located beyond. St
Bede’s RC High School and associated playing fields are located to the south
east, beyond which is Livesey Branch Road and more residential properties.

McDermott’s Location Plan, received 2021.



3.2 Proposed Development

3.2.1 Full planning permission is sought for a residential development consisting of
30no. (detached) dwellings and associated infrastructure works, as set out in
the submitted drawings and supporting Planning Statement.

W M

BECS  MUMEER ACT.M FERZING
KELLET 1800 5 z BETH 3600 2+ gaape
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1500 30 l00.0%E  IT063 6O+ I3 garages
GROSSSITE AREA 1.5 ACHES
| POS SAEA 0 ACRES
UNBEVELOPABLE AREA 0 ALRES
WIETT SITE AREA, 0 ACPES
SOFT/ACHEA 1 SOFTfA

McDermott’s Site Plan, received 2021.
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3.3.1
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3.3.3
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3.4

3.4.1

Development Plan

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
that applications be determined in accordance with the development plan

unless material considerations indicate otherwise.

The Development Plan comprises the Core Strategy and adopted Local Plan
Part 2 — Site Allocations and Development Management Policies.
determining the current proposal the following are considered to be the most

relevant policies:

Core Strateqy

CS1 — A Targeted Growth Strategy

CS5 — Locations for New Housing

CS6 — Housing Targets

CS7 — Types of Housing

CS8 — Affordable Housing Requirements
CS13 — Environmental Strategy

CS15 — Ecological Assets

CS16 — Form and Design of New Development
CS18 — The Borough’s Landscapes

CS19 - Green Infrastructure

CS21 — Mitigation if Impacts / Planning Gain

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 18 — Housing Mix

Policy 36 — Climate Change

Policy 38 — Green Infrastructure on the Adopted Policies Map
Policy 40 — Integrating Green Infrastructure and Ecological Networks

with New Development
Policy 41 — Landscape

Other Material Planning Considerations

Residential Design Guide Supplementary Planning Document (2015)

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.



3.4.2

3.4.3

3.4.4

3.4.5

3.5

3.5.1

3.5.2

The document also seeks to ensure a good relationship between existing and
proposed development in terms of protecting and enhancing amenity.

Green Infrastructure & Ecological Networks SPD (2015)

This document provides guidance in relation to maximising opportunities to
improve existing green infrastructure and to create new green infrastructure
and ecological networks.

Air Quality Planning Advisory Note

National Planning Policy Framework (The Framework) (2019)

Overall, The Framework aims to raise economic performance by ensuring the
guantity, quality and mix of housing reflect that required, with an expectation
to maintain a 5-year housing land supply. Quality design should be secured
and environmental impacts minimised.

Areas of The Framework especially relevant to the proposal are as follows:

Section 2: Achieving Sustainable Development

Section 5: Delivering a sufficient supply of homes

Section 6: Building a strong, competitive economy

Section 8: Promoting healthy and safe communities

Section 9: Promoting sustainable transport

Section 11: Making effective use of land

Section 12: Achieving well-designed places

Section 14: Meeting the challenge of climate change, flooding and
coastal erosion

o Section 15: Conserving and enhancing the natural environment

National Planning Policy Guidance (NPPG).

Assessment

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

Principle of the development;

Amenity impact;

Environmental impact;

Highways and access;

Design and layout;

Planning Gain / Section 106 contributions: Affordable Housing, Gl and
Education.

Principle
Notwithstanding the accepted principle of residential development of the land,

by virtue of the outline permission previously granted, the position should be



3.5.3
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re-visited for the purpose of this assessment: The principle of the
development is considered under the Blackburn with Darwen Local Plan Part
2. Site Allocations and Development Management Policies; particularly Policy
9 — Development and the Environment and Core Strategy Policies CS1, CS5,
CS6, CS8 and CS109.

The site lies within the defined urban boundary, which is the preferred location
for new development, in accordance with Core Strategy Policy CS1, and Local
Plan Part 2 Policy 1. This is reinforced by the sites position being immediately
adjacent to existing residential land uses, ensuring a development that would
be wholly consistent with the surrounding area and one that would provide a
logical redevelopment solution for the unused site.

The site, with the exception of Public Open Space (POS) positioned between
nos. 26 and 28 Old Gates Drives, forms part of a wider Green Infrastructure
(GI) allocation, in accordance with the Local Plan Part 2 Adopted Policies Map
(extracted below). The Council’'s Gl SPD quotes Natural England’s definition
of Gl as “a strategically planned and delivered network of high quality green
spaces and other environmental features. It should be designed and
managed as a multifunctional resource capable of delivering a wide range of
environmental and quality of life benefits for local communities. Gl includes
parks, open spaces, playing fields, woodlands, allotments and private
gardens”. The SPD sets out the acknowledged multiple functions of Gl as:

e Setting the scene for growth, creating a good quality of place and
quality of life and supporting sustainable economic growth;
Supporting physical and mental health and well-being;

Providing for recreation, leisure and tourism;

Supporting the rural economy;

Helping to manage flood risk;

Supporting mitigation and adaptation to climate change;

Positively benefitting the historic environment; and

Enhancing the ecological network and promoting biodiversity.




3.5.5

3.5.6

3.5.7

3.5.8

3.5.9

Consideration of the loss of Gl is appropriately assessed against paragraph 5
(Green Infrastructure) of Policy 9 of the Local Plan Part 2, which sets out that.

Development involving the partial or complete loss of land identified as GI on
the Adopted Policies Map, any unidentified areas of open space, and any
development which otherwise has the potential to result in the severance of Gl
connections, will not be permitted unless:

i) The development can be accommodated without the loss of the
function of open space;

i) The impact can be mitigated or compensated for through the direct
provision of new or improved GI elsewhere or through the provision
of a financial contribution to enable this to occur; or

iii) The need or benefits arising from the development demonstrably
outweigh the harm caused and the harm can be mitigated or
compensated for so far as is reasonable.

It is accepted that the proposal will result in the partial loss of allocated
greenspace. Such circumstances do not, however, prohibit development,
provided at least one the above criteria (i —iii) is achieved. As the proposal
seeks to mitigate loss of the GI through a financial contribution (captured
through a Section 106 Agreement) of £42,500 (1,416 per dwelling), it is
considered compliant with criterion ii. This contribution will provide significant
investment in the local green network. Moreover, the overwhelming majority
of the Gl allocation will continue to function as open space.

It should be noted that the POS at Old Gates Drive will remain as such with
the addition of a pedestrian footway proposed, to promote connectivity
through to the new development and GI beyond.

Also relevant to assessment of the principle of the development is the status
of the developable area. As previously noted, the land once formed an al-
weather school playing pitch. It has not, however, been used for this purpose
since 1997 (24 years). The Town and Country Planning (Development
Management Procedure) (England) Order 2015 defines a playing pitch as ‘a
delineated area which, together with any run-off area, is of 0.2 hectares or
more, and which is used for association football, American football, rugby,
cricket, hockey, lacrosse, rounders, baseball, softball, Australian football,
Gaelic football, shinty, hurling, polo or cycle polo’. Given the period of time
elapsed since the land was last in use as a pitch, its assimilation into the
natural landscape and, critically, absence of a delineated area, the proposal
would not result in the loss of a ‘playing pitch’. The need for Sport England to
assess the application, as a statutory consultee, against its ‘Playing Fields
Policy’, does not, therefore, arise.

3.5.10The proposal accords with the strategic objective of Policy CS7, which

encourages the development of a full range of new housing over the life of the
Core Strategy in order to widen the choice available in the local market. It is
also consistent with the Council’'s requirement for semi-detached and
detached family housing to be the principal element of the dwelling mix on any
site capable of accommodating such housing, as set out in Policy 18.



3.5.11 Policy 7 on Sustainable and Viable Development echoes the presumption in
favour of sustainable development set out in The Framework. Thus,
applications that accord with policies in the Local Plan will be approved
without delay unless material considerations indicate otherwise.

3.5.12 Policies CS21 and 12 require new development to contribute towards
mitigating its impact on infrastructure and services, through a Section 106
planning obligation. The proposal secures financial contributions towards off-
site Affordable Housing, taking into account the economic viability of the
development and local market conditions; Green Infrastructure / POS; and
education provision, as set out at paragraph 4.1.

3.5.131t should be noted that the site is not located within a Minerals Safeguarding
Area.

3.5.14 Accordingly, the principle of the proposal is found to be acceptable, in
accordance with the provisions of the Development Plan and The Framework.

3.5.15 Amenity
Policy 8 requires development to contribute positively to the overall physical,
social, environmental and economic character of the area. It is also required
to secure a satisfactory level of amenity and safety is secured 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.

3.5.16 Coal Mining:

In acknowledgment of the site being located within a defined (coal mining)
‘Development High Risk Area, a Coal Mining Report has been submitted with
the application which considers the potential impact of coal mining features
and hazards. The report presents findings of intrusive site investigations to
determine the shallow coal mining legacy. It identifies a moderate subsidence
risk associated with potential shallow mine workings beneath the site and
recommends that a scheme of proof drilling and grouting should be
undertaken to further assess the situation and remediate the site. Following
their review of the submitted information, The Coal Authority offer no objection
to the development, subject to appropriately worded conditions to secure the
required assessment and remediation works, as necessary and validation
thereof. The applicant will require permission for the Coal Authority to carry
out such works, under their Permit and Licensing regime.

3.5.17 Contaminated Land:
Phase 1, 2 and 3 reports have been submitted with application and reviewed
by the Council’s Public Protection consultee. Ground gas monitoring has
been undertaken, in accordance with the requirements of the reports.
Monitoring has, however, been curtailed due to alleged vandalism of the
installed boreholes. Consequently, completion of the six intended gas
monitoring visits has not been completed. Adoption of a precautionary
approach in lieu of a full gas risk assessment is, therefore, considered a
reasonable and proportionate approach, under the circumstances.
Consequently, it is proposed that precautionary CS2 gas protection measures



are installed across the site, as necessary. The measure will be secured via
condition.

3.5.18 Air Quality:
It is agreed with the applicant that electric vehicle charging points will be
installed at each property, as an appropriate mitigation measure against air
quality impacts of the development, in accordance with the Council’s Planning
Advisory Note on air quality.

3.5.19 Noise:
The Council’s Public Protection consultee recommends submission of a Noise
Impact Assessment via condition, to consider the likely impact of external
noise sources on the development. However, in consideration of the sites
relatively isolated position from main roads or other identifiable intrusive noise
sources, such assessment is considered neither reasonable or necessary.

3.5.20 Limited construction hours of between 08:00 - 18:00 hours Monday to Friday
and 09:00 - 13:00 on Saturdays will be secured via condition.

3.5.21 Construction Phase:
A Construction and Environmental Management Plan (CEMP) is submitted
with the application which will guard against significant adverse impacts
arising during construction, including but not limited to control of noise,
vibration, dust emissions and highway cleansing / wheels washing. Its
implementation will be secured via condition.

3.5.22 Relationship between buildings:
With reference to separation between proposed and existing dwellings
adjacent to the site, the submitted layout demonstrates compliance with the
Council’'s adopted minimum separation standards of 21m interface between
primary windows and 13.5m between primary windows and blank elevations

3.5.23 Separation between proposed dwellings is broadly compliant with the adopted
standards. Only a very minor 1m discrepancy between plots 8 and 30 occurs.
In this context, it should be recognised that the Residential Design Guide
SPD, at Policy RES 2G, supports a relaxation of the adopted standards where
an alternative approach is justified. As a proposed-to-proposed interface and
having regard to The Frameworks presumption in favour of sustainable
development, such relaxation is considered justified.

3.5.24 Accordingly, it is found that satisfactory levels of amenity and safety would be
secured for existing and future residents. The development is also considered
contribute positively to the overall physical, social, environmental and
economic character of the area, in accordance with the requirements of Policy
8 and The Framework.

3.5.25 Environment
Policy 9 requires that development will not have an unacceptable impact on
environmental assets or interests, including but limited to climate change
(including flood risk), green infrastructure, habitats, species, water quality and
resources, trees and the efficient use of land.



3.5.26 Flood Risk / Drainage:

A Flood Risk Assessment (FRA) and drainage strategy is submitted with the
application, notwithstanding that the site lies entirely within Flood Zone 1 (low
risk). No objection is offered as to adequacy of the FRA or the drainage
strategy from either the Council’s Drainage consultee (as Local Lead Flood
Authority) or United Utilities (UU). UU originally recommended a condition to
secure a surface water drainage strategy, notwithstanding the submitted
details. The Council’'s Drainage consultee, following discussion with UU, has
since confirmed that the recommendation can be disregarded and that the
submitted drainage strategy can be implemented.

3.5.27 A drainage easement zone is specified, adjacent to the southern boundary of
the site, and through the POS on OIld Gates Drive, in order to protect the
Local Authority’s water drainage asset. No buildings, structures or planting
will be permitted within this zone.

3.5.28 Conditions to secure the following are recommended:

e Compliance with the surface water drainage strategy;

e Implementation of a drainage easement (to provide for 225mm
surface water drain) adjacent to plot 16 on the submitted layout, as
well as exclusion of the erection of any structure or planting within
the confines of the easement; and

e Submission of a future drainage Management and Maintenance
Plan.

3.5.29 Drainage works undertaken by BWD Drainage earlier in the year should be
acknowledged in the context of flood risk. These works were entirely
independent of this planning application and were required to guard against
flood risk to some properties on Old Gates Drive. Outstanding works remain
to protect the existing culvert within the POS on Old Gates Drive. These
works are pending the outcome of this application.

3.5.30 Trees:
No protected trees are located within or immediately adjacent to the site. An
Arboricultural Method Statement (AMS) and is submitted with the application.
The site is largely absent of trees and vegetation. Those that remain around
the site perimeter will be appropriately protected during construction phase, in
accordance with the AMS, to be secured via condition.

3.5.31 A detailed Landscaping Scheme supports the application. This includes
planting of a range of ’heavy standard’ trees across the site and an
appropriate mix of native and ornamental hedges, shrubs and climbers.
Implementation will be secured via condition, as will a maintenance and
management plan for the site post construction, to ensure satisfactory
appearance and biodiversity benefits are continuous. It should be noted that
planting and future management / maintenance thereof, within the POS on
Old Gates Drive, is included.



3.5.32 Ecology:

An Ecological Appraisal of the site is submitted with the application, which has
been reviewed by the Council’s Ecology consultee. The site is generally of
low ecological value and it is accepted that the Appraisal is adequate so as to
allow determination of the application. The issues identified are limited to bats
(as a European protected species), nesting birds (as protected by the Wildlife
& Countryside Act 1981) and invasive species. The Council’'s Ecology
consultee has queried an ash tree located on the southern boundary of the
site. It is confirmed that the tree has been removed — it should be noted that
all tree and vegetation removal was undertaken outside of the bird nesting
season. Mitigation for roosting bats is to be achieved through implementation
of roost boxes or bricks, should be secured via condition.

3.5.331t is accepted that nesting bird habitat will be lost. Notwithstanding the sites
absence of significant vegetation, exclusion of tree and shrub removal within
the bird nesting season is recommended via condition.

