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1.0 SUMMARY OF RECOMMENDATION

1.1 The proposed development is recommended to be refused planning 
permission for the reasons as stated in paragraph 4.1.

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE

2.1 This application is presented to the Committee through the Chair Referral 
process in accordance with the Scheme of Delegation.  The proposed 
development has been the subject of wide publicity with the local community.  
As a result, a total of 13no. objections have been received relating to the  
proposal. A summary of the objections is provided at 6.1 below.

2.2 The key issue to be addressed is whether the house would be appropriate 
development in the West Pennine Moors Green Belt, with particular reference 
to the following:

 Local and national planning policy considerations – impact on the 
Green Belt

 Is the design truly outstanding or innovative and does it represent the 
highest standards of architecture?

 Would the design significantly enhance its immediate setting?
 Would the design be sensitive to the defining characteristics of the 

local area?
 The Ecological context
 Highways considerations
 Drainage and related issues

2.3 At the outset, Members are advised that on 24th July 2018, the Government 
replaced the original NPPF with a revised version. Central to the applicant’s 
rationale for the proposed dwelling and to the objections raised against it is 
Paragraph 55 of the NPPF (March 2012).

2.4 Paragraph 55 stated: “Local Planning Authorities should avoid new isolated 
homes in the countryside unless there are special circumstances such as:

 the essential need for a rural worker to live permanently at or near their 
place of work in the countryside; or

 where such development would represent the optimal viable use of a 
heritage asset or would be appropriate enabling development to secure 
the future of heritage assets; or

 where the development would re-use redundant or disused buildings 
and lead to an enhancement to the immediate setting; or

 the exceptional quality or innovative nature of the design of the 
dwelling. Such a design should:
- be truly outstanding or innovative, helping to raise standards of 

design more generally in rural areas;
- reflect the highest standards in architecture;
- significantly enhance its immediate setting; and



- be sensitive to the defining characteristics of the local area.”

2.5 In the new NPPF (July 2018), these issues are dealt with in Paragraph 79, 
which states: “Planning policies and decisions should avoid the development 
of isolated homes in the countryside unless one or more of the following 
circumstances apply:

a) there is an essential need for a rural worker, including those taking 
majority control of a farm business, to live permanently at or near their 
place of work in the countryside;

b) the development would represent the optimal viable use of a heritage 
asset or would be appropriate enabling development to secure the 
future of heritage assets;

c) the development would re-use redundant or disused buildings and 
enhance its immediate setting;

d) the development would involve the subdivision of an existing residential 
dwelling; or

e) the design is of exceptional quality, in that it:
- is truly outstanding or innovative, reflecting the highest standards in 

architecture, and would help to raise standards of design more 
generally in rural areas; and

- would significantly enhance its immediate setting, and be sensitive 
to the defining characteristics of the local area”.[author’s emphasis]

2.6 It is considered that for the purpose of this assessment, the rationale behind 
the application remains unchanged, and that the only criterion in both the 
original and the new NPPF that the proposed dwelling could aspire to meet 
would be the quality of its design. But to ensure that this report is in 
accordance with latest policy, it will be referring to Paragraph 79 rather than 
Paragraph 55.

2.7 Where Paragraph 79 is referenced already in objectors’ letters, they are 
referring to the paragraph in the original NPPF (March 2012) where the 
purpose of the Green Belt is set out as follows: “The Government attaches 
great importance to Green Belts. The fundamental aim of Green Belt policy is 
to prevent urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their permanence”. This 
wording is incorporated into the new NPPF, unchanged, in Paragraph 133.

3.0 RATIONALE

3.1 Site and Surroundings

3.1.1 The site of the proposed development is located alongside Blackburn Road, 
between School View to the south and Wheatsheaf Brook to the north. The 
land lies outside the Edgworth village boundary and within the West Pennine 
Moors, on land designated as Green Belt.

3.1.2 School View, to the south of the site, is comprised of a row of modest stone-
fronted terraced cottages, presenting their rear elevations to Blackburn Road, 



most of these rear elevations being rendered and having single storey 
extensions. The cottages are set back from Blackburn Road and separated 
from the main highway by long strips of garden in between. School View is 
located on the northern-most tip of the village boundary.

3.1.3 Wheatsheaf Brook, to the north of the site, runs through a narrow, steeply-
sided valley, with a dense covering of trees and vegetation on both banks. 
The course of the brook, along with the woodland on both banks, forms an 
eastern limb to the Wayoh Reservoir Biological Heritage Site. This 
watercourse, although not in the ownership of United Utilities, feeds the 
Wayoh Impounding Reservoir. The south bank of the Brook and its woodland 
lie within the ownership of the applicant, although this is excluded from the 
proposed curtilage area. The land rises steeply from the Brook towards the 
south and the proposed site for the dwelling.

3.1.4 The application site is not the original school grounds, but land adjacent to the 
school grounds. Access is by way of a rough track that climbs up a steep 
slope from Blackburn Road onto the land proposed for the dwelling.

3.1.5 To the rear of the site is located Edgworth Views, a modern housing 
development off School Lane, also located within the Green Belt. This 
development was formed from buildings that had previously served as a 
school, and therefore represented the redevelopment of a previously 
developed site which, whilst pre-dating the NPPF, accords with Paragraph 
145 of the new Framework.

3.2 Proposed Development

3.2.1 The proposal is for full planning permission to be granted for a detached 
dwelling.

3.2.2 The proposal is the resubmission of planning application 10/17/0278 for two 
detached dwellings which was withdrawn by the applicant on 21st September 
2017.

