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REPORT OF THE DIRECTOR                          Plan No: 10/18/0326 
 

Proposed development: Full Planning Application for Erection of 14 dwellings 
 
Site address: 
Land off Albert Street 
Hoddlesden  
 
 
Applicant: M J Hart Homes 
 
Ward: West Pennine  
 
Councillors for West Pennine 
Councillor Julie Slater  
Councillor Colin Rigby OBE 
Councillor Jean Rigby  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
1.0 SUMMARY OF RECOMMENDATION 
 
1.1 APPROVE – Subject to recommended conditions (see paragraph 4.0). 

 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 
 
2.1 The Council’s Development Plan supports new development within the 

defined village boundary of Hoddlesden. The proposal will deliver a high 
quality housing scheme which will widen the choice of family housing in the 
Borough. It supports 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 is an area of previously developed land, last in use as 

allotments but now cleared, in close proximity to village centre of Hoddlesden. 
The village centre lies within a designated Conservation Area but does not 
encompass the application site. The site measures approximately 1.40 
hectares, it is irregular in shape, falling from south west to north east. The 
land is identified as an area of Green Infrastructure within the adopted Local 
Plan Part 2. 

3.1.2 The application site is bounded to the north, south, and west by residential 
properties, which are predominately of terrace design but differing ages and 
materials. Dwellings closer to the north are constructed of stone and slate with 
more modern dwellings to the west constructed of brick, render, stone 
cladding and concrete roof tiles. The southeast corner of the site is bounded 
by a small park, commonly referred to as the Millennium Green with wider 
views out across the valley. 

3.1.3 The site, given its rural location, is not well served by public transport with the 
only service currently in operation being the limited Travel assist service. The 
site is considered accessible to a range local facilities, including schools, 
retail, leisure, whilst major employment sites including the Royal Blackburn 
teaching Hospital, Walker Park and Shadsworth Industrial Estate are located 
within 5km of the site. 

3.2 Proposed Development 
 

3.2.1 The proposal is a full planning application for the erection of 14 dwellings with 
associated new access, landscaping, parking and associated works. 



3.2.2 The proposed development provides a net density of approximately 10 units 
per hectare, when considering the developable area of 1.40 hectares. The 14 
units comprise of; 14no detached houses, 1no. 3-bed, 8no. 4-bed and 5no. 5-
bed. The properties have a modern appearance, with the units fronting onto a 
new central road. The dwellings will be constructed with a mix of brick and 
stone facing materials with slate roofs, subject to samples.  

3.2.3 The development will be served by a new vehicular and pedestrian access, 
which is to be positioned of the junction of Albert and Sydney Street. The 
development includes landscaping throughout including a balancing pond. 
Elsewhere the standard garden treatment will be 1.8 close boarded fencing, 
though gardens fronting the internal roads will be constructed with 1.8m brick 
walls. 

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 
• CS16 – Form and Design of New Development 

 
3.3.3 Local Plan Part 2 

• Policy 6 – Village Boundaries  
• Policy 7 – Sustainable and Viable Development 
• Policy 8 – Development and People 
• Policy 9 – Development and the Environment  
• Policy 10 – Accessibility and Transport 
• Policy 11 – Design 
• Policy 12 – Developer Contributions 
• Policy 18 – Housing Mix 
• Policy 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) – 2018:  

3.4.3 The National Planning Policy Framework (Framework) is a material 
consideration in planning decisions. The Framework sets out a presumption in 
favour of sustainable development, running through both plan-making and 
decision-taking. Paragraph 11 of the Framework explains that for decision 
taking, this means approving development proposals that accord with the 
development plan without delay. Section 5 of the Framework relates to 
delivering a wide choice of high quality homes, and Section 8 relates to 
promoting healthy communities. 