3.5.34The Ecological Appraisal notes the presence of Himalayan Balsam on the
site. This has, however, been cleared as part of the BWD drainage works.

3.5.35The Framework requires consideration as to a developments contribution
towards enhancing the natural environment. The Council’s Ecology consultee
has commented that enhancement should be demonstrated through use of
the Defra metric model. The previously noted extent of tree and shrub
planting is, however, considered adequate. Moreover, ecological assessment
was considered in the context of the sites value prior to vegetation clearance
undertaken by BWD Drainage, as statutory undertakers, necessary for the
aforementioned flood prevention measures which are unrelated to this
application.

3.5.36 Accordingly, the environmental impact of the development is found to be
acceptable and in accordance with the requirements of Policies 9 and 40, and
The Framework.

3.5.37 Highways / Access and Transport
Policy 10 requires that road safety and the safe and efficient and convenient
movement of all highway users is not prejudiced and that appropriate
provision is made for off street servicing and parking in accordance with the
Council’'s adopted standards.

3.5.38 A Transport Statement is submitted with the application which has been
reviewed by the Council’'s Highways consultee, who is in agreement that the
traffic impact of the proposal on the local highway network, in general, would
not be excessive. The sites highly sustainable location is recognised in this
context, with easy access to bus routes and a range of local amenities.

3.5.39In view of the volume of local objection towards proposed access
arrangements for the development, it is important to apply a robust
assessment. A single vehicular access is proposed from the southern end of
Lomond Gardens, which is itself accessed from Green Lane, via Rannoch



Drive. Whilst an additional volume of traffic through the estate is inevitable, it
is recognised that the estate was constructed with a connective route to future
development (from Lomond Gardens). The access is deemed to be to the
safest and most logical route into the site, as acknowledged by the council’s
Highways consultee, who offers no objection.

3.5.40 Members are advised that the key consideration is whether or not the
proposed access is suitable, when considered against local and national
policy, and not the suitability of any alternative means of access. Given,
however, the volume of representation received requesting permanent use of
a temporary access off Green Lane, created by the Council for the purpose of
the aforementioned major drainage works, it is considered prudent to address
the matter. The access has been constructed as a temporary solution for
construction and maintenance traffic. It is not constructed to the adoptable
standard requisite to serve a housing development of the scale proposed.
Considered in the context of highway accessibility and transport policy, it
would, therefore, be unsuitable as a permanent access. The access will,
however, be utilised for construction and site operative traffic throughout the
duration of construction, to guard against traffic disturbance to adjacent
residents. Re-instatement of the land, at the developer’'s expense, to its
former condition following completion of the building work will be secured via
condition.

3.5.41 The proposed internal road is acceptable in width and appearance, with
refuse vehicle tracking demonstrated, via a sept path analysis. It is confirmed
that the road will be constructed to adoptable standard.

3.5.42 Proposed pedestrian permeability within and around the development is
considered acceptable, with connective routes offered from Old Gates Drive
and to the PROW which runs from Livesey Branch Road. In response to the
suggestion of incorporating additional cycle paths around the periphery of the
site and an increase in width of the proposed connective footways to 3m, the
applicant has cited difficulties in achieving this, due to peripheral land level
constraints.

3.5.43 Residents of Old Gates Drive have objected to the inclusion of a footway
through the POS on Gates Drive (between nos. 26 & 28), linking to the
proposed development and beyond. The footway is, however, considered
acceptable in promoting sustainable travel choices which is a requirement of
Policy 10 under the section Movement and Legibility which includes a need, at
sub-section iii) to provide linkages to the wider neighbourhood. Local
residents concerns that the footway will lead to instances of anti-social
behaviour are considered to be unfounded and do not outweigh the clear
policy requirement.

3.5.44 The development proposes a mix of 3, 4 and 5 bed homes. Off-street parking
is provided for every plot, which is broadly in accordance with the Council's
adopted standards; 2 spaces for 2 & 3 beds and 3 spaces for 4+ beds, in
terms of spaces numbers and their dimensions. Minor amendments in this
regard have been secured following comments offered by the Council’s
Highways consultee.



3.5.45 Detached garages are in accordance with the Council’s benchmark standard
6m x 3m dimension. Integral garages are though marginally sub-standard.
However, considered in the context of the site constraints and The
Framework’s presumption in favour of sustainable development, the overall
proposed parking provision is considered acceptable in order to secure the
development of the site.

3.5.46 A defined PROW runs from Livesey Branch road in a northerly direction down
the western side of St Bede's school, turning in a westerly direction at the rear
of no. 26 Old gates drive and joining the surfaced section of this footpath that
leads on to Solway Ave. The submitted site layout indicates a proposed
minor route modification. Accordingly, the developer must apply for a
diversion order to alter the definitive line of this footpath. This footpath will
also require a temporary closure order in place before any work on the line of
the right of way commences. The applicant will be informed via the Council’s
standard informative of this requirement. The footway running through the
POS at Old Gates Drive is not recorded on the Definitive Map.

3.5.47 The submitted CEMP will address highway impacts arising from construction,
including wheel wash and road cleansing during phases. Adherence will be
secured via condition.

3.5.48 Accordingly, highway impacts arising from the development are found to be
acceptable and in accordance with Policy 10 and The Framework. Members
are advised that The Framework includes a clear direction, with reference to
assessment of highway impacts, at paragraph 109, which states:

Development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety,
or the residual cumulative impacts on the road network would be
severe.

3.5.491t is considered that impacts arising from the development are not evidenced
as severe, so as to justify refusal on highway grounds.

3.5.50 Design / Character and Appearance
Policy 11 requires a good standard of design and will be expected to enhance
and reinforce the established character of the locality and demonstrate an
understanding of the wider context towards making a positive contribution to
the local area. This includes enhance and reinforcing the established
character of a locality. Key aspects of character which must be taken into
account are the following:

i) Existing topography, buildings and landscape features and their
integration into the development;

i) Layout and building orientation to make best use of existing
connections, landmarks and views;

iii) Building shapes, plot and block sizes, styles colours and materials
that contribute to the character of streets and use these to
complement character;



iv) Height and building line of the established area;
v) Relationship of the buildings to the street; and
vi) Frontage treatment such as boundary walls.
3.5.51 A Design and Access Statement is submitted with application. This sets out
key design principles of the development, in response policy requirements,
including the following:

e The layout providing a primary spine road running through the site
to replicate the local urban forms;

e Continuous frontages to provide a high degree of definition to the
street scene;

e Housing to be two and two and a half storey in height and reflect
the style of the residential areas surrounding the site;

e Road design and extent retained to a minimum within the site;

e To provide a positive mix of buildings and soft landscaped areas
with spine road softened with road trees and planting;

e Individual properties to receive appropriate landscaping
treatments to soften the edges of residential areas and public
highways;

e Retention of semi-mature trees to the western boundary, adjacent
to Old Gates Drive and enhanced by the introduction of new high-
quality landscaping;

e Green spaces to the southern boundary will provide a link to the
green infrastructure to the east and south east of the site; and

e Houses are orientated to view into the site and allowing
overlooking to the public spaces providing “eyes” onto the street
giving natural surveillance to public areas.

3.5.52 The proposed street pattern is read in conjunction with adjacent residential
land form, effectively forming a continuation of the Rannoch Drive, Lomond
Gardens development, whilst responding the peripheral site constraints.

3.5.53 Proposed house types are of a scale and appearance consistent with local
residential development which is recognised as family house types of varied
scale and appearance. The overall medium density achieved will also be
consistent with the locale. House types are proportionate to proposed plot
sizes. Proposed elevation materials are Terca Woodland Mixture Brick, Terca
Harvest Buff and elements of render. Roof tiles are Grampian Slate Grey and
Russell Grampian Cottage Red. Materials are considered an appropriate
response to those featured in adjacent estates, which is defined as varied.
Materials will be secured via condition. Example street scenes are shown
below:
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Extract from McDermott's Design and Access Statement, received 2021.

3.5.54 Elevation details of boundary treatments have been provided, alongside a
detailed layout to illustrate treatments for each part of the site. Treatments
fronting public open spaces and at key vistas will be suitably robust,
constructed in brick with timber infill. Timber boarded fencing will be provided
between and to the rear of properties.

3.5.55 The proposed layout includes communal open space adjacent to the southern
boundary, linking with that on Old Gates Drive, provision of which is
considered proportionate to the development and in excess of that provided
within adjacent estates, in relative terms. A comprehensive site wide
landscape scheme will enhance the development and assist in its integration
into the natural environment.

3.5.56 The access from Green Lane, which Local residents wish to see as an
alternative to that proposed from Lomond Gardens, should also be addressed
in the context of design policy; from the perspective of Green Lane, the
access has no spatial relationship with the proposed housing development. It
would instead be viewed in isolation, failing to serve as a gateway entrance
announcing the presence of the development. This would be entirely
inconsistent with the residential characteristics of the locality and the urban
area in general. Consequently, the access would fail to achieve the high
standards of design required by both local and national policy.

3.5.57 Overall, the design of the development is found to be in accordance with
Policy 11 and The Framework.

3.5.58 Planning Gain / Section 106 Financial Contributions
A financial contribution £515,000 is secured, following agreement in principle
between the Council and the applicant, at pre-application stage. The
contributions are towards affordable housing, taking account of the




developments viability and local market conditions; education provision in the
form of additional primary school places in West Blackburn, following
consultation with the Council’s Education Department; and provision /
enhancement of Gl / POS in Blackburn.

3.5.59 Section 106 payments are broken down as follows, payable on
commencement of the development.
Education Public Open | Affordable Monitoring Total
Space Housing Fee
£84,901 £42,500 £382,500 £5,099 £515,000

3.5.60 Other Matters

Turning once again to the Green Lane access; the land is Council owned and
is subject to a long term lease agreement with Mill Hill Juniors football club.
The club have plans to use the land as a 5 a-side pitch(s), in addition to the
larger adjacent pitch that they already use, consistent with the functional traits
of Gl land. The access must, therefore, remain as temporary in order to avoid
conflict with the lease agreement.

3.5.61 Summary

4.0

4.1

This report assesses the full planning application for residential development
of 30 dwellings, with associated works. In considering the proposal, a wide
range of material considerations have been taken into account. The
assessment demonstrates that the planning decision must be made in the
context of assessing the merits of the proposal balanced against any potential
harm that may arise from its implementation. This report finds that the
proposal meets the policy requirements of the Blackburn with Darwen Core
Strategy, Local Plan Part 2, adopted Supplementary Planning Documents
and the National Planning Policy Framework.

RECOMMENDATION
Approve subject to:

Delegated authority is given to the Strategic Director of Place to approve
planning permission, subject to an agreement under Section 106 of the
Town & Country Planning Act 1990, relating to the payment of £515,000;
plus a monitoring fee of £5,099 (as set out at para 3.5.76).

Should the Section 106 agreement not be completed within 6 months of
the date of the planning application being received, the Strateqic
Director of Place will have deleqgated powers to refuse the application.

(i) The following conditions:

1. The development hereby permitted shall be begun before the expiration of
three years from the date of this planning permission.



REASON: Required to be imposed pursuant to Section 51 of the Planning
and Compulsory Purchase Act 2004.

. Unless explicitly required by condition within this consent, the development
hereby permitted shall be carried out in complete accordance with the
proposal received 15" March 2021 and with the following drawings / plans
/ information: (to be added).

REASON: For the avoidance of doubt and to clarify which plans are
relevant to the consent.

. The exterior of the dwellings hereby approved shall be constructed in strict
accordance with the materials specified in the submitted Design & Access
Statement produced by McDermott Homes, received 15" March 2021, the
submitted House Type drawings and corresponding ‘Materials Layout’
drawing numbered: ML-Ola.

REASON: To ensure that the external appearance of the development is
satisfactory; in accordance with Policy 11 of the Blackburn with Darwen
Borough Local Plan Part 2 and the adopted Blackburn with Darwen Design
Guide Supplementary Planning Document.

. The development hereby approved shall be implemented in strict
accordance with the boundary treatments specified in elevation drawings
numbered SD41 and SD-SWla, and the corresponding boundary
treatments layout drawing numbered: BTP-01b.

REASON: To safeguard residential amenity and to ensure the external
appearance of development is acceptable, in accordance with Policies 8
and 11 of the adopted Blackburn with Darwen Borough Council Local Plan
Part 2.

. No development shall commence until any remediation works and/or
mitigation measures to address land instability arising from coal mining
legacy, as may be necessary, have been implemented on site in full in
order to ensure that the site is made safe and stable for the development
proposed.

Remedial works shall be carried out in accordance with authoritative UK
guidance.

REASON: To ensure a safe form of development in response to historic
coal activity at the site, in accordance with Policy 8 of the adopted
Blackburn with Darwen Borough Council Local Plan Part 2.

. Prior to the occupation of the development, or it being taken into beneficial
use, a signed statement or declaration prepared by a suitably competent
person confirming that the site is, or has been made, safe and stable for
the approved development shall be submitted to the Local Planning
Authority for approval in writing. This document shall confirm the methods
and findings of the intrusive site investigations and the completion of any



remedial works and/or mitigation necessary to address the risks posed by
past coal mining activity.

REASON: To ensure a safe form of development in response to historic
coal activity at the site, in accordance with Policy 8 of the adopted
Blackburn with Darwen Borough Council Local Plan Part 2.

7. CS2 gas protection measures shall be incorporated into the development
hereby approved, in accordance with the details specified in the Phase 3
‘Environmental Investigation Risk Assessment and Remediation Strategy’,
Ref. LKC 19 1398, dated December 20109.

REASON: To protect the health of future occupiers of the site, in
accordance with Policy 8 of the adopted Blackburn with Darwen Borough
Council Local Plan Part 2.

8. Should contamination be  encountered unexpectedly  during
redevelopment, all works should cease, and the LPA should be
immediately informed in writing. If unacceptable risks are identified, a
remedial options appraisal and detailed remediation scheme should be
presented, and agreed in writing by the LPA. No deviation shall be made
from this scheme without the written express agreement of the LPA.

REASON: To protect the health of future occupiers of the site, in
accordance with Policy 8 of the adopted Blackburn with Darwen Borough
Council Local Plan Part 2.

9. Each dwelling shall have its own dedicated electric vehicle charging point.
Each charging point will have a type 2 conductor and minimum rating of
3.7kW  16A. External points will be weatherproof and have an internal
switch to disconnect electrical power.

REASON: in the interests of air quality management and protection of
health, in accordance with Policy 8 of the Blackburn with Darwen Borough
Local Plan Part 2.

10.Gas fired domestic heating boilers shall not emit more than
40mgNOx/kWh.

REASON: In the interests of improving air quality and to protect the health
of resident, in accordance with Policy 8 of the Blackburn with Darwen
Borough Local Plan Part 2.

11.The construction of the development hereby permitted shall only take
place between the hours of 08:00 and 18:00 Monday to Friday, 09:00 to
13:00 on Saturdays and not at all on Sundays or Bank Holidays.