3.2.3 The rationale for the new application is that the design of the dwelling has 
been “set to meet the criteria of outstanding design under Paragraph 55 (now 
79) of the NPPF (National Planning Policy Framework)”. Members are 
advised that Design Review Panels are set up for the purpose of reviewing 
proposals for Paragraph 79 applications prior to those applications being 
submitted to the Local Planning Authority. A presentation is made to the panel 
of proposals and advice is given both verbally at the presentation and later in 
a formal written form to the applicant. The proposed dwelling before the 
Committee has been through such a process (Places Matter Design Review), 
and the matter is discussed further under 3.5.8 below.

3.2.4 The proposed dwelling is comprised of modular box units sunk into the hillside 
on the east of the application site and emerging towards the west in widening 
arc formation. The building is single storey with a flat roof characterised by 
undulating gradual pitches. The grass covering is designed to provide a 



continuation of the landscape when viewed from the east. The west-facing 
elevations are characterised by glazed frontages, each modular unit 
comprising of two floor-to-eaves windows/French windows.   The proposed 
dwelling’s total floor area including the garaging, plant rooms and corridor 
links amounts to approximately 745 square metres (8,019 square feet). 

3.2.5 The dwelling is designed in such a way that the dwelling can be occupied 
either as a single dwelling, or as a dwelling with a ‘granny annex’ that can 
have a measure of privacy from the main house. At the outset to this 
application, the main house was to have been made up of four modules 
comprised of an open plan kitchen and communal living space, with separate 
dining room and five en-suite bedrooms. The annex was to have been made 
up of three modules, with similar internal layout but three bedrooms. 

3.2.6 Throughout this application process on-going discussions have been taking 
place between the LPA and the applicant and his agent, mainly centred 
around the principle of residential development in the Green Belt and the 
potential impact of the dwelling on the Green Belt – and this issue is 
addressed further on in this Report. In response to the concerns expressed by 
the LPA, the original proposals have been modified, with one module being 
removed from the main house thereby reducing the number of bedrooms from 
five to three. The communal living space and the annex remain as originally 
proposed. It is these amended plans that are before the Committee.

3.2.7 The main garden area is to the west of the dwelling, between the modules and 
Blackburn Road. Parking is provided to the rear for both the main dwelling and 
the annex, with a large central courtyard to the rear of the main dwelling and 
two smaller grassed areas behind the annex.

3.2.8 Access from Blackburn Road utilises the existing opening, with the driveway 
being located above the southern bank of Wheatsheaf Brook, approaching the 
property on its eastern aspect.   There is also a proposed footpath leading 
from the dwelling to Blackburn Road close to existing residential terrace off 
School Lane. 

3.3 Development Plan

3.3.1 Blackburn with Darwen Borough Local Plan Part 2 – Site Allocations and 
Development Management Policies (December 2015)

Policy 3: The Green Belt
Policy 6: Village Boundaries
Policy 9: Development and the Environment
Policy 41: Landscape
Policy 10: Accessibility and Transport
Policy 11: Design

3.3.2 Blackburn with Darwen Borough Local Plan Part 1 – The Core Strategy 
(January 2011)

Policy CS5: Locations for New Housing



Policy CS14: Green Belt
Policy CS15: Protection and Enhancement of Ecological Assets

3.4 Other Material Planning Considerations

3.4.1 National Planning Policy Framework (NPPF) (July 2018):

Section 13: Protecting Green Belt Land
Section 15: Conserving and Enhancing the Natural Environment
Section 5: Delivering a Sufficient Supply of Homes
Section 12: Achieving Well-Designed Places

3.5 Assessment

There are seven issues for Members to consider relating to the proposed 
development.  These are:

 Local plan and National planning policy
 Is the design truly outstanding or innovative and does it represent the 

highest standards of architecture?
 Would the design significantly enhance its immediate setting?
 Would the design be sensitive to the defining characteristics of the local 

area?
 Ecological context
 Highway considerations
 Drainage and related issues.

Local Plan Policy Considerations. 

3.5.1 The application site is situated outside the Edgworth village boundary and is 
designated in Policy 3 of the Local Plan Part 2 as being located within the 
Green Belt. Policy CS 14 of the Core Strategy (2011) indicated that the 
general extent of the Borough’s Green Belt would be maintained. The 
adoption of Local Plan 2 in December 2015 following consultation on minor 
alterations to its boundaries, amongst other policy issues, left the application 
site unaffected by the changes and still within the Green Belt. 

National Planning Policy Framework (NPPF) Considerations (2018). 

3.5.2 The National Planning Policy Framework describes the fundamental aim of 
Green Belt policy as being ‘to prevent urban sprawl by keeping land 
permanently open’ – and stating that it is their openness and permanence that 
are the essential characteristics of the Green Belt (NPPF Paragraph 133). The 
NPPF (Paragraph 145) states that a local planning authority should regard the 
construction of new buildings as inappropriate development in the Green Belt 
except in the following cases:  

 buildings for agriculture and forestry; 



 provision of appropriate facilities for outdoor sport, outdoor recreation 
and for cemeteries, as long as it preserves the openness of the Green 
Belt and does not conflict with the purposes of including land within it; 

 the extension or alteration of a building provided that it does not result 
in disproportionate additions over and above the size of the original 
building; 

 the replacement of a building, provided the new building is in the same 
use and not materially larger than the one it replaces; 

 limited infilling in villages, and limited affordable housing for local 
community needs under policies set out in the Local Plan; or 

 limited infilling or the partial or complete redevelopment of previously 
developed sites (brownfield land), whether redundant or in continuing 
use (excluding temporary buildings), which would not have a greater 
impact on the openness of the Green Belt and the purpose of including 
land within it than the existing development.

