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1.0 SUMMARY OF RECOMMENDATION 
 
1.1 APPROVE – subject to conditions set out within section 4 of this report 
 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 

 
2.1 This application is before the Planning and Highways Committee, in 

accordance with the Scheme of Delegation, as; (i) the proposal falls under 
Regulation 4 of the Town and Country Planning Regulations 1992; and (ii) It 
relates to a significant major housing development.  

 
2.2 Outline planning approval 10/20/0716 was approved by Members at the 

February 2021 meeting of the Planning and Highways Committee. That 
approval provided for residential development of the site for the delivery of up 
to 165 dwellings, with all matters reserved to be considered under subsequent 
reserved matters planning application. As such, the principle of residential 
development of the site has already been established. 
 

2.3 This application is submitted in the form of a reserved matters proposal for 
165 dwellings, relating to; access, appearance, landscaping, layout and scale. 
 

2.4 Assessment of the application establishes that the proposal will deliver a high 
quality bespoke housing development which will widen the choice of family 
housing, in support of the Borough’s planning strategy for housing growth, as 
set out in the Core Strategy.  The proposal is also satisfactory from a technical 
point of view, with all issues having been addressed through the application, 
or capable of being controlled or mitigated through planning conditions. 
 

3.0 RATIONALE 
 

3.1 Site and Surroundings 
 

3.1.1 The application site forms part of land allocation 4/1, as identified by Policy 4: 
‘Land for Development Beyond the Plan Period’, within the adopted Local 
Plan Part 2 

3.1.2 The site is circa 8Ha in area and is located at the north eastern edge of 
Blackburn in the neighbourhood of Sunny Bower. It is positioned to the south 
of Whalley Old Road, which serves as a link between Brownhill Drive 
(Blackburn Ring Road) and the rural settlements in Hyndburn beyond the 
borough boundary. 

3.1.3 The land is broadly characterised by dense and scattered scrub, tall ruderal 
vegetation, poor semi-improved grassland, marshy grassland and moderately 
species-rich grassland. A small number of trees are located in the south 
western parts of the site. Across the site, there is a fall in levels from Whalley 
Old Road towards the southern boundary, where it is interrupted by an 
embankment. 

 



3.1.4 To the north-west, the site has a long frontage to Whalley Old Road, which is 
partly defined by a dry-stone wall and partly by a hedge and fence. On the 
opposing side of Whalley Old Road is the neighbourhood of Sunny Bower. 
This is an enclave of housing, most of which is detached and semidetached 
and largely dates from the post-war period. The south-eastern boundary abuts 
a Primary Employment Area, with the adjacent land occupied by Blackburn 
Chemicals. 

 
3.1.5 The site is defined by the red edge, as illustrated below; 
 

  Fig 1: Site location 

 



 
Fig 2: Google Street View images of application site June 2022: 

 
Fig 3: Google Street View image of application site where proposed eastern access is located 

June 2022: 

 
3.2 Proposed Development 

 
3.2.1 The application follows pre-application discussions between the applicant and 

Council’s Officers.  These discussions have helped inform the design and 
technical aspects of the proposal, within the parameters of the site 
constraints. 

3.2.2 Approval of Reserved Matters following Outline Approval 10/20/0716, is 
sought for the access, appearance, landscaping, layout and scale for the 
delivery of 165 dwellings along with associated infrastructure and public open 
space.  

3.2.3 The proposed will deliver: 21no. two bedroom units, 107no. three bedroom 
units, 31no. four bedroom units; and 6no five bedroom units. The plans 
include the provision of 33 affordable homes.  



3.2.4 The proposed housing is intended to reflect the local vernacular, with a mix of 
14 house types, ranging from 1 to 2.5 storeys, and offering detached, semi-
detached and mews properties, providing visual interest and distinctiveness.  

3.2.5 Vehicular access will be provided via three access points off Whalley Old 
Road. The western most access is in the form of a priority junction. The 
eastern most access is a four arm roundabout, which will serve the 
development and offer a potential link to the North East Blackburn housing 
allocation. The third access is at the mid-point of the others and is in the form 
of a dedicated private drive, serving just three dwellings. The proposal also 
provides for pedestrian linkages, including direct access to Croft Head Road, 
which is to the south of the site. 

3.2.6 The internal road network includes a mixture of primary streets, rural streets 
and shared private drives, incorporating design features and landscaping 
intended to provide for a safe and visually interesting environment. 

3.2.7 The development also provides for 3.15Ha of public open space / green 
infrastructure. This includes a linear pedestrian cycle route set within a green 
corridor and connecting in to a network of footpaths around the site. Arrival 
greens are also provided at key access points in/out of the site. 