REASON: To protect the amenity of residents, in accordance with Policy 8
of the Blackburn with Darwen Borough Local Plan Part 2.



12.Foul and surface water shall be drained on separate systems.

REASON: To secure proper drainage and to manage the risk of flooding
and pollution, in accordance with the requirements of Policy 9 of the
Blackburn with Darwen Borough Local Plan Part 2.

13.The drainage for the development hereby approved, shall be implemented
in strict accordance with the surface water drainage strategy prior to
occupation, as set Preliminary Drainage Strategy indicated on drawing
Ref: REFA - 20011/01/1 Rev D, November 2020.

REASON: To promote sustainable development, secure proper drainage
and to manage the risk of flooding and pollution, in accordance with
Policies 9 and 36 of the Blackburn with Darwen Borough Council Local
Plan Part 2.

14.The drainage easement zone shall be incorporated into the development
hereby approved, as indicated on drawing numbered: OGDO032 Rev R1,
dated December 2020.

REASON: In order to protect the Local Authority’s water drainage asset, in
accordance with Policy 9 of the Blackburn with Darwen Borough Council
Local Plan Part 2.

15.Prior to occupation of any of the dwellings hereby approved, a Surface
Water Management and Maintenance Scheme shall be submitted to and
approved by the Local Planning Authority. The scheme shall provide for:

a) The arrangements for adoption by an appropriate public body or
statutory undertaker;

b) Arrangements concerning appropriate funding mechanisms for its
on-going maintenance of all elements of the sustainable drainage
system (including mechanical components), including:

i) on-going inspections relating to performance and asset
condition assessments

i) operation costs for regular maintenance, remedial works
and irregular maintenance caused by less sustainable
limited life assets or any other arrangements to secure the
operation of the surface water drainage scheme throughout
its lifetime;

c) Means of access for maintenance and easements where
applicable.

The approved scheme shall be adhered to in perpetuity.

REASON: To promote sustainable development, secure proper drainage
and to manage the risk of flooding and pollution, in accordance with



16.

17.

18.

19.

20.

Policies 9 and 36 of the Blackburn with Darwen Borough Council Local
Plan Part 2.

Prior to the commencement of any above ground construction works, a
nesting birds and roosting bats scheme shall be submitted to an approved
in writing by the Local Planning Authority. The scheme shall provide for
nest / roost boxes or bricks at various interval throughout the site. The
scheme shall be incorporated into the development in strict accordance
with the approved detail.

REASON: To provide roosting / nesting opportunities for Bats and birds, in
accordance with the requirements of Policies 9 and 40 of the Blackburn
with Darwen Local Plan Part 2.

No site clearance or construction works on site shall be carried out during
the bird nesting season (March to August), unless the absence of nesting
birds has been confirmed by further survey work or on-site inspections.

REASON: To ensure the protection of nesting birds, in accordance with
the requirements of Policies 9 and 40 of the Blackburn with Darwen Local
Plan Part 2.

The development shall be carried out in strict accordance with the
submitted Tree Protection Scheme, prepared by Bowland Tree
Consultancy Ltd, dated February 2021. Specified tree protection
measures shall be adhered to throughout the period of construction.

REASON: Trees represent a public benefit by way of visual amenity and
should therefore be protected at all times, in accordance with Policies 9
and 40 of the Blackburn with Darwen Borough Local Plan Part 2.

The development hereby approved shall be implemented in strict
accordance with the ‘Landscape Proposals’ Plan numbered: 6312.01 Rev
C, dated April 2020. Planting shall be carried out during the first available
planting season following completion of the works, and thereafter retained.
Trees and shrubs dying or becoming diseased, removed, or being
seriously damaged within five years of planting shall be replaced by trees
and shrubs of similar size and species to those originally required to be
planted during the first available planting season after the loss of the trees
and / or shrubs.

REASON: To ensure that there is a well laid scheme of healthy trees and
shrubs in the interests of visual amenity and biodiversity, in accordance
with Policies 9, 11 and 40 of the Blackburn with Darwen Borough Local
Plan Part 2.

Prior to occupation of the development hereby approved, a Landscape
Management and Maintenance Strategy shall be submitted to and
approved in writing by the Local Planning Authority. The strategy shall
cover all landscaped areas of public open space and it shall detail a



21.

22.

23.

programme of works including scheduled frequencies of weeding and
watering for the duration of the development, as well as replacement
planting of dead diseased or damaged trees and shrubs within a five year
period from the implementation of the approved landscape scheme
referenced in condition no. 13. The strategy shall be implemented in
accordance with the approved detail.

REASON: To ensure that there is a well maintained scheme of healthy
trees and shrubs in the interests of amenity in accordance with Policies 9,
11 and 40 of the Blackburn with Darwen Borough Local Plan Part 2.

Construction work shall take place in strict accordance with the details set
out in the submitted Construction & Environmental Management Plan
produced by McDermott Homes, dated 10" May 2021 and corresponding
‘Management Plan’ drawing numbered: CMP-01. All measures which form
part of the approved details shall be adhered to throughout the period of
demolition and construction.

REASON: In order to avoid the possibility of the public highway being
affected by the deposit of mud/or loose materials which could create a
potential hazard to road users, to protect the amenity of the occupiers of
the adjacent properties and to protect the visual amenities of the locality, in
accordance with Policy 10 of the Blackburn with Darwen Borough Local
Plan Part 2.

Prior to the occupation of any of the dwellings hereby approved, details of
the proposed arrangements for future management and maintenance of
the proposed streets within the development shall be submitted to and
approved by the Local Planning Authority. The streets shall thereafter be
maintained in accordance with the approved management and
maintenance details until such time as an agreement has been entered
into under section 38 of the Highways Act 1980 or a private management
and Maintenance Company has been established.

REASON: To ensure that the estate streets serving the development are
maintained to an acceptable standard in the interest of residential /
highway safety, in accordance with Policy 10 of the Blackburn With
Darwen Borough Local Plan Part 2.

Prior to the occupation of the development hereby approved, details of the
proposed arrangements for future management and maintenance of the
proposed streets within the development shall be submitted to and
approved by the Local Planning Authority. The streets shall thereafter be
maintained in accordance with the approved management and
maintenance details until such time as an agreement has been entered
into under section 38 of the Highways Act 1980 or a private management
and Maintenance Company has been established.

REASON: To ensure that the estate streets serving the development are
maintained to an acceptable standard in the interest of residential /



highway safety in accordance with Policy 10 of the Blackburn With Darwen
Borough Local Plan Part 2.

24.Visibility splays shall not at any time be obstructed by any building, wall,
fence, hedge, tree, shrub or other device exceeding a height not greater
than 1 metre above the crown level of the adjacent highway.

REASON: To ensure the safe, efficient and convenient movement of all
highway users, for the free flow of traffic, in accordance with Policies 10,
11 and 40 of the Blackburn with Darwen Borough Local Plan Part 2.

25.Garages hereby approved shall only be used for the purpose of parking
domestic vehicles and / or domestic storage. They shall not be externally
altered or converted into habitable room space until and unless planning
permission has been granted.

REASON: In order to retain sufficient off street parking spaces, in the
interests of highway safety and efficiency, in accordance with Policy 10 of
the Blackburn with Darwen Borough Local Plan Part 2.

26.Following completion of the development hereby approved, the temporary
construction access along its entire length from Green Lane to the
developed area, as indicated on the submitted Local Plan numbered: LO-
01, dated February 2020, shall be reinstated to its former condition, to the
satisfaction of the Local Authority.

REASON: Whilst the access is suitable as a temporary measure to serve
construction traffic, it is unsuitable as a permanent means of access due to
its construction not being to adoptable standard, its failure to serve as a
gateway entrance to the site and its impact on land allocated as Green
Infrastructure, in accordance with Policies 9, 10, 11 and 40.

5.0

5.1

6.0

6.1

PLANNING HISTORY

10/19/0542: Outline planning permission (with all matters reserved) granted
by Planning & Highways Committee, in August 2019, for up to 35 dwellings.

CONSULTATIONS

Drainage (BwD — Lead Local Flood Authority)

No objection, subject to conditions:

The drainage for the development hereby approved, shall be implemented in strict
accordance with the surface water drainage strategy prior to occupation, as set
Preliminary Drainage Strategy indicated on drawing Ref: REFA - 20011/01/1 Rev D,
November 2020.



6.2

6.3

The drainage easement zone shall be incorporated into the development hereby
approved, as indicated on drawing numbered: OGDO032 Rev R1, dated December
2020.

Education

No response offered. Pre-application consultation did, however, establish a
Section 106 requirement for additional education provision, as set out in the
report.

Public Protection

Contaminated land: No objection, subject to conditions;

With reference to the above application, | recommend that the following conditions,
informatives are imposed if planning permission is granted.
Please note that a colleague will be commenting on issues relating to contaminated land in a

separate memo.

Noise — Recommended condition

An assessment shall be undertaken that determines the likely impact of external noise
sources on the proposed use and, where appropriate, identifies mitigating measures to
alleviate those impacts. Reference should be made to the National Planning Policy Framework
and Noise Policy Statement for England. All potential sources must be considered, and the
impact of tonal and impulsive noise shall be considered.

Reason: To prevent loss of amenity caused by noise.

Informative: All potential sources must be considered, but the focus of the assessment is
likely to be on the potential impact of noise from the adjacent school playing fields and Green
Lane Recreational Ground. Consideration should be given to WHO guidance, BS4142:2014,
and BS8233:2014 and Sport England guidance. The applicant or their consultant is advised to
contact Simon Kirby (simon.kirby@blackburn.gov.uk, Tel: 01254 585165) to discuss the

required assessment methodology.

Air Quality — Recommended Condition - Electric vehicle charging

Each dwelling with a parking space or garage will have its own dedicated electric vehicle
charging point. Each charging point will have a Type 2 connector and a minimum rating of
3.7kW 16A. External points will be weatherproof and have an internal switch to disconnect
electrical power.

Reason: In accordance with Paragraph 110 of the National Planning Policy Framework, which
states that developments should be designed to enable charging plug-in and other ultra-low
emission vehicles in safe, accessible and convenient locations. The condition also implements
the Council’s Air Quality Advisory Note and the Principles of Good Practice in the EPUK &
IAQM guidance Planning for Air Quality. These are readily achievable mitigation measures



that reflect current good practice and help to reduce the cumulative impact of current and
future developments.

Air Quality — Recommended Condition — Domestic Gas Boilers

Any gas fired boiler installed at the development to heat a dwelling shall not emit more than
40mg NOx/kWh.

Reason: In accordance with paragraph 181 of the NPPF, The Councils Air Quality PAN and the
Principles of Good Practice in the EPUK & IAQM guidance Planning for Air Quality. This is a
readily achievable mitigation measures that reflects current good practice and helps to

reduce the cumulative impact of current and future developments.

Construction Hours — Recommended Condition

The construction of the development hereby permitted shall only take place between the
hours of 08:00 and 18:00 Monday to Friday, 09:00 to 13:00 on Saturdays and not at all on
Sundays or Bank Holidays.

Reason: To protect local amenity

Informative - Construction/Demolition Noise & Vibration

All activities associated with the construction/demolition works shall be carried out in
accordance with British Standard 5228: Code of Practice for Noise & Vibration Control on
Construction & Open Sites — Parts 1 and 2.

Highways Authority / Public Rights of Way Officer

No objection, subject to conditions:

The application received has been assessed and a site investigation has been carried out.

The proposal seeks consent for the Erection of Residential development consisting of 30
dwellings and associated infrastructure works.

The site has been cleared, and is ready for development; therefore no demolition
requirements are apparent.

Parking
The scheme proposes to deliver a mixture of tenure of 3/4/5 bed properties. The

requirements for parking are in accordance with the councils approved adopted standards
which make the following recommendation;

- 3 bed—2 carspaces and 2 secure cycle spaces per dwelling

- 4/5bed -3 car spaces and 2 secure cycle spaces

The car parking supporting the dwelling houses should be contained within the curtilages.
Each car space on the drive should be 5.5m in length and any garages supporting the dwelling
houses should be 3m x 6m.

There are a number of plots which do not comply with the 5.5m on the drive, these are
specifically the Cader house type. Please request further consideration.



It is reported that the remaining house types are accompanied by garages. The single garage
detail provided shows the garages to not comply with the 3m x 6m. This is the same for the
integral garages to the remaining house types.

If the spaces cannot be accommodated within the garage, then an alternative space should
be provided on the drive within curtilage.

Access/Layout

Vehicular access to the site is obtained from Lomond Gardens. The previous scheme had left
connective routes to continue should future development come forward. The access which is
proposed is therefore deemed acceptable.

The pedestrian accessibility in and around the site is provided, which is welcomed, however
there is no inclusion for cycle paths. We would request that this is incorporated around the
periphery of the site into the pedestrian pathway that are proposed. These footways should
be widened to 3m to accommodate both mode users.

The road layout has been designed pre manual of streets, no opportunity to soften the
appearance of the hard landscaping has been introduced, it is our opinion that this can be
explored further — please request further consideration
There are a number of other issues that require further response, they are:

e Tracking has been provided within the Transport Statement, this is deemed

acceptable

e Thesiteis level and is considerate and | sin compliance with gradient requirements

Confirmation is required on whether the streets will be presented for adoption.

| cannot locate any details to support submission of sightlines at the drives, please be mindful
that this should be clear for both vehicle and pedestrian sightlines.

Transport Statement
The document has been reviewed — this is deemed acceptable.

OTHER

A Construction method plan has been received, however no statement has been provided
with a narrative - please request information or condition for submission.

Mattes also to be considered are:

e All existing street furniture including street lighting should be removed/disconnected
at the applicants expense and relocated at locations to be agreed with by the
relevant highways officer, (should they be required to do so)

e Contact to be made with our Structures Division prior to commencement of any
works affecting retaining walls/ structure adjacent to/abutting or within the adopted
highway

e Prior to any work commencing that affects the existing adopted highway contact to
be made with the Local Highway Authorities office on Tel: 01254 585009

=  The new highways will be the subject of a Section 38 agreement to construct and
adopt the roads and footways

= Any old entrances that are no longer required, should be reinstated back to full
footway at the developers expense

= Footways around the periphery of the site, are to be made good, upto modern
adoptable standards, this include street lighting, lining and any associated works.



6.5

6.6

In principle we are supportive of the scheme, there are however a number of outstanding
matters that require further consideration. Please request a response and additional
information required.

Please note: Prior to the commencement of any works that affect or adjoin the adopted
highway — contact is to be made with the local highway authority officer Simon Littler on
Mob: 07766 578007

Please attach standards conditions/Informatives: Highways 1, 2, 3, 7, 8, 10, 11, 12, 13, 14, 15,
and 17

PROW:
In the design and access statement it makes reference to two public rights of way.

The first one being footpath 1 Livesey which runs from Livesey Branch road in a northerly
direction down the western side of St Bede's school, turning in a westerly direction at the
rear of no. 26 Old gates drive and joining the surfaced section of this footpath that leads on to
Solway Ave.

The design and access statement states that this path is to be left on its current line, however
the accompanying plan shows the path taking a slightly different route.