3.4.4 The Framework places a requirement on Council’s to provide five years’ worth 
of housing against their housing requirements (paragraph 11 (d)). Applications 
involving the provision of housing, where there is a situation of local planning 
authorities not being able to demonstrate a five year supply of deliverable 
housing sites (with the appropriate buffer, as set out in paragraph 73), the 
policies which are most important for determining the applications are then out 
of date.  In such instances, planning permission should be granted unless the 
adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits when assessed against the policies in the NPPF taken as a 
whole.  

3.5 Assessment 
 

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

• Principle; 
• Highways and access; 
• Design and Layout; 
• Amenity impact; 
• Drainage; and 
• Affordable housing. 

 
3.5.2 Principle 

The Adopted Policies Map defines Village Boundaries for Belmont, 
Chapeltown, Edgworth, Hoddlesden and Pleasington. Policy 6 of the Local 
Plan states that the Development in the rural area shall be located within 
these boundaries unless it is specifically supported by another policy in the 
Local Plan. The site is located within the Hoddlesden village boundary defined 
on the proposals map.  

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



3.6 Highways and Access 

3.6.1 Core Strategy Policy 22: Accessibility Strategy and Local Plan Policy 10: 
Accessibility and Transport, aim to ensure that new developments provide 
appropriate provision for access, car parking and servicing so as to ensure the 
safe, efficient and convenient movement of all highway users is not 
prejudiced. 

3.6.2 The proposal identifies a vehicular and pedestrian access at the junction of 
Albert and Sydney Street. In addition, temporary provision will be made for 6 
car parking spaces for residents during construction which will be reduced to 4 
permanent spaces upon completion of the development.  

3.6.3 Parking provision for the development is in accordance with the Council’s 
adopted parking standards; 2 spaces for 2/3 bed units and 3 spaces for 4+ 
bedroom properties. Furthermore the driveway parking spaces are all 
compliant with the adopted space requirements of 5.5m x 2.4m and 3m x 6m 
for garage spaces. 

3.6.4 A Transport Statement (TS) was submitted in support of the application which 
evaluated the existing transport and highways context of the site, access, 
parking and servicing conditions, trip generation and junction capacity. This 
allows an assessment as to whether the highways network has the capacity to 
accommodate the potential increases in traffic as a result of significant new 
residential development; and whether there would be any detriment to 
highway safety. The TS concluded that; 

 -The scheme accords with local and national policy as the application site is 
adjacent to good transport linkages and other attractions to minimise trips and 
share trip movements.  

 -The site has a sustainable location and the site layout is designed to accord 
with good practice.  

 -There are no operational issues that would arise if the development was to 
proceed, as such the scheme would have little or no impact on the local 
network.  

 -It is considered that there are no reasons that could be considered severe in 
nature to prevent the scheme to be approved from a transportation point of 
view. 

3.6.5 Highways Colleagues appraised the submission and whilst no objection was 
offered in principle concerns were raised in relation to construction vehicles 
traffic, accessibility of refuse vehicles and generally access and egress to the 
site. The applicant has sought to address these concerns through, dialogue 
with council officers, submission of vehicle tracking details, onsite neighbour 
parking during and post construction alongside off-site highways works.  

3.6.6 Following the initial submission and subsequent discussions on highways 
issues raised by Council Officers, the applicant has put forward additional 



details to overcome the issues. This includes a robust construction 
management plan to include: 

• Restriction of goods vehicles entering the site to rigid wagons of no 
more than 12m length. 

• Any deliveries involving larger vehicles will be broken down off-site on 
the applicant’s land at the junction of Harwoods Lane and Roman Road 
and transported to the site in a compliant vehicle. 

3.6.7 The applicant has also shown willingness, if the local planning authority, 
following consultation with residents, considers that temporary traffic 
management arrangements  should be made on Albert Street, Graham 
Street and/or Sydney Street.   The applicant will meet the council’s reasonable 
costs in  implementation.  Further to this the applicant has agreed to fund 
the provision of traffic calming measures on Queens Street to control the 
speed of traffic entering the village from the east. The measures will comprise 
of a Vehicle Activated Speed Sign (VASS) and textured surfacing to the 
highway located on the approach to Graham Street from the East. 