 
Fig 2: Proposed site layout 

 

3.3 Development Plan 
 

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

3.3.2 Core Strategy 

 CS1 – A Targeted Growth Strategy 

 CS5 - Locations for New Housing 



 CS6 – Housing Targets 

 CS7 – Types of Housing 

 CS8 – Affordable Housing Requirements 

 CS16 – Form and Design of New Development 

 CS18 – The Borough’s Landscapes 

 CS19 – Green Infrastructure 

3.3.3 Local Plan Part 2 

 Policy 1 – The Urban Boundary  

 Policy 7 – Sustainable and Viable Development 

 Policy 8 – Development and People 

 Policy 9 – Development and the Environment  

 Policy 10 – Accessibility and Transport 

 Policy 11 – Design 

 Policy 12 – Developer Contributions 

 Policy 16/9 – Housing Land Allocations (Gib Lane Development Site, 
Blackburn) 

 Policy 18 – Housing Mix 

 Policy 36 – Climate Change 

 Policy 40 – Integrating Green Infrastructure and Ecological Networks 
with New Development 
 

3.4 Other Material Planning Considerations 
 

3.4.1 Residential Design Guide Supplementary Planning Document  
 

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

 
3.4.2 National Planning Policy Framework (NPPF) (20121 

Particular emphasis upon section 4 of the NPPF, which relates to decision 
making, section 5: delivering a sufficient supply of high quality homes, and 
Section 8; promoting healthy and safe communities. 

3.4 Assessment 
 

3.4.1 The principle of residential development of the site has been established 
through the approval of outline planning application 10/20/0716 at the 
February 2021 meeting of the Planning and Highways Committee. Approval of 
this Reserved Matters application is therefore limited to the following matters; 

Appearance:  Aspects of a building or place which affect the way it looks, 
including the exterior of the development. 
Landscaping:  The improvement or protection of the amenities of the site and 
the surrounding area; this could include planting trees or hedges as a screen. 



Layout: Includes buildings, routes and open spaces within the development 
and the way they are laid out in relation to buildings, routes and open space 
outside the development. 
Means of Access:  Covers accessibility for all routes to and within the site, as 
well as the way they link up to other roads and pathways outside the site. 
Scale:  Includes information on the size of the development, including the 
height, width and length of each proposed building. 
 

3.4.2 Appearance: In general terms, Policy 11 requires all development proposals 
to represent a good standard of design through demonstrating an 
understanding of the sites wider context, and making a positive contribution to 
visual amenity. 

 
3.4.3 A range of house types are proposed across the development. The house 

types reflect local vernacular traits, with a mix of 14 different house types 
providing visual interest and distinctiveness. Examples are shown below; 
 

  
 

   
 

  
 



3.4.4 The range of house types provide for a varied yet proportionate street scape, 
in response to local vernacular and the site constraints.  Illustrative street 
scenes are show below; 

 

 
 
3.4.5 Dwellings are proportionate in scale to the site’s setting, comprising 1, 2 and 

2.5 storeys. The 2.5 storey units are generally located within the central 
section of the site, ensuring the units fronting Whalley Old Road are 1 or 2 
storey. This serves to ensure the development relates effectively to the 
existing bungalow accommodation that characterises the north side of 
Whalley Old Road, in this location. 
 

3.4.6 The submitted materials schedule highlights the use of 3 different brick types, 
with grey roof tiles.  The proposals are considered to harmonise and 
compliment development within the surrounding area, though, ultimately, 
material selection will be secured via a separate condition discharge 
application. 
 

3.4.7 Pockets of public open space includes new and established green spaces that 
thread through and surround the developed parts of the site. These green 
spaces are intended to be multi functional and are positioned on main 
movement lines, which serves to ensure they are overlooked, usable, 
accessible and safe. The green spaces also provide pedestrian and cycle  
links to the employment area to the south of the site and housing allocations 
to the north, providing permeability through and beyond the site.   
 

3.4.8 Appropriately robust brick and reconstituted stone boundary treatments are 
included at key points within and on the fringe of the built development, 
adjacent to the sensitive public realm.  The existing stone wall fronting 
Whalley Old Road will be retained and made good, where necessary. The 
remainder of the frontage will be formed by metal railings, supplemented with 
planting.  Close boarded timber fences will generally delineate property 
boundaries to the side and rear.  Implementation of the boundary treatments 
shall be secured via condition. 

3.4.9 The appearance of the development is found to be in accordance with Policies 
9, 10 and 11 of The Local Plan Part 2, and The Framework. 



3.4.10 Means of Access:  Local Plan Policy 10 outlines a general requirement for all 
development proposals to not prejudice road safety, or the safe and 
convenient movement of all highway users. 

3.4.11 The proposal provides for 3 vehicular access points linking to Whalley Old 
Road. The western most access is in the form of a priority junction. The 
eastern most access is a four arm roundabout, which will serve the 
development and offer a potential link to the North East Blackburn housing 
allocation. The third access is towards the mid-point of the others and is in the 
form of a dedicated private drive, serving just three dwellings. The junction 
designs are detailed on the following images. 

   

  

3.4.12 The Council’s highway team have appraised the submitted details and 
following clarification on vehicular sightlines and swept path analysis of 
vehicles turning at the western most access/egress have raised no objection 
to the location or form of the new vehicular and pedestrian access points. That 
position being subject to a suiatbly worded condition to protect sightlines in 
perpetuity.  