A diversion order must be applied for to alter the definitive line of this footpath.

This footpath will also require a temporary closure order in place before any work on the line
of the right of way commences.

The second footpath referred to in the statement leads from Old gates drive in a northerly
direction between no’s 26 and 28 past a substation and linking with the definitive line of
footpath 1 Livesey at the rear of these properties. This footpath isn’t currently recorded on
the Definitive map and statement.

Also any change of surface to the definitive line of footpath 1 Livesey requires prior approval
from the highway authority.

All application forms for diversions, temporary closures or change of surface can be found on
the BWDBC website or sought form public.rightofway@blackburn.gov.uk.

Please note: The Public rights of way team require 6 weeks’ notice for processing a temporary
closure.

BWD Arboriculutral Officer

No objection.

Growth / Strateqic Housing

No objection:
The Housing Growth Team would welcome good quality family homes in this location.
The principle of residential dwelling which responds to the Council’s growth strategy

would be supported subject to it meeting planning policy requirements and approval
from Development Management.
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6.7

In accordance with the Council’s Affordable Homes Policy the developer will be
required to provide 20% of the scheme for affordable housing. This can be on site, off
site or through a S106 commuted sum payment.

We are supportive of new housing developments coming forward and will be willing
to consider negotiating affordable homes provision/commuted sum requirement to
support scheme viability.

S106 requirements:

Education

Additional primary school places are needed in West Blackburn as a result of major housing
developments in the area.

The cost is to be shared between the major development sites in the area. On this basis,
£84,901 is sought as a proportionate contribution from this site.

Affordable Housing
A contribution of £382,500 for the provision of Affordable Housing in the borough.

Green Infrastructure / Public Open Space
A contribution of £42,500, to go towards the provision / enhancement of Green
Infrastructure in Blackburn.

Summary
Education Public Affordable Monitoring Total
Open Housing Fee
Space
£84,901 £42,500 £382,500 £5,0599 £515,000

GMEU Ecology

Summary
The ecological issues for this site include bats, invasive species, nesting birds and mitigation

and enhancement for loss of of habitats on-site.

Bats

One tree has previously been identified as having low bat roosting potential, an ash tree (not
willow as | erroneously assumed previously) along the southern boundary. The indicative
layout of a previously approved outline application 10/19/0542 indicated that the tree was to
be retained and it was therefore conditioned to be retained under 6 of that permission. The
new layout indicates that this tree is now to be lost, the tree is also not shown on the
arboricultural report but is still noted as present in the updated ecological report.

If the tree is to now be removed further information is required prior to determination, either an
aerial inspection of the potential roost feature or reasonable avoidance measures.

Nesting Birds
The development is likely to result in the loss of bird nesting habitat in the form of trees and

scrub. All British birds nests and eggs (with certain limited exceptions) are protected by




6.8

Section 1 of the Wildlife & Countryside Act 1981, as amended. | recommend a condition along
the following lines is applied to any permission.

No works to trees or shrubs shall occur between the 1 March and 31 August in any year unless
a detailed bird nest survey by a suitably experienced ecologist has been carried out immediately
prior to clearance and written confirmation provided that no active bird nests are present which
has been agreed in writing by the LPA.

Invasive Species

A number of Cotoneaster species are listed under schedule 9 part 2 of the Wildlife &
Countryside Act 1981 (as amended). Himalayan balsam is also now confirmed as present. |
therefore recommend a condition along the following lines is applied to any permission.

Prior to any earthworks or vegetation clearance a method statement detailing eradication
and/or control and/or avoidance measures for himalayan balsam and Cotoneaster should be
supplied to and agreed in writing to the LPA. The agreed method statement shall be adhered to
and implemented in full unless otherwise agreed in writing by the LPA.

Contributing to and Enhancing the Natural Environment

Section 170 of the NPPF 2019 states that the planning policies and decisions should
contribute to and enhance the natural and local environment. For the previous permission |
accepted that on-site mitigation was possible and requested the detail be conditioned. At the
pre-application stage for this application, | noted that the proposed new layout had reduced
the scope for on-site mitigation and | was no longer satisfied that it could be assumed that
on-site mitigation is feasible for habitat losses. | suggested that the defra metric v2 should be
applied to enable a more objective measure on whether or not adequate mitigation was
being provided if this layout remained unchanged. The submitted layout is the same as the
pre-application submission. | am therefore not persuaded that section 170 can be met given the
current proposed layout and further information should be supplied by the applicant. This could
be in the form of off-set metrics that do prove that on-site mitigation could be achieved or
alternatively off-site compensation . The latter would appear feasible in theory given the
adjacent rough edge to the adjacent playing fields.

| am satisfied that species mitigation could be achieved on site for nesting birds and roosting
bats through provision of nest/roost boxes or bricks, the detail of which could be conditioned.

United Utilities

No objection, subject to conditions:

With regards to the above development proposal, United Utilities Water Limited (‘United
Utilities”) wishes to provide the following comments.

Drainage

In accordance with the National Planning Policy Framework (NPPF) and the National Planning
Practice Guidance (NPPG), the site should be drained on a separate system with foul water
draining to the public sewer and surface water draining in the most sustainable way.
Following our review of the submitted Preliminary Drainage Strategy Ref: 20022/01/1, Rev: D,
Dated: 23.11.2020, By: REFA, we can confirm the proposals are acceptable in principle to
United Utilities. However, the surface water discharge is to a culvert which differs in diameter
on the plan to what is shown on the public sewer records. We suggest that this should be



6.9

6.10

6.11

further investigated and discussed with the Lead Local Flood Authority. We would also
request a justification of the proposed foul discharge location over the system in Lomond
Gardens.

Until this information is provided we request the following pre-commencement conditions
are
associated with this application:

Condition 1 — Surface water

No development shall commence until a surface water drainage scheme has been submitted
to and approved in writing by the Local Planning Authority. The drainage scheme must
include:

(i) An investigation of the hierarchy of drainage options in the National Planning
PracticeGuidance (or any subsequent amendment thereof). This investigation shall include
evidence of an assessment of ground conditions and the potential for infiltration of surface
water;

(i) A restricted rate of discharge of surface water agreed with the local planning authority

(if it is agreed that infiltration is discounted by the investigations); and

(iii) A timetable for its implementation.

The approved scheme shall also be in accordance with the Non-Statutory Technical Standards
for Sustainable Drainage Systems (March 2015) or any subsequent replacement national
standards.

The development hereby permitted shall be carried out only in accordance with the approved
drainage scheme.

Reason: To promote sustainable development, secure proper drainage and to manage the
risk of flooding and pollution.

Condition 2 — Foul water
Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.

The applicant can discuss any of the above with Developer Engineer, Robert Brenton, by
email at wastewaterdeveloperservices@uuplc.co.uk.

BWD Cleansing

No objection.

Lancashire Constabulary

No objection, standard comments.

Lancashire Fire Service

No objection, standard comments.
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6.12 Public consultation

7.0

8.0

Neighbourhood consultation letters were sent out on 19" March 2021, to 165
addresses local to the application site. In addition, six site notices were
displayed and a press notice was published in the Lancashire Telegraph on
29 March 2021. A second and wider consultation by letter was undertaken
on 16" April 2021, to 205 addresses, following receipt of additional and
amended information. A petition was submitted on the 26" April 2021,
objecting to the proposal, and containing 119 signatures which equates to a
representation from all 88 homes on the Redrow Estate off Green Lane — ie.
Lomond Gardens, Rannoch Drive, Solway Avenue, Torridon Close and
Melfort Close. Members will recall the receipt of this petition was reported to
the last Committee meeting on the 27" May. In addition, 43 objections and 5
general comments were received (see Summary of Representations, Section
9).

CONTACT OFFICER - Nick Blackledge, Senior Planner

DATE PREPARED: 3 June 2021



9.0 SUMMARY OF REPRESENTATIONS

Comment — Clir Derek Hardman. Rec —23/03/2021

| agree despite promises regarding the public open space they put in a footpath, this was a total
surprise to us. | can assure you we will be fighting this proposal and the parish council will be
objecting to this proposal and of course why they will not use green lane as an access to the estate.

Objection — Mrs Heidi Marie Pugh, 31 Old Gates Drive, Blackburn. Received —22/03/2021

Please be advised | wish to express my concerns regarding Reference 20/21/0277.

My concerns are that it appears on your plans that a boundary fence is being removed & a tarmac
pavement placed from the land off Lomand Gardens & going across the green public open space on
Old Gates Dr, alongside going up the rear of the even houses to meet Livesey Branch Rd.

This would, once again, provide opportunitst thiefs to target Old Gates Dr which occurred when the
boundary fence was blown down, alongside encouraged antisocial behaviour spilling out from a
neighbouring estate off Green Lane who caused arson & damage to properties & trees previously.

We have been promised by local councillors & Parish councillors on numerous occasions that our
green public open space would be put back to its 'original' state once culvert works have been
completed. Your plans defer their promises & our green public open space should not be
compromised & taken away, as too many trees have been wrongly destroyed already taking away an
extensive habitat for birds, squirrels, bats, hedgehogs & rodents & our green public open space was
a condition of BWD Planners that Wainhomes created it as part of the Old Gates development.

Objection Mrs Heidi Pugh, 31 Old Gates Drive, Blackburn. Received — 07/04/2021

I'd like to add to my objections.....due to NEW unadvertised information..... against the
installation of a"maintenance access road"being put on the POS on OGD!!! | am within the
timescale to submit this objection, unlike your work commencing regardless of the objections
etc!!! In the WHOLE time that OGD has existed, NEVER has maintenance work to the
culvert been made from OGD. The culvert is on the other side of our boundary fence.
Access has ALWAYS been made since 1988/90 from the other side of the boundary fence.
The public rights of way edging the culvert and the new intended estate have been widened
to sevice a maintenance vehicle. The proposed new housing estate will also have adequate
roading to service a maintenance vehicle so WHY on earth would you want a FORTH
entrance, alongside destroying our POS, for such a vehicle!!!! Your intentions are completely
dishonest & i believe, alongside several neighbours, in that your dishonest intentions include
having an actual road built to service the new estate..... there is no other explanation!!!! That
being the case then you will be putting lives at risk.....yes REAL lives....as the POS sits on a
blind bend that narrows significantly on the bend where numerous vehicle impacts occur
yearly. The last being a month ago in icy conditions & the worst last year when a young boy
almost lost his life when a car drove through his family home, leaving a family STILL
homeless whilst their home is being completely rebuilt!!!! Your intentions have been nothing
but immoral & dishonest & | do believe illegal




Objection Mrs Heidi Pugh, 31 Old Gates Drive, Blackburn. Received — 08/04/2021

| have read an email of December 2020. | can confirm there was a boundary fence that
protected OGD from intrusions & our POS when the development of OGD was built. During
around 2003/4 the boundary fence was damaged and residents battled to get this reinstated.
They wished it to be reinstated due to an increase in thief's & undesirable behaviour
occurring from youths cutting through. Eventually the fence was reinstated around 2013. Any
culvert work has always been carried out via Green Lane or the school. Access has never
been needed from OGD & should still not be required as it lies not on our drive or POS & is
& always has been BEHIND the boundary fence on our POS. | object to our POS being
repurposed for any access for culvert vehicles to trash it continuously alongside it having a
pavement put through. Neither is necessary. There is already a cut through that leads onto
the new estate via the public right of way. There is also going to be access to the culvert by
a road that will service the new estate! Our POS should not be repurposed as it is ueed by
residents. Fruits have been planted by residents & shared. A plant swapping scheme is set
up by residents & accessed by lots of the community, which is usually placed on sheltered
shelving from around May-Oct. Now our POS seems to have been repurposed without any
consideration to us & as a community this facility we provided was educational, kind & had a
great community feel. We also cut back lots of shrubs from the pavement area last year &
cuttings had been planted that you have kindly trampled and destroyed alongside our fruit
bushs. PLEASE add this to my objections.

Objection Dean Grimshaw, Resident of Lomond Gardens, Blackburn. Received — 22/03/2021

As a resident of of lomond gardens | am extremely worried about the access road. Originally it was
on old gates drive. Then all residents got together on Facebook and the telegraph and now it
appears to be off lomond gardens. If we all kick off the same way will it be changed back. Doubt it.
Seems that council/planning have give in to the protesters. There are a lot of elderly residents on
lomond gardens and they are not going to kick off. Feel that we have been sold down the river if
access road is off lomond gardens. Please can you reply to ease my worries before i start the same
facebook campaign with all the original estate residents.

Objection — Mrs Fiona Fleming. Received —23/03/2021

| wish to express my concerns and objections to the planned pathway and removal of boundary
fencing situated within the green space on Old Gates Drive - land which does NOT belong to the
council.

Resident were given extensive assurances from the council (Imran Munshi) that, after the culverting
repairs were completed, the green space would be restored back to its original state.

Upon seeing the plans for the extension to Lomond Gardens it's clear that this is not the case and
why were residents not consulted with regard to the new plans?

| see you have proposed to construct a tarmac pathway leading from Old Gates Drive through our
public green space to the new Lomond Gardens site. Access here would encourage antisocial
behaviour and give any burglars a quick 'getaway route' using the existing pathway behind the
homes on Old Gates Drive up to the main road.



There have already been breaches of promises from the council who destroyed several trees which
afforded precious habitats for our local (protected) bats, birds and other wildlife. You cannot be
allowed to ride roughshod over the concerns and wishes of residents, there are protocols to follow
which you have ignored.

The council have been underhand and sneaky with regards the use of this land right from the start,
assurances were given that it was not earmarked for development which was an outright lie.

The development has also been classed as Lomond Gardens, Feniscowles. Can you tell me where you
get Feniscowles from? Is this because a Feniscowles address would command a higher price? It's
deceitful, fraudulent and misleading to say the least.

Objection — Laura Hopwood, 2 Lomond Gardens, Blackburn. Received — 24/03/2021

With regard to the above full planning application which | have been notified of by letter please take
into my comments as outlined below:

| object to the permanent access route for the completed development being through Rannoch Drive
and Lomond Gardens for several reasons, these being; it will pose a significant safety risk to the
numerous small children who live on the existing estate, the roads are already congested with parked
cars so to add potentially an additional 60 cars driving through this route will cause chaos. There will
be increased congestion on exiting the estate on to Green Lane, particularly as the exit is so close to
the traffic lights on the canal bridge. There has already been a temporary access route constructed off
Green Lane for the current culvert works, this could easily be made into a permanent access route for
the new development, this route is not causing any issues currently and would be the safest route for
all residents.

A substantial number of trees have already been chopped down for the culvert works, therefore |
would like to see a substantial number of new trees planted as part of the scheme (some of which
should be mature trees) to help reintroduce the wildlife that have been dispersed as a result (birds,
bats, hedgehogs). Trees along the borders of the site that back on to existing house would also be
beneficial to combat the loss of privacy that will occur.

| am also keen to know whether the existing back garden fences will be replaced by the developer.

Objection — Mr & Mrs Mitchell, 12 Solway Avenue, Blackburn. Received —29/03/2021

| am writing to you raise our objections to the planning application

10/21/0277 - Land off Lomond Gardens .