These requirements are enshrined in Policy 3 of the Local Plan Part 2. The 
proposed development does not conform to any of these categories in 
particular the latter two elements relating to “infilling”.  The application site is 
located outside the main body of the village and there is a clear definition on 
the ground, between the edge of the settlement and the loose arrangement of 
buildings to the south-west, north-west and south-east along Blackburn Road 
and School Lane.  The greener surroundings in which the application site is 
located sets the area apart from the main built-up area and the existing 
buildings along Blackburn Road.   Members are therefore advised that the 
proposal would be inappropriate development in the Green Belt. 

Impact on the openness of the Green Belt

3.5.3 The fundamental aim of the Green Belt policy is to prevent urban sprawl by 
keeping land permanently open; the essential characteristics of Green Belts 
are their openness and their permanence.  The application site lies behind a 
roadside dry stone wall and undulating elevated land with pockets of 
landscaping.  Paragraph 3.1.1 to 3.1.5 describes in detail the context of the 
application site with its surroundings.  The application site is at a higher level 
to the road level along Blackburn Road and is partly obscured by the 
undulating land, however the site is visible from the wider area to the west and 
east.  The proposal would result in the introduction of a substantially 
proportioned dwelling and areas of hardstanding (driveway, turning area) that 
is at odds to the immediate surrounding area (745 square metres in total).  
Whilst the proposed design of the dwelling aims to reduce its visual impact by 
utilising the topography of the land and introducing a “green roof” and 
landscaping, it is considered that the proposed dwelling would still introduce a 
prominent substantial presence of a building in an otherwise open landscape.  
As such, Members are advised that the proposal would result in the loss of a 
substantial part of an open area of land to built development, thereby harming 
the openness of the Green Belt. 

3.5.4 In Paragraph 79, the revised NPPF addresses the issue of the development of 
isolated homes in the countryside generally and states this: 



3.5.5 “Planning policies and decisions should avoid the development of isolated 
homes in the countryside unless one or more of the following circumstances 
apply:
a) there is an essential need for a rural worker, including those taking majority 
control of a farm business, to live permanently at or near their place of work in 
the countryside;
b) the development would represent the optimal viable use of a heritage asset 
or would be appropriate enabling development to secure the future of heritage 
assets;
c) the development would re-use redundant or disused buildings and enhance 
its immediate setting;
d) the development would involve the subdivision of an existing residential 
dwelling; or
e) the design is of exceptional quality, in that it:
- is truly outstanding or innovative, reflecting the highest standards in 
architecture, and would help to raise standards of design more generally in 
rural areas; and
- would significantly enhance its immediate setting, and be sensitive to the 
defining characteristics of the local area.”

3.5.6 The term ‘isolated homes in the countryside’ was recently defined in the Court 
of Appeal (Braintree District Council v Secretary of State for Communities and 
Local Government 2018). In his judgement, Lord Justice Lindblom stated that 
the term “simply differentiates between the development of housing within a 
settlement – or village – and new dwellings that would be ‘isolated’ in the 
sense of being separate or remote from a settlement”. 

3.5.7 The first four statements of Paragraph 79 would not be relevant to the 
proposal before the Committee. For consideration, then, are the criteria at 
point ‘e’, and whether or not the proposed dwelling “is truly outstanding or 
innovative, reflecting the highest standards in architecture, and would help to 
raise standards of design more generally in rural areas” and,  “would 
significantly enhance its immediate setting, and be sensitive to the defining 
characteristics of the local area.”

Is the design truly outstanding or innovative and does it represent the highest 
standards of architecture? 

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



3.5.9 The Review Panel’s final response dated 19th January 2018, encouraged the 
applicant to take a step back, to clearly define the narrative of the proposition, 
and then to ensure that they take the design development a stage further on 
to create a more delightful and detailed approach. It went further by advising 
the applicant “that there needs to be a real understanding of the landscape, 
which must not be treated as cosmetic, but as a defining feature of the 
proposition”. At that time the Panel felt the proposal was a “RIBA Stage 
behind that required for a detailed planning submission, particularly a 
paragraph 55 (now 79) application.”

3.5.10 The proposed design is explained in the architects’ amended supporting 
statement dated 5th September 2018 in the following manner:

“Feedback following the Design Review solidified some of the 
exceptional design features previously proposed. In particular the 
design was commended for the courtyard which “opens to the sky” 
breaking the traditional garden typology, re-locating the garden to the 
heart of the home, providing a close connectivity to the outdoors and 
promoting an exceptional quality of health and well-being. Another 
aspect of the design that impressed the Design Review panel - the 
“Slip views” that provide a progressional movement throughout the 
building. Upon arrival, access to the main dwelling is through the open 
courtyard that presents a series of internal vistas that lead the 
occupants around the home. 
“In response to ‘Paragraph 79e’ of the NPPF, the proposed dwelling 
has a strong environmental remit. A Septic Tank will be installed, 
constructing a bore hole too, that recycles grey water into fresh water 
for the family and reducing the dependency on the local utility 
infrastructure. Another environmental design aspect is the installation 
of a Ground Source Heat Pump, which will heat the home using the 
substructure. Despite a need for electricity to be supplied to the new 
dwelling, the ground source heat pump will reduce the overall electricity 
consumption.
“The proposed dwelling provides a range of thermal properties, both 
natural and man-made. Firstly, the home is naturally insulated as one 
side of the building is built into the embankment. Secondly, the dwelling 
is to be constructed out of ICF - Insulated Concrete Formwork. This 
allows the home to be constructed rapidly, reducing construction time 
and minimising disruption to the neighbouring properties. This highly 
innovative form of construction is 40% more efficient than conventional 
construction. The central courtyard allows the home to be naturally 
ventilated and heated with cross flow ventilation throughout the building 
and solar gain. The proposed renewable energies will ‘raise standards 
of design more generally in rural areas’ and make people aware of the 
possibilities of dwellings that can be environmentally friendly using 
natural assets of these rural areas. 
“An important aspect of the design is to ensure it harmonises with the 
existing local vernacular and aesthetic. The external finishes have 
taken precedent from the existing immediate context. Local stone will 
be applied to the dwelling, promoting local businesses, reducing travel 



distances of loading on site and ensuring the dwelling is ‘sensitive to 
the defining characteristics of the local area… 
“The proposed dwelling merges the roof into the existing topography, 
lowering the building into the ground and allowing a minimal impact to 
the immediate properties with NO visual intrusion, yet creates landmark 
architecture on the peninsula outcrop”.