3.4.13The public objection received on behalf of the Sunny Bower Community Group 
outlines concerns with the current scheme, principally in relation to changes to 
the scheme presented at outline stage. Issues relating to the relocation of the 
access positions and lack of a ‘priority turning lane’ are highlighted, along with 



concerns regarding road narrowing/realignment. The objections are detailed 
within section 9 of this report.   

3.4.14 When appraising the merits of the public objection, Members should note that 
the details presented in support of Outline Planning Permission 10/20/0716 
were indicative only. This is evidenced by the fact the outline application was 
a ‘red line’ application concerned solely with establishing the principal of 
residential development of the site. All matters, including access, were 
subsequently reserved for assessment through Reserved Matters 
application(s). This issue was also referenced at paragraph 3.5.25 of the 
report presented to Members at the February 2021 meeting;  

 “The proposal’s outline form with all matters reserved means that there are no 
fixed details of the access arrangements for the development, though 
indicative details are provided within the submission and identify two new 
junctions with Whalley Old Road”. 

3.4.15 Members should also consider that turning in to / out of the site at the western 
and central access/egress can also be achieved via the introduction of 
appropriate road markings via s278 works, or through the introduction of traffic 
regulation orders. Any reduction or realignment of Whalley Old Road need 
not, therefore, affect the free flow of traffic as the objection suggests.  

3.4.16 Additional concerns set out in public objections relating to the impact of the 
development upon the junction of Whalley Old Road and Brownhill Drive / 
Whitebirk Drive were addressed at outline stage when the impact of 165 
dwellings on the surrounding highway network was appraised. It is not 
reasonable, therefore, to revisit those assessments at this reserved matters 
stage given the quantum of development has not altered.  

3.4.17 Assessment in relation to the other highway impacts of the development, 
including internal road hierarchy, parking provision and pedestrian and cycle 
linkages are discussed within the ‘layout’ section of this report. 

3.4.18 In summary, the proposed means of access are considered to be acceptable 
and compliance with Policy 10 is achieved. 

3.4.19 Landscaping: Full soft landscaping details, including planting species and 
densities, have been submitted with the application.   
 

3.4.20 Existing trees within the south west corner of the site are to be retained within 
public open space areas. All retained trees will be appropriately protected 
during the construction phase. 

3.4.21 Feature trees will be used to create focal points within the development and 
offer seasonal interest. Internal to the site, a combination of street trees will 
strengthen the visual aesthetic of the street scene. Retained perimeter trees 
and hedgerows will be supplemented with new native planting to create 
natural landscape corridors, offering ecological as well as visual benefit.   



3.4.22 Landscaping is considered to appropriately integrate with the existing natural 
land form.  Pockets of green public open space / green corridors feature 
across the site at suitable key locations, effecting the break-up of the built 
development into defined parcels.  Tree lined streets, including grass verges, 
feature along sections of the primary road network.  Trees are also included 
with a significant proportion of front gardens.  
 

3.4.23 The emphasis that the revised Framework (July 2021) applies to tree planting, 
in the context of design and bio-diversity enhancement, should be 
acknowledged.  The scope of planting proposed is considered to appropriately 
respond to the Frameworks requirements. 
 

3.4.24 The Council’s Arboricultural consultee is supportive of the landscape 
proposals, in acknowledgement of a good mix of native trees, hedges and 
shrubs with some ornamental species suitable for residential development.  
Implementation will be secured via condition, as will submission of a future 
Management and Maintenance Strategy.   
 

3.4.25 Landscaping of the development is found to be in accordance with Policies 9, 
11 and 40 of The Local Plan Part 2, and The Framework. 
 

3.4.26 Layout: Primary vehicle / pedestrian access is proposed to the southern side 
of Whalley Old Road, in the form of two access junctions. An additional private 
drive serving three units is also proposed. A new 2m wide footpath will be 
provided along the length of the site boundary. 

 

3.4.27 Existing vegetation is retained to peripheral edges, which will be integrated 
into areas of open space and green corridors.  As previously noted, open 
space includes an approximate 3.5 hectare expanse throughout the 
development. 

 

3.4.28 A well-defined street hierarchy is proposed, aiding permeability and legibility. 
Traffic calming measures in the form of contoured street patterns and build 
outs are also included.  These measures also add to street character which is 
further established by proportionate and well positioned frontage planting.    
 

3.4.29 The primary vehicular route through the site is 5.5m in width and is designed 
to be easily distinguishable from other routes.  It features robust road edges 
and vehicle crossovers to private drives.  Strong structural landscaping and 
shrub planting provide an attractive route. The secondary routes, also referred 
to as ‘rural streets’, are 4.8m width, with a series of narrower private, 
unadoptable, drives serving up to 6 properties.  Carriageway widths are 
appropriate in defining a transition from the primary road network route 
through to the smaller tertiary routes.  
 

3.4.30 The overall highway proposal provides for a legible and efficient street 
network. Furthermore, the provision of swept path analysis also demonstrates 
that the network provides for appropriate manoeuvring space for larger refuse 
vehicles, or similar.  