We have lived on Solway Avenue for the last 20 years & seen the current estate change from people
having 1 to 2 cars & able to park off the road , to people nowadays have 3 to 4 cars & even works
vehicles that mean the roads of the estate are more congested, often making access around the
estate difficult at times with all these extra parked vehicles.

As the planned homes are 3 to 5 bedroom homes it is very likely that each house will have at least 1
if not 2 + cars.

Factoring in there could possibly be another 60 cars & associated vehicles (deliveries, visitors to the
new homes, etc) this would only make the congestion worse.

As the years have passed new families have moved in and we now have a new generation of young
children playing around the estate and people don’t always drive appropriately, more vehicles from
the possible new development would only make the current estate roads more dangerous.




Objection — Mrs Maureen Park, 24 Old Gates Drive, Blackburn. Received — 29/03/2021

I am very concerned about the plans which appear to place a footpath from the
development of land of f Lomond Gardens across the Public Open Space onto Old Gates
Drive.

Trees have already been destroyed affecting local wildlife and we were promised by
local councillors & Parish councillors many times that the public open space would be put
back to its ‘original’ state once culvert works have been completed. This public open
space was a condition of BWD Planners that Wainhomes created as part of the Old
Gates development.

There are already two footpaths from the development on the south side. One directly
onto Old Gates Drive and the other alongside St Bede's Playing Fields right up to
Livesey; Branch Road.

I do not understand why there needs o be another one.

Objection — Graham Henry, 4 Solway Avenue, Blackburn. Received —30/03/2021

Firstly , | will declare an interest in so far as | am a resident of the estate where the new
development will be accessed from. See my details below.

That said, my reason for writing to you is not to object to the development itself. This is a pretty
unattractive and useless piece of land with little chance of it being put to any good social use, and so
a development of this type makes sense. It will also bring much needed revenue to the town.

My concern lies in the decision to link the development to the existing estate of Rannoch / Lomond,
rather than directly onto Green Lane.

Another 60 / 70 cars coming in and out of this estate, any number of times per day, can only create
further risk to the current residents.

All the additional traffic associated with these new houses will one way or another have to enter /
exit Green Lane. Why on earth make them wind there way through Lomond Gardens and Rannoch
Drive rather than driving straight out of the new development and onto Green Lane? It seems to me
to be highly unnecessary and simply creates additional risk, where it needn’t be created. Heaven
forbid there were to be any accidents, however should this materialise, the root cause will be easy
to find.

| hope you will take on board my concerns and trust you will come to a different decision with
regards to how this new development links to Green Lane.

Objection — Mr Paul Tiffin, 6 Torridon Close, Blackburn. Received —05/04/2021

| wish to object to the following planning application,due to the fact that the access to the
development will be through my estate. This proposed development consists of 30 dwellings, which



will add far too much traffic and noise pollution going through the estate every day.”The whole
redrow estate only consists of around 70 dwellings, | think it is unacceptable to expect me and my
fellow residents to have to put up with this added traffic and noise passing through the estate all
hours of the day.

Objection — Lynda & James Cockerill. Received — 05/04/2021

To whom it may concern
| wish to object to the proposed route for traffic to the new housing development off Green Lane.

Rannnoch Drive is a small estate. The extra traffiic accessing the new houses will cause unnecessary
pollution and noise and also danger to children living here.

My husband and | therefore strongly object.

Objection — lan Robinson, 9 Torridon Close, Blackburn. Received — 06/04/2021

Good morning Nick,

| am writing to object to the planning application to include an access road off Lomond
Gardens to a new housing development application from McDermott Homes on the land off
Lomond Gardens.

I have only just found out about this planning permission and am very disappointed that the
residents on Rannoch Drive estate were not personally informed of the planned disruption to
their daily lives.

My objections are that it would increase traffic through the Rannoch Close housing estate and
to be honest there is more than enough traffic already for our estate. Only the other day a
child ran out in front of my car on Rannoch Drive, heaven forbid that road gets any busier.

Because of limited parking for cars on drives and very narrow roads traffic is a problem
already. Many households have a 2 car drive but there are multiple family members in one
house all with cars, this means cars do have to be parked on the road and it is like an obstacle
course driving through our estate as it is for the amount of cars that already use Rannoch
Drive, to add more traffic on top of this already unsafe situation is like an accident waiting to
happen.

There is absolutely no need to open up Lomond Gardens for an access road for a possible
new McDermott housing estate as there is already a road coming off Green Lane that is being
used at the moment that would be much more suitable and cause much less disruption to the
lives of the residents on Lomond Gardens.

Many people have bought homes on Lomond Gardens because it is a cul-de-sac, for it then to
be opened up to becoming a main road is absolutely devastating, young children who play
safely there now will be unable to so in future if this planning application goes ahead because
it will then become a busy access road.



Unfortunately it seems that council's and housing developments have absolutely no interest in
how they effect the lives of local residents when they pass planning applications for new
builds or any development for that matter, as in this case it appears that this planning
application is gong under the radar without local residents being personally informed of the
plans and will be then be given permission by stealth. I am hoping and asking that you do
think about residents in this instance and use the Green Lane road for access and to not
disrupt the lives of the residents on Lomond Gardens.

Objection — Sara Eltman, Torridon Close, Blackburn. Received — 06/04/2021

Dear Nick,

| was very shocked to hear only today that there are plans to build a through road onto Rannoch
Drive.

Please use road that will cut onto main road Green Lane.

The extra traffic through Rannoch Drive really is a ridiculous idea. The road is a quiet road, That's
why we chose to live here!

Cars park on the street in front of their houses and so the traffic will be stop start behind parked cars
and in my opinion dangerous.

| strongly object to these plans and am disgusted that residents hadn't been informed.

Objection — Mr Gareth Carter, 5 Rannoch Drive, Blackburn. Received — 06/04/2021

Hello.

| live at 5 Rannoch drive blackburn bb2 5bh and am writing to object to the proposed building of 30
houses off Lomand drive that will be accessed via Rannoch drive. | feel this would put too much
pressure on the road and make it unsafe due to increased traffic for all residents. Also | am disgusted
that no planning application has been put forward to the residents so that we may object, it seems
to me that you would want to start the development in an underhand fashion to get it though.

Take this as a formal objection to this development.

Objection — Glenn Britnell, 16 Rannoch Drive, Blackburn. Received —06/04/2021

As a resident of Rannoch Drive (No16) | wish to object to the planning Application from McDermott
homes for the residential development of 30 dwellings on land adjacent to Lomond Gardens. The
reason for my objection is increased traffic on Rannoch Drive leading to the proposed development.
CherryTree and Feniscowles have already had five new major housing developments constructed in
the last five years with not a single improvement in the local supporting infrastructure or roads. The
reduction in green space and increase in traffic, noise and pollution is detrimental to the existing
residents.




Objection — Sharon Ford. Received — 07/04/2021

Dear Mr Blackledge

I am writing to lodge my objection and concern regarding the housing development off Lomond
Gardens.

I am aware the previous discussion has been held regarding this scheme and a range of concerns
raised.

The use of Rannoch Drive and Lomond Gardens as the access to 30 more properties really concerns
me. It barely serves the existing houses. It is quite narrow, serving the main road ( Rannoch) and a
number of cul de sacs. Residents bought houses on a safe quiet family orientated estate. It will be
unsafe.

Delivery vehicles, and visitors already place pressure on the road.This will significantly increase
traffic through the estates and put additional pressure on the feed to Green Lane by the railway bridge
and canal bridge which are already narrowband back up at key times.

A temporary access road has been created which feeds directly on to Green Lane by the community
centre. Thursday least gives traffic a chance to exit on to the main road between Livesey Branch and
Preston Old Road.

Objection — Karen & David Baldwin, 3 Lomond Gardens, Blackburn. Received — 07/04/2021

Dear Mr Blackledge,

We write to raise our concerns over the proposed planning application reference 10/21/0277. We
are extremely concerned that this proposed application will cause considerable traffic difficulties on
both Rannoch Drive and Lomond Gardens. Residents on both of both of these roads typically have
two to three cars per household which already causes difficulties in accessing properties. We urge
you to reconsider access to the new development with a view to making the access road via Green
Lane a permanent feature. This would provide a much more accessible route to and from the new
development which would alleviate the traffic on both Rannoch Drive and Lomond Gardens.

The staff from Nook Barn Nursery regularly use Rannoch Drive and Lomond Gardens via the ginnel
with some of the children as a walk about route with prams and young children which would make
this less safe for them by increased traffic. Pedestrians regularly have to walk in the road on both
Rannoch Drive and Lomond Gardens due to the already significant parking issues, again making it
much less safe by increasing traffic if the access road was through your proposed route.

In addition to this, there is a small piece of land off Old Gates Drive which would also be unsuitable
access due to traffic issues on Old Gates Drive and yet again taking up a small but significant wildlife
haven and these are rapidly depleting in the Cherry Tree, Hollytree and Feniscowles areas and all the
new developments in these areas have already significantly changed the surrounding landscape not
to mention the destruction to the countryside, wildlife and increased pollution.




Objection — Greg Whittle. Received —07/04/2021

If these people continue to ignore all those factual warnings, and further more go ahead with
their plans against all our objections and advices as to why they should cease violating this
open space., then, if in the future, we have a serious incident which occurred because
against all the warnings and objections this access has gone ahead., then there maybe a
strong case for a public prosecution against them which may be as serious as a
manslaughter charge. Our objections need to be taken very seriously as lives could be at
risk.

Objection — Jon Cooper, Melfort Close, Blackburn. Received — 07/04/2021

| would like to object to the proposed access road through Lomond Gardens to the new housing
estate. Can the existing construction access off Green Lane not be utilised instead?

The first | have heard about this is through my wife who saw it on a Facebook group. | believed the
access was originally proposed from Old Gates Drive. Can you please confirm why the planned
access is now through Lomond Gardens.

Objection Steph Robinson, 9 Torridon Close, Blackburn. Received — 07/04/2021

Further to our email below and the conversation | had with you yesterday | have digested your
arguments for the access road to be off Lomond Gardens and | have further points to make.

Firstly | posted a call to action yesterday of all the residents on Rannoch Drive estate asking them to
voice their concerns to you regarding the new development and the feedback I have received is that a
large number of local residents were not aware of this planned development which to me is really
telling. It is as if the council want to steam roll ahead with their plans to the agreement of the
developer above the quality of life of the local residents. Surely all residents that this development is
going to affect should of been informed by virtue of the fact that the amount of additional traffic
through our estate is going to impact on them.

Also the fact that | personally pay £2300 in council tax per year and have been paying my council tax
for the last 21 years for living on Torridon Close, | have always thought our council tax is excessive
but have loved living in the area that I live in. If you calculate that | went to 80 houses yesterday + my
house that is 81 houses on the Rannoch Drive estate which equates to approximately £186,300.00 we
pay in council tax per year and to me I think that this has to be taken into consideration when
discussing opening up Lomond Gardens to more traffic for our estate.

Secondly, you also mentioned that a school wanted to rent part of the field which would not in any
way reflect what we pay as local residents, again | refer back to my first point in that the residents of
Rannoch Drive pay a substantial amount in council tax and this should be taken into account when
making your final decision.

Thirdly, you mentioned that it would be more expensive to make the road off Green Lane a permanent
road, surely this is not the concern or worry of the council as the developer would be paying that cost,
this should be put in to the provisos of giving planning permission of the development and the
infrastructure.



All the residents | spoke to last night do not want Lomond Gardens used as an access road to the new
development, | would ask that you listen to the residents and put yourself in our shoes, would you like
it if you had been living on a close for the last 21 years and now your peace and quiet is going to be
badly effected.

Please do not let this access road go ahead, use the access road off Green Lane, do the right thing for
the residents of Rannoch Drive and Lomond Gardens especially.

Objection Steph Robinson, 9 Torridon Close, Blackburn. Received —14/04/2021

| have also copied Kev Allcock in to this email as he was the one that found your notice
pinned to a tiny wooden pole on the footpath just off Livesey Branch Road. It was very lucky
that Kev spotted this bedraggled notice on his walk or it could of easily been missed.

I live on the Rannoch Drive estate and Kev Allcock lives on the Old Gates estate and both
estates are apposed to access from either side of the proposed McDermott Homes planning
application for access to 30 dwellings off Lomond Gardens.

I have been in touch with Rick Moore and he says that the Parish Council and our local
conservative group are also apposed to the planning application. He says that they want to
apply for section 106 monies and use the access off Green Lane, the money will go towards
bigger and better playground and sports facilities in the area.

| have been in touch with Derek Hardman and am just waiting his response, | am also going
to contact Paul Marrow to support the local residents against this application.

Nick Blackledge has said that there will now be further consultations as the plans for the 30
dwellings were not submitted correctly and need to be reviewed again. | have been on the
Blackburn with Darwen website and cannot find a request to speak form, could you forward
one of those to me please?

We do not want this application for access to go ahead as there are more than enough
residents and cars that use our estates as it is and further traffic will increase the danger to the
residents of our estates regarding potential traffic accidents. Each house on the Rannoch
Drive estate has at least 2 cars some have 4, that's potentially 200 + cars per day using the
one entry and exit point off our estate, if you then add another 60 + cars to that number the
infrastructure just cannot accommodate that increase in traffic. On Rannoch Drive at points,
because of the lack of parking on the drives, there are many cars that park on our narrow
roads ( half on the pavement and half off) this makes parts of Rannoch Drive a one way
system as it is, it is an accident waiting to happen.

Many of the Lomond Gardens residents have lived on a cul-de-sac for 20+ years and now
will have their lives completely disrupted forever if you open up their quiet cul-de-sac as
access to the proposed new housing estate. This is totally unacceptable. These residents have
looked after that piece of land for over 20 years, they have replaced the fence panels, turfed
the area, maintained the area, and even got Green Thumb to treat the area, all at their own
expense. How is it now thought completely acceptable for the council to then rip all their
hard work out and build an access road?



If you also look at how much council tax both our estates pay, | calculated that Rannoch
Drive has 85 houses that equates to approximately £196,000.00 revenue for the council each
year. | don't know how many houses there are on the Old Gates estate, it looks to me like
there are more than 85, but just for arguments sake we say another 85 houses, that is
approximately £392,000.00 council tax that we as local residents pay each year to the
council, this to me says that we have a right to be listened to and you build a permanent road
off Green Lane and leave our estates in peace and without this constant threat of our lives
being disrupted. This piece of land has been the bane of local residents lives for many years
and it needs to be put to bed once and for all.

I would ask that on this occasion the council does the right thing by the local residents. Kev
Allcock has been in this fight a lot longer than | have and says that back in 2019 the findings
on the previous application were that all proposed points of access were wholly unacceptable
on safety grounds and were ruled out by the Highways Committee.

Objection — Lesley Stevenson, 3 Torridon Close, Blackburn. Received — 07/04/2021

| wish to appeal against the intended disposal of open space off Lomond Gardens and land off Old
Gates Drive, Blackburn and believe you have an application from McDermott homes to build 30
houses and infrastructure works.