3.6.8 The Council’s Highway Team having reviewed the supplementary information 
welcomes the changes, but also sets out a series of conditions required in 
order to support the proposal; 

(1) A construction management plan will be required through application of a 
condition, setting out how the construction process will be managed to ensure 
that consideration is given to highway safety and residential amenity during 
the construction phase.  The plan will include the following: 

- The parking of vehicles of site operatives and visitors; 
- Loading and unloading of plant and materials; 
- Storage of plant and materials; 
- Erection and maintenance of security hoardings, 
- Wheel washing type and location; 
- Control of dust and dirt; 
- Recycling and disposing of waste; 
- Turning of vehicles within the site 
- Overall management of site operations 
- Phasing of the development 

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

(3) Prior to the construction of any of the streets referred to in the previous 
condition full engineering, drainage, street lighting and constructional details 



of the streets shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall, thereafter, be constructed in 
accordance with the approved details. 

(4) Sightlines at vehicular access points to be safeguarded in perpetuity 

(5) During and post construction parking plan for adjoining residents 

(6) Traffic management scheme 

(7) Prior to commencement a condition survey of the highway would need to 
be undertaken to ensure a record is taken of the condition of the highway. All 
damage sustained as a consequence of the development (construction work) 
to the highway would need to be remediated by the developer, at their costs. 

(8)  Grampian condition, for works to be carried out as part of a 278 scheme.  
This would include; 

• VASS (Vehicle Activated Speed Sign) 

• Textured Surfacing to the entrance at Graham Street  

• Improved sightlines at junction of Sydney Street/Queen Street  

3.6.9 Overall, the scope of information submitted in support of the transport and  
 highways aspects of the proposal illustrate an acceptable highways layout 
 and off-site highways works that will mitigate the likely impacts on the 
 network. As such, subject to compliance with the aforementioned conditions, it 
 is in accordance with the requirements of Policy 10 of the Local Plan Part 2. 

3.7 Design and Layout 

3.7.1 Policy 11 of the Local Plan requires development to present a good standard 
of design, demonstrating an understanding of the wider context and make a 
positive contribution to the local area. The policy sets out a list of detailed 
design requirements relating to character, townscape, public realm, 
movement, sustainability, diversity, materials, colour and viability.  This 
underpins the main principles of sustainable development contained in the 
NPPF. 

3.7.2 The proposed development provides a net density of approximately 9 units 
per hectare, when considering the developable area of 1.49 hectares. The 14 
units comprise of; 14no detached houses, 1no. 3-bed, 8no. 4-bed and 5no. 5-
bed. The properties have a modern appearance, with the units fronting onto a 
new central road. The dwellings will be constructed with a mix of brick and 
stone facing materials with slate roofs, subject to samples. 

3.7.3 Policy 18 of the Local Plan Part 2 illustrates that the Council requires a 
detached and semi-detached housing offer to be the principal element of the 
dwelling mix on any site that is capable of accommodating such housing. 
Given the intended mix the proposal is wholly compliant with this requirement. 



3.7.4 The properties have carefully considered internal layouts to offer a variety of 
configurations to appeal to families of varying sizes and needs. The house 
types represent an appropriate variety of styles and, together with their 
orientation, will create varied and attractive street scenes.  Basic details of the 
external materials have been submitted but it is still considered to be 
necessary to impose the Council’s condition to require prior approval of 
submitted materials. 

3.7.5 Details of the proposed boundary treatments have been provided, alongside a 
detailed layout to illustrate the boundary treatments for each part of the site. 
Front gardens are commonly open plan. The standard rear garden treatment 
will be a 1.8m close boarded fence, but for those sections that flank the estate 
road the boundaries will be formed by 1.8m walls.  

3.7.6 The comprehensive details submitted illustrate a design and layout which 
show dwellings, infrastructure and landscaping which accords with the 
provisions of the relevant policies of the development plan. 

3.8 Amenity Impact 

3.8.1 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. 