 



3.4.31 The existing public rights of way are retained in their current alignment and 
incorporated into green corridors. 

 
3.4.32 The site is well served by pedestrian and cycle links within and to destinations 

beyond, including connections to the employment area to the south and the 
Borough’s strategic housing sites to the north. 

 
3.4.33 In-curtilage parking is provided in the form of driveways and garages.  The 

overwhelming majority of plots benefit from the benchmark standards, as set 
out below.  A very modest shortfall in driveway dimensions and integral 
garages is, however, proposed to some plots.  All detached garages are the 
requisite dimension.  Overall, given the benefits arising from the development, 
and having regard to The Framework’s presumption in favour of sustainable 
development, parking provision is considered to be acceptable. 

 

 2 spaces for a 2/3 bed; 

 3 spaces for a 4+ bed; 

 Driveway dimensions 5.5m x 2.4m per car space; and  

 Garage dimensions 3m x 6m per car space. 
 
3.4.34 Where practicable, in-curtilage parking is provided to the side of dwellings, 

thereby avoiding unwarranted hard surface / car dominated frontages and 
affording opportunity for additional green space.   

 
3.4.35 Support for the layout is offered by the Council’s Highways consultees, 

following a detailed review of the submission, subject to conditions attached to 
the outline permission and conditions to preserve sightlines at the access 
points linking to Whalley Old Road. 

 
3.4.36 Development is outward facing to peripheral edges (with the exception of the 

eastern boundary), taking advantage of the attractive landscape features and 
adding visual interest to the scheme. Properties are orientated to provide 
active frontages to all streetscapes. Dwellings which are located on corner 
plots, at street intersections, are to be articulated to define the corner and 
provide active interfaces on both sides. 

 
3.3.37 Interface distances (between proposed dwellings) is broadly compliant with 

the following adopted standards: 
 

 21m between facing habitable room windows; 

 13.5m between habitable room windows and non-habitable room 
windows / blank elevations; 

 For each additional storey above 2 storeys or where land levels create 
an equivalent difference, an additional 3m separation will be required. 

 
3.4.38 Interface distances between proposed and peripheral existing dwellings is in 

accordance with the adopted standards. 
 
3.4.39 Housing mix, as set out above, is appropriate and in accordance with the 

Councils strategic requirements. 



 
3.4.40 The layout of the development is found to be in accordance with Policies 8, 9, 

10, 11, 18 and 40 of The Local Plan Part 2, and The Framework. 
 
3.4.41 Scale: Proposed dwellings are a mix of 1, 2 and 2.5 storey 3, 4 & 5 bed 

detached, semi-detached and town / mews (as set out in the above schedule).  
All are proportionate to their plot sizes and the serving street network.  The 
following image details the height of the proposed housing throughout the site; 
 
 

  
 
3.4.42 The overall scale of the proposal is considered to respond well to existing 

peripheral housing and to the rural fringe, thereby ensuring a sympathetic and 
proportionate development.  Furthermore, extensive planting across the site 
will help soften and aid assimilation into the surroundings. 

3.4.43 The scale of the development is found to be in accordance with Policies 8, 9, 
10, 11 and 40 of The Local Plan Part 2, and The Framework. 

3.4.44 Other Matters: 

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

3.4.45 As highlighted previously, the site is bordered to the south-east by industrial 
development, the most noteworthy being Blackburn Chemicals Ltd, which is a 
site regulated by the Environment Agency. In addition to the Blackburn 
Chemicals site, there are two Environment Agency permitted sites on 
Whitebirk Industrial Estate that have potential to cause odour complaints. Both 
sites manufacture pet food and are operated by the same company 

3.4.46 In response to issues raised at outline stage by the Public Protection team, 
the Environment Agency and an objection from Blackburn Chemicals, an 
assessment of odour and noise impacts upon the development has been 
undertaken and submitted in support of this reserved matters application.  



3.4.47 Planning policy requirements (paragraph 187 of the Framework) state that 
new development should integrate effectively with existing businesses and not 
place unreasonable restrictions upon them. Where the operation of an existing 
permitted facility could have significant adverse effects on new development, 
the applicant should be required to provide suitable mitigation for these 
effects. Mitigation can be provided through the design of the new development 
to minimise exposure to the neighbouring permitted facility and / or through 
financial contributions to the operator of the facility to support measures that 
minimise impacts. 

3.4.48 Noise: The current application has been supported by an acoustic 
assessment undertaken on behalf of the developer by ‘Professional Consult’ 
(PC). The acoustic data provided by PC, in support of the application 
proposed that with mitigation, acoustic standards would be met within the 
proposed dwellings. Reference was made to the usual acoustic standards that 
would be applied in these circumstances i.e. BS 4142 and BS 8233. 