As far as | was aware you were starting works on this land for flooding issues not to build 30 houses.
| have seen a letter stating this and that you would return all the open land back to how it was.

| live on Torridon Close, 200 yds away from this land and up to now | haven’t had any
correspondence regarding this development and just happened to see by chance work has already
been started. Then speaking to the local community finding this out for myself. Are you not required
by law to advise or at least by way of letting the community know what will be happening on their
own doorstep.

When | bought my house on Torridon Close the fact that there was open land round two thirds of
the development was a major factor and that it was only a small development. My children have
grown up on the estate and we have felt quite safe with limited traffic but cannot imagine how busy
30 houses will make the estate and the road that goes through it. When the boundary fence was
down a few years ago there was very much an increase of anti-social behaviour and burglaries on my
estate and this will happen again by opening up the boundary. If this application has already gone
through (I cant see it though 'cos no one has been privy to this info to object to) why build a road
then get rid of it after, why not keep it then the estates are separate and traffic is spread.

| feel you have been very underhanded in how you have handled this and not informed the local
community because you knew what kind of objections you would get. | found out by speaking to
people but whst about the residents who don't speak to people, who have no access to the Internet.

Look forward to hearing from you regarding this, but | very much doubt you will reply.

The residents and local community will not take this lying down and will object st every stage.




Objection — Paul Guinan. Received —08/04/2021

Can | please voice my real concerns regarding the proposal of the above scheme and associated
works.

| believe the proposal in its current state is inaccurate with a number of areas that are not correct.

My main concern along with all the other residents on the estate (Rannoch Drive) is access & egress
through the existing estate, which is already extremely busy with traffic etc.

| believe access was originally through the Old Gates estate which was rejected, therefore why
would access through this estate be acceptable ? Therefore my proposal to you is that you utilise the
road that has already been laid and access is gained to that area from Green Lane.

| reject the proposal.

Objection — Jackie Hunt, 11 Lomond Gardens, Blackburn. Received — 08/04/2021

| wish to register my objections to the new housing development on Lomond Gardens. My family
and | live at number 11 Lomond Gardens and are already experiencing building noise from the
culvert repairs on the spare land. | am recovering from covid 19, suffering post viral fatigue and am
therefore off work trying to rest and recuperate. | am however disturbed every day by noise from
the heavy machinery currently working on the culvert on the land where the estate is to be built. My
dog barks at the noise causing further disturbance. | can only imagine how noisy it will be when
building work is being carried out over a sustained period of time building all the new houses.

| also object to all the traffic driving past my house, potentially 60 cars!. | am currently in a safe quiet
cul-de-sac.

| also object to the dust and dirt which will be generated from the building work over a prolonged
period of time

There is a road which has been built from Green lane servicing the land during culvert repairs, surely
this is an ideal opportunity to have it remain as the main road to the new estate, should permission
be granted. Why would the council want to have a lovely quiet neighbourhood disturbed by the
extra traffic passing our houses, when there is a reasonable solution to leaving the new road in
place.

| would appreciate you registering my objection and please keep me informed of any meetings
which are to be held in relation to this proposal. | did register my objection 2 years ago and asked to
be kept informed of any new information, but have only been aware of recent plans from a local
Facebook page. | find this totally disrespectful of the BwD Planning department.

Objection — Julie Whelan-Cooper, Rannoch Drive Estate, Blackburn. Received —09/04/2021

As a resident of Rannoch Drive estate, | would like to object to the plans to open up an access road
on Lomond Gardens for the planned housing estate.

As a resident, | have received no consultation about these plans and | am only aware of them
because of Social Media. This is disappointing to say the least.

The access road will increase the amount of traffic on our estate putting children and animals at risk
and | strongly oppose it.



Residents on Old Gates Drive have also disagreed with plans to put in an access road on their street
and have made the sensible suggestion to use the current access road on Green Lane where there
will be no disruption to residents.

Your plans are unacceptable and | share concerns with many neighbours who will also be in touch
with you.

Do what’s right and take our concerns into account.

Objection — Mrs J Carter, Rannoch Drive, Blackburn. Received — 09/04/2021

FAO Nick Blackledge. | am e mailing with objection to the infrastructure work opening up lomond
gardens for an access road for the planned new estate. | live on Rannoch drive and know this will
make it so much busier with through traffic which is something no one in this area raising families
want. No local residents were personally informed of this by yourselves. Please take this email as a
formal objection.

Objection — Lynn. Received 09/04/2021

| am writing to request that you reconsider the entrance to the development from McDermott
Homes for 30 Dwellings and associated infrastructure works.

| live off Rannock Drive and opening up Lomond Gardens for the access road will make
Rannock Drive a lot busier than it is already now, and sometimes we have a problem getting
out of our road as people park on the road/pavement which causes problems seeing oncoming
traffic.

I would think it would be more sensible to use the current road off Green Lane as an access
road instead.

Objection Daria Horne, 8 Torridon Close, Blackburn. Received —12/04/2021

| wish to object to the opening up of Lomond Gardens as an access road for the planned
development of thirty residential dwellings by McDermott Homes.

The Redrow estate (cherry tree gardens) which encompasses Rannoch Drive and Lomond Gardens is
a small estate and the addition of probably in excess of thirty extra vehicles driving through it will
have a huge impact on the residents. This estate has never had through traffic - there has only ever
been one way in and one way out and this, to some extent, has influenced people in their decision to
buy their houses on the estate.

The current road which is being used by contractors onto the new planned estate runs off Green
Lane. It would surely make sense to make this road the permanent access road to the new estate.
This would allow for safer and simpler access to the new estate by the residents and safety is surely
the most important factor.




Objection — Stuart Greaves, 11 Old Gates Drive, Blackburn. Received —12/04/2021

Dear Sir,

After reviewing the above stated planning application it is not clear if vehicle access to the proposed
new housing development will be via Old Gates Drive and/or Lomond Gardens.

Should the planning application propose that vehicle access is to be from Old Gates Drive, then |
hereby register my objection to the planning application. The reasons for my objection are that Old
Gates Drive is already a busy road with the existing number of homes and by creating access to the
new housing estate will create extra traffic and this will be a safety risk especially with the steepness
Old Gates Drive. There have already been a number of recent accidents on Old Gates Drive, one
with the driver losing control going down the road and his vehicle crashing into the lounge of a
resident. The extra traffic will increase the chances of further accidents and next time it could be a
child that is hit and not a house wall.

| would respectfully suggest that the safest option for vehicle access to the new houses would be to
build a new road directly from Green Lane in a similar location as the existing temporary access road

Objection — Abdul Hamid Mulla, Resident of Torridon Close, Blackburn. Received —12/04/2021

| write as a resident of Torridon Close regarding the reference number in the subject line.

Firstly | would like to express disappointment that as a resident of the area to be affected by the
planning application we have not been informed of this application and been invited to comment on
it.

| understand that the proposal includes opening up Lomond Gardens for access to the new housing
which would make Rannoch Drive and surrounding streets much busier. Please can | request that the
existing access on Green Lane is used for this purpose and not via Lomond Gardens/Rannoch Drive

Objection — Steve Lightfoot, 4 Rannoch Drive, Blackburn. Received —12/04/2021

As a Rannoch Drive resident | am writing to object against the proposed access road connecting
Lomond Gardens to the new dwellings off Green Lane.

There is no need for this access road when there will already be an access road onto Green Lane, the
last thing we need is for Rannoch Drive to become a rat run road.

Objection — Stephen Hannan. Received — 12/04/2021

| find it difficult to believe you are planning to use rannoch drive and lomond gardens as a through
road as there are too many cars as it is parked on the pavement and driveways and therefore
making it difficult,and to add another 30 houses and 2-3 cars per household your adding traffic of
around 60 to 90 extra cars using a very congested estate and the road is not that wide so why not
use the entrance on green lane which would be the sensible option | am not against the houses just
the amount of traffic using a very congested road.




Objection — Lorraine Baron, 10 Lomond Gardens. Received —12/04/2021

As a resident of Lomond Gardens | wish to put in an objection with regards to the above planning
application.

Whilst | do not have an overall objection to the building of the new houses, my objection is to the
opening up of Lomond Gardens as the proposed through route. There is only the one road Rannoch
Drive that leads onto this estate to serve the 80+ houses and to then use this for a further 30 houses
due to be built does not make any sense when there is a perfectly good and much wider road, Green
Lane, which could be used as the access road to the new proposed development.

Objection —John McVey, 14 Lomond Gardens, Blackburn. Received —12/04/2021

| am concerned about the building of the 30 dwellings by McDermott Homes and in particular the
entrance to the new estate that is going to be off Lomond Gardens and straight outside my house.
The reason | purchased my property was largely due to quiet part of the estate and the fact that
there was very little traffic coming past my property. My question is why is the proposed entrance to
the new estate via Lomond Gardens and not directly off Green Lane which the work related vehicles
are currently using to have access to the new estate, and this would not effect the residents from
Rannoch Drive and Lomond Gardens . Why can’t a proper road be built and that used for enterence
instead of having to come via Rannock Drive and Lomond Gardens. | have genuine concern that this
will cause massive disruption to the residence in particular Lomand Gardens and ultimately de value
the properties in this area. If this goes ahed will the residence in lomond Gardens directly effected
by this upheaval be compensated in any way. Please consider other potential options for entry into
the new estate so that their is no upheaval for current residents

Objection — Stephen Parker, 32 Old Gates Drive, Blackburn. Received —12/04/2021

Earlier plans showed access to this development from Old Gates Drive and | have already submitted
my objections to this proposal.

The latest site layout now shows access via Lomond Gardens which | believe is a much better
proposal. However current works being undertaken to upgrade the drainage behind Old Gates Drive
are providing for an access service road cutting through the same public open space from Old Gates
Drive which may or may not provide access to the new estate but is not currently shown on the new
development plans. Some clarity needs to be given as to the final layout otherwise objections cannot
be raised on how this land is going to be utilised. Any such service road would not be in keeping with
the developer’s proposal.

In addition the new proposal shows a new public footpath cutting through this open public space
onto Old Gates Drive. The public right of way therefore would be extended and could lead to
additional anti social behaviour by groups of youngsters and teenagers congregating behind houses
especially those adjacent to this footpath (this has been a problem for many years). | would object to
any development of any roadway or additional pedestrian access through this public open space.




Objection — Mark Russell. Received — 13/04/2021

Although in principle | have nothing against the site being used for housing, | feel the following
aspects of the application should be addressed:

| think it would be preferable if the estate was not a cul-de-sac. There should be sufficient space to
make the road a 'loop’, removing the need for a turning circle. | feel this would enable service
vehicles and delivery vehicles a much easier means of exit from the estate, and negate people doing
3-point turns. etc..

| do not think the Public Open Space off Old Gates Drive should be included within the application or
affected by the development.

| would prefer to see access off Green Lane adjacent to the substation on Green Lane and
progressing round the perimeter of the fields, with S106 monies utilised for moving the children's
play area nearer to the Community Centre and making it bigger and better.

Objection — Paul Wright, 6 Old Gates Drive, Blackburn. Received — 14/04/2021

We are not happy with your proposal to have a access down oldgates drive onto the new housing
development.

The road is busy anyway for the estate that we all live on.

There are young adults now that are starting to drive who live with there parents on here, they
might have a car each , so possible two to four cars per household.

The access point is on a bad bend , we have already had one bad accident, on the same bend your
proposing to use.

| strongly object to this proposal, | hope you take what | have written and fully understand the
Consequences of what may happen if you go ahead with the proposal.

Objection — Robert Atherton, 9 Melfort Close, Blackburn. Received — 14/04/2021

| have only just found out about the above, not from Blackburn council via email or letter. I'm very
disappointed about not being notified about the above.

| wish to register my objections to the proposed development and the access road via Rannoch drive
and Lomond Gardens.

Objection - Faye & Phil Dewell, 28 Old Gates Drive, Blackburn. Received 14/04/2021

I would like to raise my objections to the proposed access road through the public open space on old
gates drive for the planned McDermott homes development on the land off lomond gardens.

We live at 28 Old Gates Drive, directly next to the public open space. You may or not be aware but
last July a serious accident occurred at our address wherein a car drive into our house causing
extensive structural damage and our 2 year old son injured. It is unknown how the gentleman
crashed his car into our home and what speed he was doing etc however | had raised my concerns
before on the speed in which cars drive down old gates drive and already how congested it is. The



damage done is still in the process being repaired, this has been a life changing experience, we and
our children have had to move out of our family home for a long period of time. It terrifies me that a
junction is going to be placed at that very point. | refer you to pictures of the accident that | have
attached.

Having only moved onto old gates drive in 2018 but having grown up on solway avenue, | do
absolutely support the development of the land off lomond gardens. It will be good for the area and
get rid of the anti social behaviour that occurs on there. However careful consideration needs to be
given to the access road into the new estate. Perhaps by people who actually know the area and
spend time there?!

However, | ask that you consider the safety aspect of putting a junction on the public open space on
old gates. There are NO traffic calming measures on old gates drive. The road narrows at the point of
the public open space and it is a blind bend. Cars go extremely fast as they have gained speed here
and there has been a number of near misses. You would not be able to see what is coming up the
road to the right if at this proposed junction.

This also imposes on our property greatly. The works carried out by Imran Munshi’s ‘drainage team’
have been very underhand and have left our property very exposed and vulnerable due to the
removal of the surrounding trees. | refer you to the pictures attached.

| am also greatly disappointed that you must think you are pulling the wool over our eyes by putting
an ‘access’ road on the land. Access to what? Why is access to the culvert needed if there is going to
be a new estate with a road leading to the culvert? It seems a terrible waste of tax payers money.

| ask you to reconsider how you will use the public open space on old gates drive. | absolutely
oppose this being used as a road to service the new build estate. Not only does this not make
constructional sense, it also is NOT SAFE and | cannot emphasise that enough. If anyone from
planning wants to spend some time in my house to back up what | am saying, you are very welcome
to do so. There is more than enough traffic coming down old gates drive. It is so busy that | am
terrified to let my children step on the front outside. Considering it is a family estate of detached
family homes, this is shocking in itself.

| also ask that you contact the residents it directly affects before ploughing ahead as has been seen
in the last few weeks and consider the points | have raised in this email. My main concern is safety
and increased traffic to an already congested road. My children and | should feel safe on our street.



Objection — Peter Richardson, 61 Old Gates Drive, Blackburn. Received — 14/04/2021

| would like to submit my objections to the planning application for the sale and use of the land
between Lomond Gardens and Old Gates Drive. In particular the proposed access to this land during
any construction or once the houses are built. This land is open land used as a public space and was
previously owned by the school as an additional sports facility. If the land is to be used for anything
else it should be retained by the council and used as an extension to the football field currently used
by Mill Hill FC, thereby keeping it as a public open space.

As for any access to the site, Old Gates Drive is already unsuitable for the amount of traffic and
parked vehicles, to add to this would make use by the current residents horrendous. If there was
ever a fire it would be difficult for fire service access. The road is not maintained by the council
including repair of potholes, repair of streetlights and road sweeping, further traffic or foot use
would make this worse.