3.5.11 It is considered that the design is in accordance with the requirements of 
Policy 11 of the Local Plan 2 in expressing a high quality architectural style.   
The proposal is a bespoke response to the site and the surroundings.  The 
structure is considered to work well, splaying out from the hillside, the modular 
structure and grassed-roof form integrating well. The insulated concrete 
structure is proposed for giving efficiency of construction and minimising 
disruption to neighbouring properties. The finished building includes dry stone 
wall cladding, a material that takes account of the surrounding vernacular. 
Glazing is of good proportion and sufficient to allow light into the interior of the 
dwelling, which is additionally lit – and ventilated – by the open central 
courtyard.

3.5.12 The assessment, however, is not whether the proposal is vernacular or 
modern/incongruous, but rather whether it is a truly outstanding or innovative 
design and helps raise the standard of design more generally in the rural area. 
More specifically, the assessment must determine whether or not the design 
is of such outstanding quality as to negate the general presumption against 
inappropriate development in the Green Belt.

3.5.13 Whilst submission documents describe the building as ‘innovative’, the 
dwelling is not considered to be so. The modular style of the living 
accommodation, the materials proposed to be used in the dwelling’s 
construction, and the use of renewable technologies are known and used in 
the construction industry, and therefore not considered to be innovative. The 
employment of the sloping landscape into which to insert the building has 
been previously used also; and although providing a high quality design 
response to the question of integrating a new dwelling into the Green Belt site, 
the proposal is not considered to be so outstanding or innovative as to 
outweigh the harm to the Green Belt.

3.5.14 In considering an appeal against a refusal for a Paragraph 55 (now 79) house 
in Solihull, an Inspector noted the evolution of the design following analysis 
and critique from a design review panel; and although there were strong 
positives in the proposal, found that the design “would not elevate the building 
to such a level that it would clearly outweigh the harm to the Green Belt by 
reason of inappropriateness” (decision dated 8th May 2018 - appeal reference 
APP/Q4625/W/17/3189652). Similarly in the application before Committee, it 
is considered that there are strong positives within the design that, in a 
countryside area might tip the balance in favour of the proposal. However, 
given the status of the application site as Green Belt, it is considered that the 
harm accrued would not be outweighed by the design.



Would the design significantly enhance its immediate setting? 

3.5.15The immediate setting is comprised of a wide expanse of unimproved 
grassland habitat. The land banks up towards the site from Blackburn Road 
on its western side. To the east the land continues in open vein across the 
former school playing field to Edgworth Views. To the south the land is 
bounded by School View, a small row of terraced dwellings whose gable end 
abuts the northern boundary of the village of Edgworth. To the north the land 
drops steeply to Wheatsheaf Brook. The application site, with its relatively 
wide frontage set above Blackburn Road, represents a definite visual break, 
marking a point where the village of Edgworth tapers out at School View and 
giving way to open countryside that drops down on the northern side of the 
site to Wheatsheaf Brook.

3.5.16 The Design Review Panel expressed a view that there needed to be “a real 
understanding of the landscape, which must not be treated as cosmetic, but 
as a defining feature of the proposition”. The submitted Ecological 
Management Plan demonstrates to a degree that this advice has been acted 
upon. The woodland, which lies outside the designated curtilage, is proposed 
to have bird and bat box provision installed. The grassland upon which the 
proposed dwelling is to be sited is to remain in situ and is designated as an 
‘enhanced grassland management’ area, with the sowing of appropriate wild 
flower grassland seed, and with native fruit trees and hedgerow marking the 
eastern boundary of the site.

3.5.17 However, a fundamental aim of Green Belt policy, as set out in Paragraph 133 
of the NPPF, is to prevent urban sprawl by keeping land permanently open, 
with openness and permanence identified as being two of the essential 
characteristics of Green Belt.

3.5.18 To this extent, introducing a dwelling to this site would result in built 
development where there is presently none. Even with the proposal to merge 
the dwelling into the hillside and to manage the landscape around it, the 
emergence of the dwelling on its western aspect, and the projection of the 
building and roof above, is considered to have an unacceptable impact on the 
openness and permanence of the Green Belt, notwithstanding the presence of 
the ribbon of terraced dwellings to the south of the site. Consequently, it is 
considered that the design fails to significantly enhance the immediate setting, 
contrary to Policies 3 and 8 of Local Plan Part 2 and the NPPF.

Would the design be sensitive to the defining characteristics of the local area?

3.5.19 Earlier this year, a subterranean dwelling house in a field in Egerton, Bolton, 
was dismissed at appeal (decision dated 15th May 2018 – appeal reference 
APP/N4205/W/18/3192935). The design was found to have won the Northern 
Design Awards 2016, that it would take into account the topography of the 
site, the materials would take into account those used in the setting, and that it 



would be carbon neutral and eco-friendly. However, the proposed dwelling 
was not considered by the Inspector to be isolated, in that its site, although 
lying in Green Belt, was also located close to a settlement. She considered 
that the bullet point allowing for ‘exceptional or innovative design’ was 
therefore not relevant and the development remained inappropriate. What is 
considered of particular relevance in this case is that, where a development 
site is located within the Green Belt, but is also in close proximity to a built-up 
area, the site’s defining characteristics is drawn from both, and the proposed 
development must take account of both.