3.8.2 The Residential Design Guide SPD indicates an appropriate separation of 21 
metres between facing windows of habitable rooms of two storey dwellings, 
unless an alternative approach is justified to the Council’s satisfaction.  Where 
windows of habitable rooms face a blank wall or a wall with only non-habitable 
rooms a separation of no less than 13.5 metres shall be maintained, again 
unless an alternative approach is justified to the Council’s satisfaction. The 
development is consistent with these requirements, both in relation to the 
relationship to properties within the site and those on the periphery. 

3.8.3 The Council’s Public Protection Team has reviewed the application and offers 
no objection to the development subject to conditions to safeguard the 
amenity of future occupants of the site and those existing residents in the 
area. These conditions relate to land contamination; control on working hours 
(08:00 to 18:00 Mondays to Fridays, 09:00 to 13:00 Saturdays, Not at all on 
Sundays and Bank Holidays); and the provision of electric charging points and 
gas boiler emissions to safeguard air quality. 

3.8.4 The overall impact of the proposed development is considered to accord with 
the provisions of the adopted and Local Plan Part 2 as any potential harm to 
amenity has been addressed or can be adequately controlled or mitigated 
through planning conditions. 

 



3.9 Drainage and Flood Risk 

3.9.1 Policy 9 sets out that development will be required to demonstrate that it will 
not be at an unacceptable risk of flooding and impact on environmental 
assets or interests, including habitats, species and trees. 

 
3.9.2 The application has seen fundamental changes to the proposed drainage 

layout, which initially proposed to connect drainage to the adjacent Millennium 
Green, The revised scheme now incorporates a larger balancing pound and a 
connection to existing drainage. The report concludes; 

 Foul Water Drainage 

• United Utilities has confirmed that foul drainage should be connected to 
the existing 300mm diameter, combined sewer, which is located to the 
north west of the site, adjacent to 9 Sydney Street. 

• Connections will be subject to approval with United Utilities. 

 Surface Water Drainage  

• Based on the information combined in the Worms Eye site 
investigation, it is evident that the underlying strata is unsuitable to 
sustain soakaways as a method for the disposal of surface water run-
off. 

• Where surface water runoff is to be directed to a river or watercourse, 
discharge rates from the site should be limited to 5l/s or Qbar, 
whichever is the greater. For this site, surface water run-off rates to the 
combined sewer should be limited to 15.7 l/s. Discharge rates to be 
agreed with the Lead Local Flood Authority / Flood Risk Management 
Team. 

• The principles set out in this report should form the basis for the 
detailed design for the management of surface water run-off from the 
scheme. 

• This will ensure that the development proposals do not represent an 
increased flood risk to others. 

• Subject to the above, the development proposals should be considered 
satisfactory in respect of flood risk. 

3.9.3 Following a review of the revised information, no objection has been offered
 by United Utilities. The Lead Local Flood Authority is currently assessing the 
revised information which will be provided by way of an update report. Subject 
to no objection from the local lead flood authority,  and the application of 
conditions to ensure implementation of  the drainage scheme detailed in the 
strategy, and a scheme for the future maintenance and management of 
surface water drainage to be agreed, the application is considered to accord 
with the Council’s Development Plan policies for drainage and flood risk.    



3.10 Affordable Housing 

3.10.1 Core Strategy Policy CS8 advises that all new residential development will be 
required to contribute towards the Borough’s identified need for affordable 
housing; this being achieved through on-site provision, or through a financial 
contribution towards off-site delivery. The overall target for affordable housing 
is set at 20% 

3.10.2 Local Plan Policy 12: Developer Contributions, which accords with the NPPF, 
indicates that where request for financial contributions are made the Council 
should be mindful of the total contribution liability incurred by developers. The 
applicant has indicated their desire for on-site provision, and entered into a 
S106 agreement to provide affordable housing (at 30% discounted market 
sale) in perpetuity for 1 selected plot (House Type A).  The dwelling must 
remain at a discount for future eligible households. 