The area of Livesey and Feniscowles is now swamped with new houses and with another 400 to
come over the next few years, the roads will not be able to cope. There is no need to build another
30 houses, there are plenty of houses already for sale within a 1 mile radius of this land.

Please consider this and other people's views at the planning meeting, as up to now the council have
ignored our views and used covid as an excuse.

Objection — Karen Richardson, 61 Old Gates Drive, Blackburn. Received — 15/04/2021

| would like to make an objection to the proposed building of 30 new homes off Old Gates
Drive/Lomond Garden for the following reasons:

There are already a significant number of other houses being built in the area so do we really need
30 more?

As this land was previously part of the playing fields for St Bedes, would it not be better to turn back
into a football pitch and encourage more sport in the town Access to the new estate may be off Old
Gates which is not suitable for heavy traffic to be moving around due to the amount of double




parking and n the road The schools etc will not be able to cope with extra amount of people in the
are

Finally | thought it was Government policy to build affordable housing? Would it not be better to
build affordable housing in areas of the town that needs some regeneration, rather than let some
areas go to rack and ruin

Objection — Kevin Allcock. Received — 14/04/2021

| represent the views of myself and | believe the majority of local residents
listed within these proposals.

We object to the near invisible notification of these proposals.
Of the extensive list of affected properties shown in the application (over 400),
NONE have received notification electronically verbally or by post.

For the appliction in question 10/21/0277

(please see photo) only one notice was advertised, and as can be seen, it was a lengthy document in
small print, roughly sellotaped around a thin post, open to the elements. Indeed, | could only read it
by removing, taking home to dry out and photograph, then returning it in a better state than it was
previously placed!



This is a wholly inadequate notification for such a massive development which
Impacts our way of life radically.

| have had extended conversations with Imran Munshi who was very
convincing in his assurances that the massive disruption to the land off Old
Gates Drive was solely due to essential drainage works and he had NO
KNOWLEDGE of the proposed new 30 dwellings.

However, Mr Munshi is listed as a consultant on this 30 dwelling development.

The boundaries to the plan have been radically altered from the initial proposal
to include Public Open Space which had an acquisition notice placed on it by
Asad Laher.

The date for objection to these plans was to be ‘no later than Thurs 8th April’
Many residents sent in letters opposing these plans, but this was all in vain as
bulldozers moved in on Tues 6th April, two days PRIOR to the cut off date,
clearly showing utter disregard and contempt for local views.

| have contacted Mr Laher for an explanation for this wholly illegal action, |
have received no response.

Has the Council sold the land to McDermott Homes, if so, for how much? And
as the second boundary plan shows, have they in turn illegally purchased the
POS on Old Gates Drive as the Notice of Acquisition date was not honoured.

Can we have clarification as to what is being proposed for the POS?

This POS was used socially and the upkeep was done by local neighbours, in a
matter of minutes, the trees and wildlife were destroyed and fencing erected to
keep us out.

We have heard of a plan to put an access road to the proposed 30 dwellings
across the POS, another plan to have a wholly unnecessary vehicular access to
inspect the culvert, and finally, a plan to have a footpath across it.. NONE of
these are acceptable to residents.

The idea that access to 30 dwellings could be realised through either Old Gates
Drive, Rannoch Drive or Nook Lane is quite frankly ludicrous.

A full enquiry is needed regarding the procedures that have led to this
contentious situation.

Blackburn & Darwen Planning Growth Team have failed in their duties to
ensure new developments fulfil what is necessary for future sustainability, and
this development is no exception.



Planners appear to look at Google Maps, see a green area and apply a £ sign, no
thought for local residents, no thought for practical infrastructure, schools,
surgeries etc, and as is very apparent in this development, ZERO thought
regards road safety and the terrible impact this plan will have for residents.

When these plans are discussed at committee stages, | would most like to
attend/speak.

The feelings of residents has been totally been totally dismissed, and this
arrogant behaviour cannot be allowed to persist.

The Highways Department MUST look into the safety issues surrounding these
plans to discuss increased inconvenience, more accidents and possible deaths.
This is not scaremongering, simply look into police reports for accidents on the
currently undisturbed narrow roads on Old Gates Drive.. incidentally, the same
problems would manifest on Rannoch Drive.

The roads/highway form an integral part of any new development, and therefore
cannot be considered in isolation from the overall design.

There is hierarchy of roads within residential estates, from a small-scale cul-de-
sac where pedestrian movements are predominant and vehicle speeds are
restricted, to minor distributor roads catering for the free flow of vehicles.
These plans affect the peaceful smooth running of Old Gates/Rannoch, both of
which utilise this road hierarchy.

Our lives will be intruded upon by traffic from outside our immediate area
destroying ease of access for residents, visitors and service vehicles alike.

These cul-de-sac areas were only EVER designed for domestic access and
CANNOT be expected to safely supply the needs of through-traffic.

Objection — Steven Garsden, 17 Torridon Close, Blackburn. Received — 26/04/2021

| would like to make my objections known regarding the residential development off Lomond
Gardens. | cannot believe that you would grant permission for access to this development through
Lomond Gardens, and through this estate. Have you actually walked or tried to drive this route? The
number of vehicles that are currently parked outside the houses along this route creating pedestrian
and driving hazards is a potential accident and death waiting to happen, and | have personally nearly
had accidents each week. To increase the amount of traffic through this route would only increase
the risk of this significantly. If you grant permission, then you need to do something about the
vehicles currently parked on the road and pedestrian pathways, and introduce speed calming
methods through this route.

| cannot understand why you would not use the current development access to this route. If this is a
danger to the public on Green lane, then why are the people around Green Lane more important
than the people along this proposed route?



If you grant permission for this proposed access, and |, or any member of my family (my mother-in-
law, who has reduced mobility access and struggles to walk around this area, especially as though
the pedestrian walkways are blocked by vehicles and you have to walk on the road) am involved in
an accident as a result of the issues | have mentioned, then | will seek court action against Blackburn
Council for failing to consider the safety after having mentioned the risks.

Objection — Darren Talbot, Rannoch Drive, Blackburn. Received —28/04/2021

We would like to add ourselves to the list of objectors for using Rannoch Drive and Lomond Gardens
as the main access to the new housing estate.

When we bought our house on Rannoch Drive we bought it for the location, the safety of the road
for our children and the fact that as a closed estate we knew what we were buying and that it
wouldn’t change. This estate and it’s roads were built for the number of houses that it has, the roads
don’t have the ability for more traffic. The Junction that leads onto Lomond Gardens is not big
enough to have more traffic, it's not safe for drivers or the residents.

We know people who live on Lomond Gardens and they bought their house SPECIFICALLY because it
was a quiet cul-de-sac, you can imagine how worried they are about their house potentially being
right next to a new busy road, it’s not fair on them nor anyone else who lives here.

Houses are not cheap, we spend years saving and searching for our houses, it’s such a big
commitment and you have to make sure you get it right. To have it changed from underneath you is
completely unacceptable and unfair. It’s ok for the developers and the council, they make their quick
money and then it’s down to the residents to try and deal with the downfall of those decisions.

| know community of Old Gates Drive are also not happy but from what have been told after
requesting the information that land was always earmarked to be an extension of the estate, it was
NOT part of Rannoch or Lomond, if it originally was planned then it would have been built in the first
place.

It is clear to anyone who lives in the area that the best way to service this new road is via Green Lane
—it’s primed for it, the fact there is a road going to be built to get the materials to the site is proof
that our current estates roads are not good enough to use.

Green lane is a direct route, plenty of space, will improve the area and take away and of the traffic
concerns with the roundabout at the top of the road. There will be no detriment to anyone who lives
on Green Lane, all the traffic now is the same traffic that would be travelling up to Old Gates or
Down to Rannoch!

If this access road ended up coming though Rannoch we would have to seriously consider moving
due to safety concerns and that just isn’t fair, our children were born in this house and we expected
to live here for most of our lives, I’'m not sure how it is acceptable for anyone to threaten that just to
make a few pounds.




Comment — Karl Pugh, East Lancashire Hospitals NHS Trust. Received —22/03/2021

Thank you for your recent letter regarding the planning application for a residential development
consisting of 30 dwellings. We are not opposed to the application for the new development,
however we have the following concerns with regards to the plans which | have viewed online.

It shows a proposed pathway directly opposite my property (31 Old Gates Drive) which is our public
open space. This is part of our green area and we was informed when the work to the culvert was
completed this would be returned to its original state. If this new access point goes ahead it will lead
to people congregating, increased footfall and maybe anti-social behaviour! The plans also show
widening of the narrow public right away at the back of the properties of Old Gates adjacent to the
school. Again, this is not acceptable and could encourage potential opportunists to anti-social
behaviours and break-ins to properties on the estate.

Comment — Tom McGowan. Received — 07/04/2021

Please find below my comments on the proposal for 30 homes off Lomond
Gardens, Blackburn.

Validation

It appears that the application is invalid due to inconsistencies between the
house-type plans, the site plans, site section drawings, application form and
supporting written documents. The application form says the proposal is for x3
3-bed properties and x27 4+ bed properties. The planning application
documents and plans refer to the provision of x7 3-bed properties. The Cader
house-type is described as a 3-bed house but none of the floorplans show a 3-
bed Cader house-type, but a 4-bed property (drawing number CAD 1.7). If the
Cader floor-plans are correct then the Site Plan is incorrect as the Cader house-
types do not show any front dormers on the Site Plan. If the Cader floor-plans
are incorrect then the Site Section drawings are incorrect as they show the
Cader house-type with a front dormer. And the application form is incorrect
either way.

Any attempts to re-label the existing Cader house-type as a 3-bed with a “study”
in Bedroom 4 would be clumsy / inept as McDermott Homes market the Cader as
a 4-bed property on their other developments. If this is the case, the Cader
should have appropriate car parking provided, or the whole development would
be x30 4+ bedroom properties which would not contribute to a suitable mix of
house sizes on the development.

The Council’s Validation Checklist document (2019) states that Section Drawings
are required for sloping sites (see point N10) - full information is required
showing alterations to levels, the way in which a proposal sits within the site and
in particular the relative levels between existing and proposed buildings (my
emphasis added). The Site Section Drawings do not show the relationship
between the proposed development and existing properties on Lomond Gardens,
Solway Avenue or, to a lesser extent because of the distance and proposed and
existing landscaping, Old Gates Drive. This is probably causing concern for
residents.




The site section drawings should show the relationship between the existing
properties in the area and the following plot numbers:

1. Lomond Gardens numbers 21 and 16, and plots 29, 30, and 1 of
the proposed development (i.e. adjacent to the proposed access).
2. Lomond Gardens numbers 2, 4 and 6, and plot 26 of the
proposed development

3. Solway Avenue numbers 7, 9 and 20 and plots 20 to 26 inclusive
of the proposed development.

Without these wider site sections, there is no knowing how the scale of the
proposed development sits into the existing area. The drawings should include a
statement of distances in metres between existing and proposed properties.

How was this application validated?

Development Plan Policy Comments

As the principle of development in this location is established by virtue of the
approval of the outline consent, my comments are on the design of the scheme.
I consider that the application as proposed is in conflict with the following
policies of the development plan:

Local Plan Core Strategy (‘Part 1')
Policy CS16: Form and Design of New Development

The development as proposed is far from a high standard of design. Detailed
comments set out below.

Local Plan Site Allocations and Development Management Policies (‘Part
2')
Policy 8. Development and People

The development as proposed will not contribute positively to the overall
physical, social and environmental character of the area in which the
development is sited.

The development as proposed would not secure a satisfactory level of amenity
and safety for surrounding uses and for occupants of the development itself,
with reference to light, privacy / overlook, and the relationship between
buildings.

The development as proposed does not incorporate positive measures aimed at
reducing crime and improving community safety, including appropriate detailed
design.

Policy 9. Development and the Environment

Notwithstanding the fact that the open space has been deemed surplus to
requirements through the outline consent, this is a brand new full application
and the applicant should make better efforts to deliver sustainable amenity open
space on the site (i.e. open space that has longevity and won't be poorly
designed or neglected by residents) and improve green infrastructure linkages
on- and off-site.



Policy 10. Accessibility and Transport

As proposed, inappropriate provision is made for car parking in accordance with
the Council’s standards.

The Council’s Car Parking Standards appear to state that for properties with 4+
dwellings, 3 car spaces and 2 secure cycle spaces should be provided per
dwelling. At least 23 out of the 30 properties are proposed to be 4+ bedrooms
with 2 parking spaces and a single garage. The integral and standalone garages
are all of varying size and a quick assessment would indicate that they do not
meet the Council’s size standards to be suitable for car parking (assumed to be
3m x 6m). There is insufficient space in the garages to park a car and store two
bicycles. Therefore, there would be a deficit of one car parking space on each 4+
bed plot which could lead to parking in the highway to the detriment of the
design of the development and pedestrian safety.

The Rannoch Drive and Old Gates Drive estates do not have any visitor parking
so cars park down the main access roads. This development could be designed
to introduce some visitor car parking in lay-bys, such as those seen on Fern
Crescent and Cockridge Avenue on the Green Hills development. There is excess
space adjacent to Plot 12 that could accommodate at least 1 visitor car parking
space which is better than zero provision. Otherwise, from experience, cars will
just park over the grass proposed alongside Plot 12.

Policy 11. Design

As proposed, the development is in conflict with Policy 11 Design on the
following points:

It does not show a demonstration of understanding the wider context of the
area. If two and a half-storey dwellings are proposed, these are not in keeping
with the area. However, if there is an error with the submitted plans (see points
made under Validation) then the site would be better suited to being two storey
development only. If the two and a half storey dwellings are to be retained, plots
25 and 26 should be located further within the site away from the rear gardens
of 2 - 6 Lomond Gardens, or the dormers should be located at the rear of the
properties facing on to Green Lane playing fields.

Poor site layout and building orientation (no natural surveillance, lacking in
vistas, especially when entering the site from the existing Lomond Gardens).

The proposed height and building lines look a discordant feature in the
development and with the neighbouring properties. It does not suit the gently
sloping topography of the site. Lower height dwellings should be on the higher
parts of the site, and the taller dwellings (e.g. Cader house-type) should be
backing on to the Green Lane Playing Fields or within the centre of the site
where the ground level is lower, not at the perimeters bordering Lomond
Gardens and Old Gates Drive where existing properties are located.

Buildings on corners have no active frontages to both corners or no active
ground floor surveillance at all. Frosted glass windows are proposed in rooms on
side elevations that are not frequently used, such as a utility room, downstairs
toilet or a hallway. One house type has a side-window in an ‘active’ room: the
kitchen diner in the Bowfell house-type, which could give the property a genuine
dual frontage. However, the two plots where the Bowfell are proposed that



should have an active side-elevation are Plots 8 and 12 and they appear to be
opposite-handed so the side window to the kitchen / diner would be looking
inwards to their driveway rather than out on to the street. If the current layout
is to be retained, plots 30, 8, 9, 12 and 17 should have genuine dual frontages.
Plots 8 and 12 could be re-orientated to be at a 45 degree angle to the corner.

Frontage car parking dominates the development.