3.4.49 The initial data provided by PC has been queried by Blackburn Chemicals, 
who commissioned their own acoustic assessment undertaken by ‘Dragonfly’. 
The Dragonfly submission, which undertook noise monitoring within the 
Blackburn Chemicals site, suggested that higher levels of noise may be 
present than those modelled by PC. Subsequently, indicative on-site readings 
by the Council’s Public Protection team were undertaken and dialogue with 
PC opened. The outcome of which has been to agree that the data provided 
by Dragonfly on behalf of Blackburn Chemicals is the most representative 
data to rely upon. 

3.4.50 PC has since undertaken a remodelling of the noise impacts based upon the 
data obtained from Dragonfly. The addendum report submitted by PC 
indicates that appropriate acoustic levels can be provided for future 
occupants, subject to the following additional mitigation; 

 Construction of a significant acoustic bund along the southern 

boundary of the site. Due to its size this would need to be engineered as an 

earth bund with, presumably, an acoustic barrier on top. It is proposed that the 

full specification of this bund could be agreed in writing at a later date, 

secured via condition. 

 Garden areas to have 2.5 m high acoustic barriers to certain plots.   

 A bedroom night time internal noise design criteria of LAeq,T 25 dB(A) 

with windows open. (*This represents 5 dB below the 30 dB(A) standard for 

anonymous noise contained within BS 8233).  

 Plots that do not meet the LAeq,T 25 dB(A) with windows open to be 

fitted with alternative ventilation. This will include mechanical ventilation for 

those plots that overlook Blackburn Chemicals, as detailed in appendix 3 of 

the technical notes. The premises runs 24/7 and noise levels at night are 

similar to those during the day so it is important the residents have an 

alternative to opening their windows for ventilation.  



 
3.4.51 The following matters should also be noted; 

 A small number of garden plots will have a positive rating level 

according to BS4142. The highest being 2.8 dB(A). This does only affect a 

small number of plots as per Table 4 in the technical report 22.039.3.L2.  

 Generally the specific noise level in these garden areas is between 

42 dB(A) – 45 dB(A), these levels would suggest that the noise from the 

Blackburn chemicals site will be audible but these are not very high levels for 

an outdoor area.  

 Whilst there is some concern about the positive BS 4142 rating level 

these levels of noise are not sufficient to recommend refusal or insist that 

these plots are removed from the scheme. Guidance in BS 8233:2014 

suggests a limit of LAeq,T 50 dB is desirable for gardens and patios. Whilst 

this relates to anonymous noise sources the predicted garden area noise 

levels are well below this. 

 

3.4.52 The acoustic addendum is currently under consideration by Blackburn 
Chemicals and their appointed consultants. Any additional comment provided 
will be reported via the update report. 

 
3.4.53 Given the above assessment, the Council’s Public Protection team offer no 

objection subject to the mitigation measures detailed at section 3.4.50 being 
controlled by suitably worded planning conditions. Suggested wording is 
detailed at section 4.1 of this report. Accordingly, compliance with the relevant 
requirements of Policy 8 of the Local Plan Part 2. 

 
3.4.54 Odour:  Concerns related to potential odour impact were raised at the outline 

planning stage. Further consideration was not possible at that stage as the 
positions of housing was not fixed. Condition 13 of the Outline Approval 
10/20/0716 introduces a requirement for an odour (and noise) assessment  

 
3.4.55The current submission is supplemented by an odour technical note. The note 

confirms that review of the previous Odour Assessment undertaken in support 
of the outline application indicates that the overall effects are not considered 
to be significant in accordance with the stated guidance. Given this 
justification – and allowing for the outline condition that will need to be 
discharged independently of this current proposal – Public Protection 
colleagues have raised no concerns. Accordingly the proposal is considered 
to meet the relevant requirements of Policy 8 of the Local Plan part 2 

 
 
 
 
 
 
 



4.0 RECOMMENDATION 
 
4.1 Approve subject to the following conditions; 

 
1. Unless explicitly required by condition within this consent, the development 
hereby permitted shall be carried out in complete accordance with the 
following drawings;  
 
21-42-GA01_revision C, received 2nd November 2022 
HT-DGS01; HT-DG01; HT-SG01; HT-SS01; HT-AL01; HT-AP01; HT-AS01; 
HT-BE01; HT-BR01; HT-CH01; HT-CY01; HT-HA01; HT-JU01 (Juneberry); 
HT-JU01 (Juniper); HT-NE01; HT-PE01; HT-RW01; HT-SP01; and HT-WL01, 
received 19th July 2022 
2295-SCE-00-00-DR-C-0009_revision P02, received 19th July 2022 

 
 REASON:  For the avoidance of doubt and to clarify which plans are relevant 
to the consent. 
 
2. The development hereby approved shall be implemented in strict 
accordance with the boundary treatments specified in drawings; ‘Boundary 
Treatments_21-42-GA01’ and ‘Proposed Boundary Treatments_ 21-42-BT01’, 
received 19th July 2022. 
 
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. 
 
3. Notwithstanding the submitted details, prior to commencement of 
development hereby approved, a scheme detailing the provision of an 
acoustic bund/barrier along the southern part of the site shall be submitted to 
and approved in writing by the Local Planning Authority. The agreed scheme 
shall be implemented prior to first occupation of the development hereby 
approved and thereafter maintained and retained. 