3.5.20 The wider context in which the application site is located encompasses the 
northernmost tip of the village of Edgworth, the woods along the watercourse 
that feeds into Wayoh Reservoir and open countryside to the east and west.

3.5.21 Paragraph 79 of the NPPF relates to isolated dwellings in the countryside. In 
geographical terms, the proposed dwelling is not isolated, but is proposed for 
land that abuts the village boundary and the terraced dwellings on School 
View. The context required to be assessed by Policy 11 of the Local Plan Part 
2 therefore includes taking into account the built and landscape features in 
which the development is to be set (11. 2.i)) and the long distance views of 
and into the development (11. 3.vii)).

3.5.22 The village boundary is drawn in such a way that, journeying northwards 
along Blackburn Road, the village of Edgworth integrates gradually into the 
surrounding countryside – the School View properties being set above the 
main road to the east, and the village boundary projecting further out on the 
west side to encompass the buildings at Hob Lane Farm. The fields then fall 
away to Wheatsheaf Brook. And so the vista currently looks over the dry 
stone walling, with unimpeded views of the tops of the trees that line the 
Brook. The proximity of the proposed dwelling to the village is such that it 
changes the nature of the relationship between the site and Edgworth. 
Notwithstanding the proposal to utilising stone as a vernacular material in the 
dwelling’s construction, it is considered that the proposal fails to connect with 
the movement from the newer dwellings located further into the village, to the 
more traditional rural cottages and farm buildings that stand against its 
northern boundary. 

3.5.23 Moreover, it is considered that the proposed new dwelling would have a 
greater footprint and be higher and bulkier than the buildings within the 
immediate setting. On that basis, it would result in the introduction of a 
significant quantum of development into what is currently a relatively 
development-free area, resulting in loss of openness contrary to the 
exceptions regarding development in the green belt set out in the NPPF. It is 
considered that introducing the urban form of the building and its environs into 
the landscape compromises the village boundary and significantly harms the 
Green Belt landscape as it stretches away from the village towards the Brook 
and encroaches into the Green Belt gap between Blackburn Road and 
Edgworth Views. It is therefore considered that the proposed development 
fails to be sensitive to the defining characteristics of the local area. The 
incongruous nature of the form of the development is insensitive to the 



manner in which the village tapers off into countryside and to the setting of 
Wheatsheaf Brook.

3.5.24 Approaching the site from the north, Blackburn Road drops down from Dingle 
Farm to Hob Lane Bridge, where the road crosses Wheatsheaf Brook. The 
road bends slightly eastwards, with the trees thinning out beyond the Brook. 
The vista encompasses Hob Lane Farm at the top of the rise to the west, with 
the application site being on the hillside to the left (east) of the highway. 
Currently, the village opens gently, with the School View cottages being 
visible only above their eaves level. It is towards the North and the Brook that 
the proposed dwelling presents the most prominent aspect of its form, with the 
roof being a rising feature that breaks into the vista. Irrespective of the 
landscape proposals, it is considered that the urban form would be an abrupt 
interruption in the landscape, in the open skyline and the open approach to 
Edgworth. Moreover, it is considered that the urbanisation of the site would be 
detrimental to the setting and experience of Wheatsheaf Brook. 

3.5.25 Existing views along School Lane to the east provide an open vista between 
Edgworth Villas, adjacent to the Lane, and the terraced dwellings along 
School View in the background. The view for walkers through the gap 
provided by the original playing fields and the application site is of the 
woodland that lines the course of Wheatsheaf Brook and the hills beyond. The 
proposed dwelling would be substantially screened from view, although it is 
not considered likely that the developed site would fully integrate with the 
wider field network. However, this openness of the land formed part of the 
reason for the Inspector upholding the Council’s decision to refuse a planning 
application for two dwellings on land to the south side of School Lane 
(Application reference: 10/16/0134, Appeal Reference: 
APP/M2372/W/16/3150769, dated 8th September 2016). The proposed 
dwelling, if approved, may add to the pressure to continue development into 
the Green Belt along School Lane as an ‘infill’ up to Edgworth Views. 

3.5.26 With regards to the built characteristics of the setting: the immediate area to 
the south of the site comprises the end of the village envelope and is 
characterised by a small cluster of stone built dwellings around Hob Lane and 
School lane which contribute to a distinctive village townscape representing a 
former pre-industrial hamlet. The proposed dwelling would have a significantly 
larger footprint and mass and in its emergence from the hillside would appear 
dominant in the countryside setting which would be at odds with the tight grain 
and modest proportions of the existing buildings and detract from the 
openness of the Green Belt. The use of modular buildings splaying out across 
a wide footprint within this context is considered at odds with the simpler 
proportions and modest character of the rural Pennine vernacular. In this 
respect they are considered to fail the criteria set out in Policy 11 of Local 
Plan 2 in that they fail to complement local character.

3.5.27 Paragraphs 5.10 and 5.11 of the Supporting Planning Statement make the 
case that the proposed dwelling represents infill dwelling and therefore has 
limited impact on the Green Belt. Paragraph 3.5.2 above illustrates why it is 
considered that the proposed development is not “infill development”.  It is 



considered that infill development is applicable to village development only 
and does not constitute an exception to Green Belt development, either in the 
NPPF or the Local Plan Part 2. The land is open to the north, east and west of 
the application site. Development therefore would not represent infilling but, 
by its proximity to Edgworth, it would appear as an extension to the village 
boundary (rather than being an isolated dwelling in the Green Belt). 
Paragraphs 133 and 136 of the NPPF emphasise the permanence of Green 
Belt and that ‘Green Belt boundaries should be altered only in exceptional 
circumstances’.

3.5.28 In these respects, the proposal is considered to be insensitive to the defining 
characteristics of the area, contrary to Policies 3, 8 and 11 of the Local Plan 2 
and the NPPF.