It is not clear whether a management and maintenance scheme is proposed for
the amenity open space on the development.

Where are the bin presentation points for each plot? Plots 5 to 7 appear to be on
a shared driveway inaccessible to bin lorries, so are waste operatives expected
to walk down the driveway to collect the bins, or are residents going to leave
their bins at the hammerhead outside plot 4? This would be poor design.

All plots should maximise the number of windows in the frequently used ground-
floor rooms (kitchen and living rooms) to increase natural daylight.

The Design and Access Statement

Whilst it is a Validation Requirement to submit a Design and Access Statement
for major developments, the content is often a rose-tinted view of a proposal.
The Design and Access Statement says that a design review of the scheme has
been carried out by McDermott Homes and appointed consultants. Did they
submit this set of drawings in error?

There is no “sense of arrival into the site from Lomond Gardens”. The proposed
views into the site from Lomond Gardens offer no vistas or focal points. As
residents enter the site from the existing Lomond Gardens they will be faced
with a row of car parking to the front of properties.

Page 23 - “to the southern boundary there is an attractive public open space”.
This is a stretch of the truth. It is a small open space that will be difficult to
manage as proposed as grass. This area up to the front property boundary of
plot 16 would be better suited as wildflower seed. This would require less
maintenance, be more visually attractive and have biodiversity benefits, linking
back to the site’s identification as a Green Infrastructure asset.

At section 5.5 Secured by Design: the two proposed footpaths would not be well
over-looked and have no natural surveillance. Plot 17 has no side-elevation
windows at ground floor offering surveillance and Plot 12 (Bowfell house type)
appears to have its ground floor side-elevation window facing inwards towards
the driveway.

Construction management plan

I welcome the construction access being retained and used from Green Lane. In
an ideal world this should be the permanent road access to the site but for the
presence of the play area. The play area could have been relocated alongside
the Green Lane Community Centre and improved using S106 monies if only to
make permanent the existing construction access. However, construction access
from Green Lane is sensible and would minimise disruption to residents of the
Rannoch Drive estate. Wheel-washing should be enforced and when the final
plots are to be constructed where the site compound is proposed, the
construction management plan should be revised to ensure that wheel-washing



facilities are provided and used when builders leave the site via Lomond
Gardens. As it stands, the Construction Management Plan is light on detail and
will be of no use when the final plots are being constructed and access would be
obtained through Lomond Gardens.

As set out above, my comments are made on the specifics of the development
as I appreciate that the site has outline permission for residential development
and the principle of development is established. As proposed, there are
significant shortfalls in the design and layout of the proposed development. It is
arguably over-development of the site given the lack of adequate on-plot car
parking. I hope that you take on-board my comments and work with the
applicant to achieve a much-improved scheme that would be of benefit to
existing and future residents. I wish to be kept notified by email of any future
re-consultations on the proposal.

Comment — Tom McGowan. Received —30/04/2021

Development Plan Policy Comments

As the principle of development in this location is established by virtue of the
approval of the outline consent, my comments are on housing mix, off-site
financial contributions and the design of the scheme. They are made in
recognition that revised plans have been drawn: the site layout has not changed
significantly from that originally submitted so many of my original comments
remain.

Housing Mix and off-site affordable housing contributions

The applicant has re-labelled the Cader house-type to be a 3-bedroom house
with a study where earlier drawings had shown that the property was going to
be a 4-bed house. The applicant builds this house-type on other developments
across the County, either under the Cader name or the Churchill for example, as
on the Cranberry Meadows development in Darwen. Therefore, the proposal is
contrary to the Council’s policies on Housing Mix by proposing 100% 4- and 5-
bed properties.

Seeing as the developer will ultimately be marketing the development as 100%

4- and 5-bed properties, will the quantity of off-site affordable housing be raised
in recognition that the development will be 100% 4- and 5- bed houses, rather
than a mix of 3, 4 and 5-bed properties?

The applicant should not be looking to minimise their off-site affordable housing
contribution, especially on a Council-owned site, by claiming to provide 3-
bedroom properties on-site when they will be built and marketed as 4-bed
properties.

The applicant provides 3-bed homes on other sites within the Borough (Oakhurst
house-type, Ramsgreave development site is just one example, as are others at
the Cranberry Meadows development in Darwen), so why should they be looking
to provide 100% 4- and 5-bed homes on another site within the Borough? These



alternative 3-bed house-types are lower in height and would diversify housing
mix on this site.

Design

Whilst the open space has been deemed surplus to requirements through the
outline consent, this is a brand new full application and the applicant should
make better efforts to deliver sustainable amenity open space on the site, i.e.
open space that has longevity and won’t be poorly designed or neglected by
residents, and improve green infrastructure linkages on- and off-site through
planting of native species. The over-development of the site has resulted in too
much hard-standing and inadequate areas of on-site open space poorly
reflecting the site’s history as an area of green infrastructure.

As proposed, the development is in conflict with Local Plan Policy 11 Design on
the following points:

It does not show a demonstration of the wider context of the area. The
properties with front dormers (essentially two and a half storeys tall) are not in
keeping with the area. If they are to be retained, Plots 25 and 26 should be
located further within the site away from the rear gardens of 2 - 6 Lomond
Gardens through swapping plots, or located elsewhere in the development
entirely, for example with the dormers to the rear of the properties or backing
on to the Green Lane playing fields where their scale would not stand out so
much because of the topography on and off the site.

Poor site layout and building orientation. There is no “sense of arrival into the
site from Lomond Gardens” as the Design and Access Statement alleges. The
proposed views into the site from Lomond Gardens offer no vistas or focal
points. As residents enter the site from the existing Lomond Gardens they will be
faced with a row of car parking to the front of properties. The two proposed
footpath linkages to the west and south would not be well over-looked and have
no natural surveillance. Plot 17 has no side-elevation windows at ground floor
offering surveillance and in fact would have a wall and a fence blocking
surveillance of the footpath and Plot 12 (Bowfell house type) appears to have its
ground floor side-elevation window facing inwards towards the driveway when it
could be inverted as an alternative floor layout but retaining the same house-

type.

The proposed height and building lines look a discordant feature both within the
development and with the existing neighbouring properties on Lomond Gardens
and Old Gates Drive. Lower height dwellings should be on the higher parts of the
site, and the taller dwellings (e.g. Cader house-type if retained) should be
backing on to the Green Lane Playing Fields or within the centre of the site
where the ground level is lower, not at the perimeters bordering Lomond
Gardens and Old Gates Drive where existing properties are located at a lower
level. The proposed land levels will not make much of a difference to this.

Buildings on corners have no active frontages to both corners or no active
ground floor surveillance at all. Frosted glass windows are proposed in rooms on
side elevations that are not frequently used, such as a utility room, downstairs



toilet or a hallway. One house type has a side-window in an ‘active’ room: the
kitchen diner in the Bowfell house-type, which could give the property a genuine
dual frontage. However, the two plots where the Bowfell are proposed that
should have an active side-elevation are Plots 8 and 12 and they appear to be
opposite-handed so the side window to the kitchen / diner would be looking
inwards to their driveway rather than out on to the street. If the current layout
is to be retained, plots 30, 8, 9, 12 and 17 should have genuine dual frontages.
Plots 8 and 12 could be re-orientated to be at a 45-degree angle to the corner.

Generally, frontage car parking dominates the development.

It is not clear whether a management and maintenance scheme is proposed for
the amenity open space on the development. The Desigh and Access Statement
claims that “to the southern boundary there is an attractive public open space”.
It is a small open space that will be difficult to manage as currently proposed as
grass. This area up to the front property boundary of plot 16 would be better
suited as wildflower seed. This would require less maintenance, be more visually
attractive and have biodiversity benefits, linking back to the site’s original
designation as a Green Infrastructure asset.

All plots should maximise the number of windows in the frequently used ground-
floor rooms (kitchen and living rooms) to increase natural daylight.

Car Parking

As proposed, inappropriate provision is made for car parking in accordance with
the Council’s standards.

The Council’s Car Parking Standards appear to state that for properties with 4+
dwellings, 3 car spaces and 2 secure cycle spaces should be provided per
dwelling. 23 out of the 30 properties are proposed to be 4+ bedrooms with 2
parking spaces and a single garage. The integral and standalone garages are all
of varying size and a quick assessment would indicate that they do not meet the
Council’s size standards to be suitable for car parking (assumed to be 3m x 6m).
There is insufficient space in the garages to park a car and store two bicycles, let
alone one car. Therefore, there would be a deficit of one car parking space on
each 4+ bed plot (so, a deficit of at least 23 car parking spaces overall, up to 30
when the Cader housetype is used as a 4-bed house) which would lead to
parking in the highway to the detriment of the design of the development and
pedestrian safety.

The Rannoch Drive and Old Gates Drive estates do not have any visitor parking
so cars park down the main access roads. This development could be designed
to introduce some visitor car parking in lay-bys, such as those seen on Fern
Crescent and Cockridge Avenue on the Green Hills development. There is excess
space adjacent to Plot 12 that could accommodate at least 1 visitor car parking
space. Otherwise, from experience, cars will just park over the grass proposed
alongside Plot 12.

Construction management plan




I welcome the construction access being retained and used from Green Lane. In
an ideal world this should be the permanent road access but for the presence of
the play area. The play area could be relocated alongside the Green Lane
Community Centre and enhanced so that the existing construction access could
be brought up to an adoptable standard and made permanent. This would then
avoid the need for the applicant to provide off-site open space and green
infrastructure financial contributions as the improvements would be delivered
alongside the housing scheme.

However, construction access from Green Lane is sensible and would minimise
disruption to residents of the Rannoch Drive estate. Wheel-washing facilities
should be conditioned and when the final plots are to be constructed where the
site compound, material storage, car parking and construction access are
proposed, the construction management plan should be revised to ensure that
wheel-washing facilities are provided and used when builders leave the site via
Lomond Gardens and site visitor car parking is appropriately managed.

There should also be additional details in the construction management plan to
ensure that vehicles do not attempt to access the site via Preston Old Road and
the two bridges over the railway line and canal on Green Lane. Traffic routing
should be communicated to all site visitors of the weight restrictions on those
bridges and that access should be via Livesey Branch Road as to prevent any
congestion or road safety issues on Green Lane around the two bridges if
vehicles are stuck and need to manoeuvre. Consideration should be given to the
provision of signage at the entrance to Rannoch Drive to say “no access to
Lomond Gardens development” or other such wording to prevent traffic
incorrectly routing down Rannoch Drive whilst the construction access is in place
off Green Lane.

Site deliveries should be outside of school hours, approximately 9.30am -
2.30pm as access off Green Lane is in close proximity to St Bede’s school.

As it stands, the Construction Management Plan is light on detail and will be of
no use when the final plots are being constructed and access would be obtained
through Lomond Gardens.

Conclusions

As set out above, my comments are made on the specifics of the development
as I acknowledge that the site has outline permission for residential
development and the principle of development is established. As proposed, there
are significant shortfalls in the design and layout of the proposed development.
It is arguably over-development of the site given the lack of adequate on-plot
car parking and on-site open space that respects the site’s history as green
infrastructure. I hope that you take on-board my comments and work with the
applicant to achieve a much-improved scheme that would be of benefit to
existing and future residents. I wish to be kept notified by email of any future
re-consultations on the proposal.




Comment — Keith Murray, Gib Lane, Blackburn. Received —09/04/2021

Planning Application 10/21/0277 Land off Lomond Gardens Blackburn

Having considered the details submitted with the application | would make the following comments
which | hope will be seriously considered and the shortfalls remedied before this application is
approved. Site access from Rannoch Drive and Lomond Gardens is along 5.5metre wide roads which
are sinuous and far from ideal for increased traffic volume, it appears to be used to minimise
infrastructure costs. A connection to Nook Lane or even Green Lane would be a better alternative
and provide more convenient access to local shops.

The site is tightly packed and has been laid out to maximise housing density with some
consequential inconvenience for residents resulting in more vehicle movements within the site.
There is limited opportunity for delivery and casual visitor parking and 5.5 metre wide roadway is
minimal and not really adequate for SUV’s and similar which are now commonplace. This road width
necessitates parked vehicles being partially on the footpath to permit goods vehicles to pass.

The road as a continuous loop would minimise reversing and retracing a route for plots 11-18 and
enable all vehicles to continue in one direction from site entry to exit. The road should continue in
front of plots 4-7 and 15. This will require some slight movement of plots 8, 13, 14 but would give a
significant improvement to traffic flow. As the site is a continuation of Rannoch Drive and Lomond
Gardens | would expect the dwelling to be laid out in a similar manner with more generous spacing
between dwellings and all to be of 2 storey height only. Over 20% 2.5 storey are included and
detract from the overall site appearance and give the impression of being cramped and high density
rather than the openness of the previous development.

Looking at drawings of the original footpaths though the site it is evident that the most convenient
footpath from the St Bede’s PROW footpath should exit the site by the south east to connect with
the open space of Greenfield playing pitches and then join Nook Lane as it previously did. This would
be a more direct route to the bus stops on Preston Old Road and to Witton Park and much improved
as a footpath through open space rather than housing development. Witton Weavers way has seen
some degradation with all the development proposed for the area and this change would be a small
improvement in regaining some of the lost attractiveness. The Planning and Affordable Housing
statement, Landscape para. 5.53 states “An area of open space is proposed within the new
development along the southern boundary to continue the existing green infrastructure beyond the
development. This open green space will provide an opportunity to link the site with the open land
beyond to the south east.” This is an appropriate link for the PROW footpath from St Bede’s to
connect with Nook Lane. The site plan does not show this as an alternative and more appropriate
footpath route which should be included.

5.61 “The development will provide financial contributions to education, local Green Infrastructure /
Public Open Space and for off-site affordable housing via a s106 agreement.” the local green
infrastructure contribution should pay for this footpath route.

With all the developments plans for the Livesey area there will be more traffic and pedestrians using
the route to Witton Park over Green Lane canal bridge which is presently controlled by traffic lights
and a hatched area for footpath. This arrangement is no longer adequate, fit for purpose or safe. It is
proposed that a pedestrian footbridge should be provided across the canal which would enable
pedestrians to cross conveniently and safely. There is space for such a bridge on the west side of the
canal bridge to provide base supports and footway access. Presently there are in excess of 100
school children using this bridge and the railway bridge, daily in both directions, mostly at peak



times and this is a legitimate call on s106 infrastructure funding, is close to the development and
necessary. Although wider, the railway bridge presents similar hazards with a shared highway and
footpath and the area needs an in depth safety and highway assessment and proposals to remedy a
developing dangerous highway.

Comment — Mill Hill Juniors. Received —30/04/2021

Thanks for your phone call, appreciate it opposed to what happened 6 months ago when we seen a road going
through the land we have redevelopment plans for, not sure who's fault that was bit it sure was a shock.

* Are there any drawings so we can see how it looks and impacts us as Neighbours?
* On the list of Neighbours we are are not listed? 'Mill Hill Juniors F.C'
* Has the section 106 money been allocated? If so can we have the details of where it has been allocated.

» Will we be notified on the committee meeting?