 
 REASON: To safeguard amenity standards for future occupants, in 

accordance with the requirements of Policy 8 of the Blackburn with Darwen 
Borough Local Plan Part 2. 

 
 4.   The development hereby approved shall be carried out in strict 

accordance with the submitted ‘Detailed Landscape Proposals’ drawings, 
numbered; 

 
 WHA2206_PP01.00_Revision P3; WHA2206_PP01.01_Revision P3; 

WHA2206_PP01.02_Revision P3; WHA2206_PP01.03_Revision P3; 
WHA2206_PP01.04_Revision P3; WHA2206_PP01.05_Revision P3; 
WHA2206_PP01.06_Revision P3; WHA2206_PP01.07_Revision P3; 
WHA2206_PP01.08_Revision P3; WHA2206_PP01.09_Revision P3; 
WHA2206_PP01.10_Revision P3; WHA2206_PP01.11_Revision P3; 
WHA2206_PP01.12_Revision P3; WHA2206_PP01.13_Revision P3;  

 Received 5th October 2022. 



  
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. 

 
 5. Prior to first occupation of the development hereby approved, details of the 

proposed arrangements for future management and maintenance of the open 
space and any structures contained within the site shall be submitted to and 
approved by the local planning authority. The open space and structures shall 
thereafter be managed and maintained in accordance with the approved 
management and maintenance details. 

 
REASON:  To ensure the on-site open space is managed and maintained to 
an acceptable standard, in accordance with the requirements of Policy 40 of 
the Blackburn with Darwen Borough Local Plan Part 2. 
 

6. Garages hereby approved for each plot 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. 
 
7. Visibility splays at the site access/egress points 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 Policy 10 of the 
Blackburn with Darwen Borough Local Plan Part 2. 

 
4.2 Members are advised that a separate Discharge of Condition application was 

submitted by the applicant on the 25th October 2022, relating to the following 
conditions imposed on the outline planning permission: 

 
 “Discharge Condition Nos 6 "dust compression", 7 "site investigation", 10 

"remediation strategy", 11 "security lighting during construction phase", 12 "program 
of monitoring noise and vibration", 13 "noise and odour assessment", 16 
"construction method statement", 20 "scheme for routing of exceedance flows", 21 
"scheme for foul and surface water", 22 "management and maintenance plan for 



SuDs", 23 "arboricultural impact assessment and tree protection plan", 24 "scheme 
for invasive species", 25 "construction environment management plan", 28 "badger 
survey", 29 "amphibian RAMMS", 31 "landscape and habitat creation management 
plan", 32 "materials samples" and 33 "finished floor levels" pursuant to planning 
application 10/20/0716” – reference 10/22/1016. 

 
 The application is currently under consideration. 

 

5.0 PLANNING HISTORY 
 
10/20/0716 - Outline planning application (Regulation 4) with all matters 

reserved for residential development of up to 165 dwellings 
(Approved February 2020). 

 
6.0 CONSULTATIONS 
 
6.1 Public Consultation: 510 neighbouring properties have been individually 

consulted by letter, site notices displayed and press notice issued. 4 letters of 
objection have been received and are summarised within Section 9 of this 
report. 
  

6.2 Public Protection: There were a number of Environmental Protection 
considerations relating to this site at outline stage.  This included ground 
contamination, noise from the road network and industrial sources and 
potential odour from industrial sources.  
 
Most of the above issues were dealt with at outline stage with appropriate 
assessments and appropriate conditions being applied to permission 
10/20/0716. The remaining consideration at reserved matters stage was 
Noise, as at this stage the site layout has to be approved. 

 
It was clear at outline stage that much of the site would be suitable for 
residential use. However, there was concern that units built near the southern 
boundary adjacent to Whitebirk Industrial Estate might be unduly impacted 
upon by noise from industrial sources, in particular the closest noise source, 
Blackburn Chemicals. This might result in a loss of amenity to future occupiers 
of these properties and future complaints against and constraints upon 
existing business at the industrial estate.  
 
At reserved matters, it was a case of the developer presenting an appropriate 
site layout that ensured homes could be built without there being this loss of 
amenity to future occupiers. As with any scheme being built in proximity to 
noise sources there is an opportunity to propose noise mitigation measures in 
the form of glazing specifications, alternative ventilation and acoustic barriers.  
 
Assessments: The proposed layout submitted did provide some buffer zone 
between the proposed dwellings and the industrial estate. The acoustic data 
provided by Professional Consult, in support of the application proposed that 
with mitigation, acoustic standards would be met within the proposed 
dwellings. Ref was made to the usual acoustic standards that would be 
applied in these circumstances i.e. BS 4142 and BS 8233.  



 
However, there have been concerns raised about the data on which these 
conclusions were based and an additional assessment by Dragonfly 
Consulting, commissioned by Blackburn Chemicals, suggested that higher 
levels of noise may be present than those modelled by the original 
assessment.  
 