3.11 Summary 

3.11.1 This report assesses the full planning application for 14 dwellings on a parcel 
of previously developed land, accessed from junction of Albert and Sydney 
Street, Hoddlesden. In considering the proposal a wide range of material 
considerations have been taken in to account during the assessment of the 
planning application 

3.11.2 The assessment of the proposal clearly shows that the planning decision must 
be made in terms of assessing the merits of the case against any potential 
harm that may result from its implementation. This report concludes the 
proposal provides a high quality housing development with associated 
infrastructure, which meets the policy requirements of the Blackburn with 
Darwen Core Strategy, Local Plan Part 2, and the National Planning Policy 
Framework 2018. 

4.0 RECOMMENDATION: Approve subject to 
 
(i) That delegated authority is given to the Director of Growth & 

Development to approve planning permission subject to an 
agreement under Section 106 of the Town and Country Planning Act 
1990, relating to the provision of a plot to  provide affordable 
housing (at 30% discounted market sale) in perpetuity.  The dwelling 
must remain at a discount for future eligible households. 

 
Should the s106 agreement not be completed within 6 months of the date of 
this resolution, the Director of Growth & Development will have delegated 
powers to refuse the application  
 
(ii) Conditions relating to the following matters 
 Commence within 3 years 
 Approved details/drawings 
 Materials to be submitted and implemented 
 Sightlines clearance to be kept in perpetuity for all access points 
 Construction management plan to be submitted and implemented 



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

 Prior to the construction of any of the streets referred to in the previous 
condition full engineering, drainage, street lighting and constructional 
details of the streets shall be submitted to and approved in writing by 
the Local Planning Authority. The development shall, thereafter, be 
constructed in accordance with the approved details. 

 Permitted development rights to be removed (Part 1, Classes A to E) 
 Land contamination (standard conditions)  
 Limitation of construction site works to: 08:00 to 18:00 Mondays to 

Fridays, 09:00 to 13:00 Saturdays, Not at all on Sundays and Bank 
Holidays. 

 A scheme employing best practicable means for the suppression of 
dust during the period of construction to be agreed/implemented. 

 Development to be undertaken in accordance with recommendations 
set submitted Ecological Survey and Assessment  

 Drainage to be undertaken in accordance with the submitted Strategy 
 Pre and post residents parking scheme to be agreed and implemented 

prior to commencement.  
 Traffic management scheme 
 Pre and post highway condition survey and repair strategy.  
 Grampian condition, for works to be carried out as part of a 278 

scheme.  This would include; 
VASS (Vehicle Activated Speed Sign) 
Textured Surfacing to the entrance at Graham Street  
Improved sightlines at junction of Sydney Street/Queen Street  

 Landscaping and planting scheme to be agreed.  
 Provision of electric charging points and gas boiler emissions to 

safeguard air quality. 
 
 
5.0 PLANNING HISTORY 
 
5.1 10/17/0940: Erection of 24 Dwellings. Withdrawn 
 
6.0 CONSULTATIONS 
 
6.1.1 Drainage Section 
 Revised comments to be provided by way of an updated report.   
 
6.1.2 Education Section 

No objection or request for commuted sum to education provision within the 
Borough.   



 
6.1.3 Environmental Services 
           No objection. 
 
6.1.4 Public Protection 
 

No objections subject to the following conditions; 
   
- Site working hours to be limited to between 8am-6pm (Monday-Friday) 

and 9am-1pm on Saturdays.  No works on Sundays or Bank Holidays. 
- Land contamination 

- Gas fired domestic heating boilers shall not emit more than 40mg 
NOx/kWh 

- Electric vehicle charging point for each dwelling 
 
 
6.1.5 Highways:  

 
  The submitted Transport Statement is noted and accepted. The application 

would be supported, subject to adequate parking being provided for the 
residents of the streets adjacent which would then support the construction 
vehicle route into and out of the site. This is to be offered prior to 
commencement of works on site, details of this would be required for 
approval. Prior to commencement a condition survey of the highway would 
need to be undertaken to ensure a record is taken of the condition of the 
highway. All damage sustained as a consequence of the development 
(construction work) to the highway would need to be remediated by the 
developer, at their costs.  