Ecological context:

3.5.29 Policy 9 of the Local Plan Part 2 sets out specific considerations in terms of 
the ecological context of the development if the proposed dwelling is to 
significantly enhance its immediate setting in accordance with Paragraph 79 
of the NPPF.

3.5.30 The Preliminary Ecological Appraisal submitted with the application indicated 
that the development will result in the levelling of areas of unimproved 
grassland habitat (Paragraph 4.1), which would represent a net loss of 
biodiversity on site and would therefore be contrary to the aims of the National 
Planning Policy Framework (NPPF) in aiming to achieve sustainable 
development and the obligations on public bodies to conserve and enhance 
biodiversity as required by the Natural Environment and Rural Communities 
(NERC) Act 2006.

3.5.31 However, the Ecological Management Plan’ referred to at 1.4 and 3.96 of the 
Appraisal has since been submitted. Principle in its summary of the site’s 
significance is the potential of the woodland and brook on the northern 
boundary of the development to provide habitats for various species. The 
semi-natural woodland is part of the Biological Heritage Site providing ‘high’ 
bird nesting potential, and ‘low’ to ‘moderate’ bat roosting potential. The 
woodland and watercourse provide a potential ‘dark corridor’ for commuting 
otters, whilst the Brook itself offers ‘good habitat for white-clawed crayfish due 
to lack of disturbance from humans/livestock, the rocky substrata and good 
water clarity’ (paragraphs 5.3, 5.2, 5.7 and 5.8). Badger paw prints were noted 
in the north-east corner of the site. 

3.5.32 The Ecological Management Plan (EMP) has been assessed by Capita 
Ecology on behalf of the Council. The EMP has demonstrated that 
development mitigation proposals would result in a positive management and 
enhancement of areas of unimproved grassland habitat and enhancement to 
the Biological Heritage Site. This is therefore considered to be a net gain for 
biodiversity on the site and therefore in accordance with both the NPPF and 
Policy CS15 of the adopted Core Strategy, which requires the Borough’s 
ecological assets to be protected, enhanced and managed with the aim of 



establishing and preserving functional networks which facilitate the movement 
of species and populations, and so helping achieve sustainable development. 
The Ecological Management Plan would need to be secured by condition, 
should the Committee approved the application, along with the requirement to 
plan for the eradication of Japanese knotweed.

3.5.33 The proposed site for the septic tank, received only on the 5th September, 
appears to be right on or outside of the curtilage of the proposed dwelling, on 
the edge of the woodland to the north-east of the development site. This 
proposal is considered to be contrary to Policy 9 of Local Plan 2. Capita 
Ecology have provided additional comments on this. The presence of the 
septic tank and road curtilage immediately adjacent to the Wayoh Reservoir
Biological Heritage Site represents an indirect and direct risk to ground water, 
disturbance and increased pressure upon the habitats through access, light 
spill, nutrients, and water quality. Its current siting is considered to be an 
infringement of a buffer area between the development and the Biological 
heritage Site. According to the design the septic tank is located under a tree. 
There are concerns as to the practicalities of installation and access during 
normal operations due to the location and long-term survival of the tree. 

3.5.34 The Environment Agency have refrained from commenting directly on this 
matter, but advise that the operator of a septic tank or small sewage treatment 
plant must check to see if they meet the General Binding Rules, and if not 
must then apply for an Environmental Permit from the Environment Agency.   
Further comments on the proposed siting of the septic tank from the Council’s 
Drainage Engineers will be reported in the Update Report. 

3.5.35 It is noted that septic tank is located under a tree. The proposal fails to 
consider the practicalities of installation and access during normal operations, 
and would result in interference in the root protection area and potential root 
perforation of the tank. The proposal is therefore considered to undermine the 
Ecological Management Plan. If the Committee is minded to approve the 
application, it is advised that the decision be deferred to allow time for 
negotiating a more acceptable site for the septic tank.

Highways considerations:

3.5.36 Policy 10 of Local Plan 2 requires development to ensure that the safe, 
efficient and convenient movement of all highway users is not prejudiced and 
that appropriate provision is made for vehicular access and parking in 
accordance with the Council’s adopted standards. Measures are required by 
the policy to encourage access by foot and bicycle.

3.5.37 The existing vehicular access currently allows for irregular access into the 
field which forms the application site. It is noted that this gated entrance 
requires vehicles to turn into and pull out of the site at a point along the 
highway located in a valley between steep gradients where vehicle speeds 
are permitted up to 40mph. The entrance to the site is not clearly visible from 
the northern approach until Hob Lane Bridge is reached. Adequate sightlines 
have not been demonstrated on the plans, and visibility for drivers exiting the 



application site is likely to be difficult. The requirement to improve sightlines is 
considered likely to compromise the trees and natural habitats along the 
Brook. It is considered that road safety and the safe, efficient and convenient 
movement of all highway users is not secured, and the proposals therefore 
not in accordance with Policy 10 of the Local Plan 2.

3.5.38 The Council’s parking standards requirements associated with the application 
are based on the number of bedrooms. The property is to have three 
bedrooms in the main area and three in the annex. Highways comments treat 
the dwelling as two dwellings, which would equate to an allowance of three 
spaces per property.  However, the application is being assessed as a single 
dwelling (and would be conditioned to remain as such if being recommended 
for approval). The details offer four parking spaces to the rear of the site, (the 
space dimensions being adequate). Parking arrangements are considered 
satisfactory and in accordance with Policy 10.

3.5.39 The lack of footpath alongside the highway between the site and the village is 
to be mitigated by a proposed pedestrian walkway along the walled 
embankment that fronts the site. Whilst this is considered to be in accordance 
with Policy 10 lack of detail as to how the path will visually affect the 
embankment and how it will break out of the site to join the highway makes an 
assessment of its impact on the setting difficult.