We have worked with the applicants’ acoustic consultant (Professional 
Consult) and have taken our own indicative noise readings. As a result of this 
exercise we felt that the data presented by Dragonfly Consulting represented 
the most representative data on which to rely upon. 
 
The site noise levels have been remodelled by Professional Consult using the 
data obtained by Dragonfly, we believe this represents a more robust dataset 
on which to base any conclusions. The plan below from the report shows the 
daytime noise modelling. 
 

 
 
The most recent addendum technical report submitted by Professional 
Consult recommends the following additional mitigation; 
 
• Construction of a significant acoustic bund along the southern 
boundary of the site. Due to it’s size this would need to be engineered as an 
earth bund with, presumably, an acoustic barrier on top. It is proposed that the 
full specification of this bund could be agreed in writing at a later date, 
secured via condition. 
• Garden areas to have 2.5 m high acoustic barriers to certain plots.   



• A bedroom night time internal noise design criteria of LAeq,T 25 dB(A) 
with windows open. *This represents 5 dB below the 30 dB(A) standard for 
anonymous noise contained within BS 8233.  
• Plots that do not meet the LAeq,T 25 dB(A) with windows open to be 
fitted with alternative ventilation. This will include mechanical ventilation for 
those plots that overlook Blackburn Chemicals, as detailed in appendix 3 of 
the technical notes. The premises runs 24/7 and noise levels at night are 
similar to those during the day so it is important the residents have an 
alternative to opening their windows for ventilation.  
 
 Also to note are; 
 
• A small number of garden plots will have a positive rating level 
according to BS4142. The highest being 2.8 dB(A). This does only affect a 
small number of plots as per Table 4 in the technical report 22.039.3.L2.  
• Generally the specific noise level in these garden areas is between 42 
dB(A) – 45 dB(A), these levels would suggest that the noise from the 
Blackburn chemicals site will be audible but these are not very high levels for 
an outdoor area.  
• Whilst there is some concern about the positive BS 4142 rating level 
these levels of noise are not sufficient to recommend refusal or insist that 
these plots are removed from the scheme. Guidance in BS 8233:2014 
suggests a limit of LAeq,T 50 dB is desirable for gardens and patios. Whilst 
this relates to anonymous noise sources the predicted garden area noise 
levels are well below this. 
• I think it is important that the developer manages expectations of 
prospective purchasers in respect of the adj industrial estate and the noise 
mitigation that is being installed in the scheme, in particular the mechanical 
ventilation being installed to some plots.  
 
In light of the above and our full consideration of the revised acoustic 
assessments and mitigation proposals we do not object to the application 
subject to the implementation of the control measures as detailed in the 
reports. The agreement of acoustic controls is included on the outline 
permission – condition 13. 
 
In addition, in light of the proposal to install a significant acoustic bund to the 
south of the site I believe it would be prudent to apply a condition to the 
permission requiring that the specification of the bund is agreed in writing prior 
to the commencement of the development.  
 
A suggested condition is below; 
 
Condition – Acoustic Bund / Barrier Scheme 
 
Prior to the commencement of the development a scheme for the design and 
erection of an acoustic bund along the southern part of the site shall be 
submitted and agreed in writing with the local planning authority. Prior to the 
occupation of the dwellings the agreed scheme shall be implemented (i.e. the 



bund and barriers to be constructed and installed) and retained for the 
duration of the approved use. 
Reason To protect local residents from noise sources on Whitebirk Industrial 
Estate. 
 

 
6.3 Highways: Footpath 48, Blackburn runs along the south east side of the 

development site. Any change of surface to the path must first be authorised 
by the Highway Authority prior to any improvements /alterations made 
including adding steps, stiles, gates or any other structures. The construction 
is likely to impact on the use or safety of the public footpath whilst under way, 
as such the applicant needs to apply for a temporary closure of the footpath. 

 
Two new vehicular access points are proposed on plan, these are to be taken 
from Whalley Old Road.  At the outline stage the following offsite highway 
works were recognised and deemed necessary to enable and support 
development, the proposal recognised the following mitigation works would 
also be required to facilitate development  
- Full footway along the Whalley Old Road site frontage.   
- Street lighting extension to the highway network for the site boundary  
- Traffic calming to Whalley Old Road  
- Widening of the carriageway along the site frontage  
- Two pedestrian crossover points  
Not all of the above are displayed on the Site Access Highway Works Drawing 
conditions imposed at outline stage. 
 
Sightlines at the site access/egress points to be safeguarded. 
 
Initially the revised refuse vehicle tracking drawings provided showed impact 
upon the kerb lines. The amended details are considered to be acceptable. 
 
A number of pedestrian routes are being provided along the northern and 
southern edge of the site, these are not wide enough to incorporate cyclists.  It 
is recognised however that there is a central link which is 3m wide, and this is 
able to support both pedestrians and cyclists. 
 
The main arterial/spine road is designed at 5.5m with the streets connecting 
off at 4.8m – this is acceptable. Footways should be provided both sides of 
the carriageway through the development. I noted there were potential service 
strip being introduced at 2.0m, we would request these are converted to 
footways.  Where there are sections of verges below 2.0, this is acceptable 
subject to there being no need for services, in these instances, the developer 
will be required to maintain these areas as part of their maintenance strategy.  
 