 
 Further safety measures as discussed and presented in the statement are to 

be attached as a Grampian condition, for works to be carried out as part of a 
278 scheme.  This would include; 

 
• VASS (Vehicle Activated Speed Sign) 
• Textured Surfacing to the entrance at Graham Street  
• Improved sightlines at junction of Sydney Street/Queen Street  

 
 Suggested conditions relating to; construction methods statement; details of 

arrangement for future maintenance and management of the proposed 
streets, until such time that an agreement has been entered into under section 
38 of the Highways Act 1980, or a private maintenance company is 
established; full details of the engineering, drainage, street lighting and 
construction details of the streets to be submitted and agreed.  

 
 Prior to the commencement of any works that affect or adjoin the adopted 

highway – contact is to be made with the local highway authority officer Simon 
Littler on Mob: 07766 578007  Please attach standards 
conditions/Informatives: Highways, 1, 2, 3, 4, 5, 7, 8, 9, 90, 10, 11, 12, 15, and 
17  

 



6.1.7 Heritage and conservation 
 No objection offered.  

 
6.1.8 Strategic Housing 

 
 The Housing Growth Team would support the development of good quality 
 family homes in this location. The principle of residential dwelling and mix 
 would be acceptable as initial proposals indicate a housing offer, which 
 responds to the Council’s growth strategy.  We would be supportive of the 
 proposal subject to it meeting planning policy requirements and approval from 
 Development Management.  
 
 In accordance with the Council’s Affordable Homes Policy the developer will 
 be required to provide 20% of the scheme for affordable housing. This can be 
 on site, off site or through a S106 commuted sum payment.  We are 
 supportive of new housing developments coming forward and will be willing to 
 consider negotiating affordable homes provision/commuted sum requirement 
 to support scheme viability.  
 
6.1.9 Lancashire Constabulary 

 
No comments received.  

 
6.1.10 United Utilities 
 

Following our review of the submitted Drainage Strategy, we can confirm the 
proposals are acceptable in principle to United Utilities and therefore should 
planning permission be granted we request the following condition is attached 
to any subsequent Decision Notice:  
 
The drainage for the development hereby approved, shall be carried out in 
accordance with principles set out in the submitted Foul & Surface Water 
Drainage Design Drawing TC/P5848/16/002, Rev F - Dated 14/11/2018 which 
was prepared by Thomas Consulting. For the avoidance of doubt and unless 
otherwise agreed in writing by the Local Planning Authority, surface water 
must drain at the restricted rate of 5 l/s as previously agreed with United 
Utilities. The development shall be completed in accordance with the 
approved details.  
 
Reason: To ensure a satisfactory form of development and to prevent an 
undue increase in surface water run-off and to reduce the risk of flooding. 

 
6.1.11 Capita Ecology 

 
The Ecology Report provided by Pennine Ecology dated July 2017 has been 
reviewed in line with the proposals. The report indicates that the site is of 
limited ecological value and clearly identifies biodiversity receptors impacted 
by the development, we consider the development to be sustainable. 
 



However, the residential development of 14 units is located on the edge of the 
existing village boundary and may contribute to the deterioration of the green 
belt which is contrary to planning policy CS5 with release of development. 
 
In addition, the site lies within the Natural England SSSI Impact Risk Zone 
(IRZ) of the West Pennine Moorland SSSI, however consultation with Natural 
England may not be necessary as their threshold for consultation is any rural 
residential development of 50 or more houses outside existing 
settlements/urban areas. In any case the issues that would need to be 
addressed will be direct land take within the SSSI (the development appears 
to be 740 m outside the SSSI), disturbance that could affect the upland bird 
assemblage and any associated impacts that could lead to a deterioration of 
habitats within the SSSI such as increased recreation and access. 
 