Drainage and related issues.

3.5.40 The watercourse adjacent to the proposed development site feeds Wayoh 
Impounding Reservoir and it is critical that water quality is protected, in 
accordance with Policy 9 of the Local Plan 2. It would appear that appropriate 
protection measures have been identified and agreed directly between the 
applicant and United Utilities (confirmed by both). The applicant has 
forwarded a list of catchment provisions that United Utilities would expect 
them to follow. These are general provisions dealing with fuel, plant and 
machinery, pesticides, and spillages. United Utilities have confirmed that they 
are happy with the proposals.

3.5.41 Whilst the amended plans show water run-off being directed down the 
driveway to a soakaway, general details relating to drainage have not been 
provided, although requested. However,  the Committee is advised that a 
request for more detailed information can be conditioned should the 
Committee decide to approve the application.

3.5.42 Details have been provided in regards to the discharge of human waste into a 
septic tank, and have been assessed at 3.5.32 and 33 above.

Conclusion

3.5.43 To conclude: Paragraph 133 of the NPPF states that “The Government 
attaches great importance to Green Belts. The fundamental aim of Green belt 
policy is to prevent urban sprawl by keeping land permanently open; the 



essential characteristics of Green Belts are their openness and their 
permanence”.

3.5.44 Paragraph79e of the NPPF requires decisions to avoid the development of 
isolated homes in the countryside unless the design is of exceptional quality, 
in that it:
- is truly outstanding or innovative, reflecting the highest standards in 
architecture, and would help to raise standards of design more generally in 
rural areas; and
- would significantly enhance its immediate setting, and be sensitive to the 
defining characteristics of the local area.

3.5.45 It is considered that:
- whilst being a high quality design, the proposed dwelling does not meet the 
criteria for being truly outstanding or innovative;
- that the immediate setting is not enhanced in that, whilst the proposals 
provide mitigation for the impact of the setting, the proposed dwelling would 
lead to the loss of openness and permanence to land in the Green Belt;
- that, whilst showing awareness of local materials, the dwelling fails to be 
sensitive to the overall defining characteristics of the local area as set out in 
3.5.19 above.

4.0 RECOMMENDATION

4.1 The proposed development is recommended to be refused planning 
permission for the following reasons:

 The proposal is considered to represent inappropriate development in 
the Green Belt as defined by Paragraph 145 of the NPPF. There are no 
special circumstances that would outweigh the harm caused to the 
Green Belt by reason of inappropriateness, and the harm caused to the 
openness and permanence to the of the Green Belt.  As such, the 
proposal would be contrary to the requirements of Paragraphs 143, 
144 and 145 of the National Planning Policy Framework (NPPF 2018) 
and Policy 3 of the Blackburn with Darwen Borough Local Plan Part 2.

 The proposed dwelling fails to meet the criteria within Paragraph 79 of 
the NPPF by virtue of it not being a truly exceptional, outstanding or 
innovative design and which would harm the defining characteristics of 
the local area due to it being detrimental to the character and visual 
amenity of the surrounding area, contrary to Paragraph 79 of the NPPF 
and Policy 11 of the Blackburn with Darwen Borough Local Plan Part 2.

 The proposed dwelling, by virtue of its scale and position in relation to 
both the adjacent built and natural environment, has failed to 
adequately address the connection between the development, the 
Green Belt and the end-of-village setting, contrary to Paragraphs 127 
and 131of the NPPF (2018) and Policy 11 of the Local Plan Part 2.

 The proposed dwelling, by virtue of the characteristics of Blackburn 
Road and its position in relation to the bend to the north of Hob Lane 
Bridge, has failed to demonstrate adequate sightlines to ensure clear 



visibility is achievable when exiting the site. Furthermore, to achieve 
the required site lines would require the removal of trees along the 
Blackburn Road frontage which would cause further harm to the visual 
amenities of the area contrary to Policies 10 and 11 of the Blackburn 
with Darwen Local Plan Part 2.

 The proposed dwelling, by virtue of the position of the septic tank, has 
failed to adequately address the potential harm to the trees and 
adjacent watercourse of the development, contrary to Policies 8 and 9 
of the Local Plan Part 2.

5.0 PLANNING HISTORY

5.1 10/17/0278 - Proposed erection of 2no. detached dwelling houses and new 
access road. Application withdrawn 21st September 2017.

5.2 10/87/1713 - Construction of a vehicular access off Blackburn Road. Refused 
under delegated powers 16th December 1987.

6.0 CONSULTATIONS

6.1 30 neighbouring properties were consulted and a site notice was erected. 13 
letters of objection have been received (Copies of the objection can be found 
in Section 9). The objections can be summarised as follows:

 Land is in the Green Belt and development would harm its openness.
 Land is beyond the recognised limits of the village.
 Access is on a dangerous bend and close to a dangerous rise.
 Application form and documentation wrong or misleading.
 Danger of Wheatsheaf Brook being contaminated by construction 

materials and chemicals.
 Ownership of land adjacent to the Wheatsheaf Brook disputed ( the 

applicant has responded by providing land registry documents to 
illustrate that they are the owners of the application site as defined 
within the red and blue boundaries).

 Development site is not infill but outside the development boundary of 
Edgworth Village.

 Construction of oversized dwelling on the site would result in 
development where currently there is none.

 Development is not affordable housing.
 Development is contrary to fundamental aim of keeping the Green Belt 

open – the loss of openness would be significant. The introduction of 
access gates and the domestication of the countryside harmful to 
visual amenity.

 Design and layout not in keeping with adjoining dwellings due to size 
and modern appearance.

 Size of the development dwarfs School View.
 Site overlooked by windows in Edgworth Views.