We have reviewed the parking, in accordance with the adopted parking 
standards.  The requirements are; 
- 2-3 bed – 2 car spaces and 2 secure cycle spaces per dwelling  
- 4 bed – 3 car spaces and 2 secure cycle spaces  
Having reviewed the drawings received, the scheme appear to deliver on the 
required number for the houses.  However some of the spaces do not conform 



to the regulation space and dimension. Justification offered by the developer 
in relation to additional hard standing around the parking areas. 

 
6.4 United Utilities: Initial objection based on possible conflict between the 

development and a required easement for a water main that crosses the site.  
 

The applicant has provided evidence through the use of trial holes to locate 
the precise position of the water main. Subsequently revising the position of 
plots 87 and 88 and a culvert to outside the water main easement. Objection 
removed. 

 
6.5 Drainage: No objections 

 
6.6 GMEU – Ecology: No objections.  

 
6.7 Tree Officer: The Landscape & Ecology Management Plan provides detailed 

information, providing a coherent, strategic and integrated approach to the 
future management, maintenance of the existing and proposed landscape 
components associated with the residential development of the site. The 
landscape plans include tree, hedge and shrub planting. Also turfing for grass 
lawns. The master landscape plan includes, species, varieties sizes, planting 
specifications and maintenance requirements. 
 
A feature of the landscape design are low hedges and shrub boarders 
associated with individual properties. 
 
The choice of tree, shrub, and hedge species are suitable for the site. The 
small to medium size tree species and varieties specified are appropriate to 
the space and constraints of the site. 
 
 

7.0 CONTACT OFFICER: Martin Kenny, Principal Planner 
  
8.0 DATE PREPARED: 8th November 2022 
 
 

 

 

 

 

 

 

 

 

 



9.0 SUMMARY OF REPRESENTATIONS 

Objection – Mike & Ann Wood, 41 Oakwood Avenue, Blackburn. Received: 09/08/2022 

 



 

 
 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

Objection – Stuart Booth, JWPC Limited. C/O Blackburn Chemicals. Received: 

23/08/2022 

 



 

 



 

 



 

 



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection – Stuart Booth, JWPC Limited. C/O Blackburn Chemicals. Received: 

14/09/2022 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection – Iain Sykes, Chairman Sunnybower Community Group. Received: 

10/10/2022 

 



 

 



 

 



 

 
 

 

 

Comment –  Iain Sykes, 4 Sunnybower Road, Blackburn. Received: 25/07/2022 

I would like to submit the following comments in consideration of the aforementioned 
planning application. 
 
Traffic calming – additional volume of traffic: 
An additional 165 dwellings is bound to bring with it a significant additional weight of traffic 
on a road which already carries a considerable amount of traffic. Not only is Whalley Old 
Road the primary throughfare for routes to Great Harwood, Clitheroe & Wilpshire, it is also 
the only route on and off the Sunny Bower estate. Whalley Old Road is also known for 
traffic travelling at excess speeds and has seen a number of incidents over the past few 
years, some more serious than others. We have asked Blackburn with Darwen Borough 
Council for traffic calming measures for Whalley Old Road, although they have refused until 
plans are in place for this development and will only then ask Highways to conduct a review. 
 
Developer vehicle parking: 
I have significant concerns over vehicular parking when the development actually starts, 
there is already very limited parking on Whalley Old Road as virtually all residents possess a 
driveway. Parking on the verge of Whalley Old Road is not an option, as it can already be 
difficult to pull out onto Whalley Old Road from side roads. 
 
Infrastructure: 
Are the developers going to inject money into the local economy to create additional 
capacity for schools, doctors and social services etc to cater for these additional houses? It is 
already exceedingly difficult to get an appointment to see a doctor in the local area. 
 
Filter lane to turn right onto Whalley Old Road: 
The traffic signals on the main filter lane to turn right onto Whalley Old Road are currently 
faulty, I have had significant dialogue with Blackburn with Darwen Borough Council over 



this, and although their contractor are apparently looking into this, these signals continue to 
cause significant traffic congestion. 
 
The above issues need to be addressed as a matter of urgency before Blackburn with 
Darwen Borough Council approve this application. Failure to do so would be disastrous and 
display a blatant disregard for local residents and those it is hoping to attract. 
 
 

 

Comment – Mr F Mahmed, 459 Whalley Old Road, Blackburn. Received: 27/07/2022 

In relation to the neighbour letter sent to my self at 459 Whalley Old Rd. If the 10/22/0722 

application is successful/approved by BwD ; 

 

1. When is the earliest the construction work will start? 

 

2. Due the proximity of my home to the application area and the fact that it can get very 

windy up Sunnybower there is very high risk of airbourne dust and dirt will be blown from 

the construction area and land on neighbouring residents home windows and cars. How will 

residents be compensated for the additional cost which will be incurred in cleaning the 

 

 