We would also recommend in line with providing enhancements for the 
scheme: 
 
- Vegetation loss should be minimised around the boundary of the site and 
retained vegetation should be protected in line with BS 5837:2012 Trees in 
relation to design, demolition and construction as these will provide an 
important linkage to the wider environment. Any loss should be compensated 
for with native species planting. 
- Biodiversity on the site should be enhanced through a detailed landscape 
strategy in order to retain general character and include biodiversity, 
compensation and management for the development in order to provide 
biodiversity gains. 
-Avoidance of installation of artificial lighting wherever possible in light of the 
above and restrict its usage where complete avoidance is not possible (using 
hoods/cowls etc.) and direct light away from any vegetation and tree line. See 
the Bat Conservation Trust Guidelines - Artificial lighting and wildlife, for 
details http://www.bats.org.uk/pages/bats_and_lighting.html. 

 
6.1.12 Public consultation  

 
Public consultation has taken place, with 66 letters posted to neighbouring 
addresses. Site notices have been displayed and a press notice issued. This 
consultation process was undertaken again following receipt of updated 
information. In response, 66 letters of objection have been received and the 
material planning considerations are summarised below. A selection of the 
written objections are set out within section 9.0 of this report. 

 
• -Highways: Access/traffic/Safety 
• -Public transport 
• - Visual Impact on conservation area 
• - Privacy 
• - Ground conditions: Flooding 
• - Deficiencies in social facilities: Schools/doctors 
• - Loss of privacy 
• - Capacity of physical infrastructure, e.g. in the public drainage or 

water systems 



• - Ecological Impact 
• - Landscaping 

 
5 Letters of support have also been received; these are contained within 
section 9 of the report.   
 

7 CONTACT OFFICER:  Alec Hickey, Senior Planner, Development 
Management 
 

8 DATE PREPARED: 4th February 2019 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

9  SUMMARY OF REPRESENTATIONS 
 

 
Objection Mr McIlveen. Rec – 14/05/2018 

 

 



 

 

 



 

 

 



 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection H Metcalfe, 65 Glenshiels Avenue. Rec – 18/05/2018 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection Lisa O’Horo, 6 Carus Avenue, Darwen. Rec – 25/05/2018 

 

 



 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection Mr Leslie Marsden, 3 Graham Street, Darwen  

 

 
 

 
 



 
 

 
 



 

 



 
 

 

 



 

 

Objection Mrs D Entwistle, 20 Browning Street, Darwen. Rec – 16/05/2018 

 

 

 



 
 

 



 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection Mrs H McIlveen Rec – 14/05/2018 

 

 
 

 

 
 



 
 

 

Objection Natalie Koncsol Rec – 16/05/2018 

 
 

 
 

 

 



 
 

 
 



 
 

 
 

 

 

 

 

 

 

 

 

 



 
 

 
 



 

 

Objection Residents of Hoddlesden Rec 18/05/2018 

 
 

 
 

 



 
 

 
 



 
 

 
 



 
 

 

 



 

 

 

Objection Sayver Koncsol Rec – 16/05/2018 

 

 

 



 
 

 



 
 

 
 



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection Victoria Kaminski, 10 Chapman Road, Darwen. Rec – 18/05/2018 

 

 
 

 
 



 
 

 
 



 

 
 



 
 

 

 
 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Objection W R Livesey, 27 Carus Avenue, Darwen. Rec – 17/05/2018 

 

 

 
 

 

 



 

 
 



 
 

 
 

 

 

 



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 



Objection Mrs H McIlveen. Rec – 09/02/2018 

 
 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



Support Mr Allan Millward, 8 Carus Avenue, Darwen Rec – 18/05/2018 

  

 
 

 

Objection Mrs E Keough, 35 Bayne Street, Darwen. Rec 18/05/2018 

 



 

 
 

 



Support Mrs S Marshall, 63A Glenshiels Avenue, Darwen Rec – 18/05/2018  

 

 
 

Support Mrs Susan Howarth, 11 Pleasant View, Darwen. Rec – 18/05/2018 

 
 

 

 

 

 



Support Mrs McCluskey Rec 16/05/2018 

 
 

 