 The proposed building would be detrimental to a footpath across the 
field.

 Detrimental to wildlife – bats, owls, badgers and deer.
 Access onto Blackburn Road from the property dangerous owing to 

bend and trees obscuring view. The proposal would aggravate traffic 
congestion.

 Design does not conform to Paragraph 55 (now 79) of the NPPF – 
does not raise standards of design, nor be sensitive to or significantly 
enhance the immediate setting.

 If approved, a precedent could be set, making further Green Belt 
development difficult to resist.

 A clear statement needs to be made about the safe or allowable 
distance that a dwelling can be erected in relation to a Biological 
Heritage Site. What will the long term effects of a building so close to a 
BHS be on wildlife and on the watercourse?

 The legality of building on a BHS.

6.2 Public Protection. No objections on environmental health grounds.

6.3 United Utilities. The proposed development is on water catchment land that is 
not in the ownership of United Utilities. The watercourse adjacent to the 
proposed development site feeds Wayoh Impounding Reservoir and it is 
critical we protect water quality. To afford appropriate protection to water 
quality, United Utilities require additional information to inform their formal 
response to the application. Matters for discussion would include potential site 
drainage and potential construction methods.

6.4 Arboricultural Manager. Trees along Wheatsheaf Brook have protected status. 
Therefore a tree survey would normally be required prior to determination.

6.5 Drainage. We have no objections to the proposals but require the following 
condition: “Prior to commencement of the development a drainage scheme 
shall be submitted and approved in writing by the Local Planning Authority. 
The drainage scheme must include detailed design of any soakaway which 
must be compliant with BRE Digest 365. The drainage scheme shall be 
implemented in accordance with the approved details, prior to occupation of 
the development. REASON: To ensure a safe form of development that poses 
no unacceptable risk of flooding and water pollution in accordance with Policy 
9 of the Blackburn with Darwen Borough Local Plan Part 2.”

6.6 North Turton Parish Council. The Parish Council has no objection in principle 
to the erection of a dwelling on this site, but objects to the siting of the 
proposed access, on the grounds that it is unsafe, located in a dip on a blind 
bend within a 40mph section of road.

6.7 Highways. Although the description suggests a single dwelling house, the 
drawings depict 2 properties. The parking requirements associated with the 



application are based on the no of beds.  Each property is to have 4beds+ 
which would equate to an allowance of 3 spaces per property.  The details 
offer two parking spaces within a double garage, (the space dimensions are 
adequate). There is no mention on where the third parking space is to be 
accommodated. Vehicular access to the site is form an existing gated farm 
entrance.  No details of sightlines have been offered. These need to be 
received to ensure clear visibility is achievable when exiting the site. Any 
gates to be located should be set back at least a car width in from the edge of 
the carriageway. The most crucial aspect of the site is safety of vehicles when 
exiting the site. This has not been presented within the details received with 
the submission.  

6.8 Ecology. No objection is held in relation to ecological receptors. The 
proposals offer compensation and enhancement for the Wayoh Reservoir 
Biological Heritage Site and provide potential gains for biodiversity through 
the sympathetic management of the land. However, encroachment on the 
Green Belt will be a consideration, Green belt being essential in managing 
growth and preventing urban sprawl. If the application is to be approved, the 
Environmental management Plan should be reinforced by condition to ensure 
its recommendations are carried out. Non-invasive plant species should be 
remediated. The septic tank location is close to a brook and reservoir and 
represents a risk to groundwater. Its proximity to a tree risks interference in 
the root protection area and potential root perforation of the tank.

7.0 CONTACT OFFICER:  John Wilson, Planner. 01254 585142.

8.0 DATE PREPARED: 11th September 2018



9.0 SUMMARY OF REPRESENTATIONS

Objection Mr Andrew Tighe, 1 School View, Edgworth, Rec - 28/03/2018



Objection (2) Mr Andrew Tighe, 1 School View, Edgworth. Rec - 15/08/2018



Objection K & S Naylor, Ryfield House, School Lane, Edgworth. Rec – 03/04/2018







Objection (2) K & S Naylor, Ryfield House, School Lane, Edgworth. Rec – 16/08/2018















Objection Hannah & James Stokes, 5 Edgworth Views, School Lane, Edgworth. (On behalf 
of 16 residents). Rec – 05/04/2018



Objection (2) Hannah & James Stokes, 5 Edgworth Views, School Lane, Edgworth. Rec – 
08/06/2018



Objection Mrs Michele Openshaw, 3 School View, School Lane, Edgworth. Rec – 
06/04/2018 







Objection Mr & Mrs Kenyon, 3 Edgworth Views, School Lane, Edgworth. Rec – 08/04/2018



Objection Mr & Mrs Whittaker, 1 Edgworth Views, School Lane, Edgworth. 



Objection G Gardner-Boyes, School View, Edgworth. Rec – 10/04/2018





Objection Jack Shaw, 5 School View, Edgworth. Rec – 12/04/2018







Objection Mrs G Curtis. 17 School View, Edgworth. Rec – 16/04/2018



Objection Colin John Wilkinson, 7 School View, Edgworth. Rec – 16/04/2018



Objection Paul Smedley, 9 Edgworth Views, School Lane, Turton. Rec – 16/04/2018



Objection Neil Isherwood, 9 School View, Edgworth. Rec – 17/04/2018







Objection (2) Neil Isherwood & Shameem Ahmed, 9 School View, Edgworth. Rec – 
03/09/2018







Objection David & Zoe Greenhalgh, Windy Acre, School Lane, Edgworth. Rec – 17/07/2018

Objection John Richardson, Hill Top Farm. Rec -16/04/2018



Objection (2) John Richardson, Hill Top Farm. Rec – 24/04/2018


