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LOWER DARWEN

REPORT OF THE DIRECTOR                          Plan No: 10/19/0289

Proposed development: Full Planning Application for Change of use from public house to 7 
apartments including parking and landscaping of the site and installation of roof lights to front 
and rear elevation.

Site address:
Hindle Arms
18 Rakes Bridge
Blackburn
BB3 0QH

Applicant: M Jackson

Ward:  Blackburn South & Lower Darwen

Councillor:  Denise Gee
Councillor:  Jacqueline Slater
Councillor:  John Slater

 



1.0 SUMMARY OF RECOMMENDATION

1.1 APPROVE – Subject to conditions; as set out in paragraph 4.1.

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE

2.1 This application is presented to the Committee through the adopted Chair 
Referral Process of the Scheme of Delegation. The proposed development is 
consistent with the Borough’s strategic aims and objectives, in that it 
corresponds with the Council’s overarching growth strategy, through delivery 
of housing which will assist in widening the choice on offer in the Borough, in 
a sustainable location.  This is in accordance with the Local Development 
Plan.  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 the vacant Hindle Arms Public House, located and 
accessed to the south of Rakes Bridge, Darwen.  The building is 3 storey’s 
high and is served by an outdoor area to the side and rear.  The area is 
generally defined by its residential character, with the site flanked by dwellings 
to the east and west.  The site is unallocated in the Local Plan Part 2.  An 
area of Green Infrastructure occupies land forward of the site, to the north.

3.1.2 The site is well served by the local road network and convenient pedestrian 
links exist to a range of nearby amenities in the centre of Lower Darwen.  
Blackburn and Darwen town centres are also within easy reach, offering 
public transport hubs to locations further afield such as Bolton, Preston and 
Manchester.

3.2 Proposed Development

3.2.1 Planning permission is sought for conversion of the Public House into 7no. 
self-contained apartments with provision of 7no. off-street parking spaces, 
installation of roof lights and general landscaping; as set out in the submitted 
drawings.  The existing point of vehicular access into the site will be utilised.

3.2.2 Members are advised that the application follows a proposal for a House in 
Multiple Occupation (HMO) which was withdrawn on account of its failure to 
comply with the requirements of the Development Plan.  The current scheme 
proposes self-contained accommodation and that is demonstrably not a HMO.



3.3 Development Plan

3.3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that applications be determined in accordance with the development plan 
unless material considerations indicate otherwise.

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 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 18 - Housing Mix
 Policy 19 - Apartment Development and Houses in Multiple Occupation 
 Policy 35 - Protection of Local Facilities

3.4 Other Material Planning Considerations

3.4.1 Houses in Multiple Occupation and Residential Conversions and Sub 
Divisions SPD.

3.4.3 National Planning Policy Framework (The Framework)

The Framework sets out the government’s aims and objectives against which 
planning policy and decision making should be considered.  The following 
sections of the Framework are considered relevant to assessment of the 
proposal:

 Section 5 – Delivering a sufficient supply of homes
 Section 11 – Making effective use of land; in particular paragraph 188

d) which advocates that decisions should promote and support the 
development of under-utilised land and buildings, especially if this 
would help to meet identified needs for housing.

 Section 12 – Achieving well-designed places

3.4.4 Technical housing standards – nationally described space standards



3.5 Assessment

3.5.1 The key issues in relation to this application are:
 Principle  
 Amenity
 Drainage
 Highways 
 Design

3.5.2 Principle
Policy CS5 supports new housing in accessible locations within the urban 
area of Blackburn and Darwen, where it cannot be delivered within the inner 
urban areas.  Policy CS7 supports a range of new housing, including meeting 
the needs of those on lower income. The proposal in this regard is considered 
to be consistent with these policies.

3.5.3 Consideration as to the loss of the community public house should be 
afforded proportionate weight in the assessment.  To this end, Policy 35 is of 
relevance.  It sets out the principles of guarding against loss of facilities that 
are identified as being an asset of value to the community or otherwise 
considered to be importance to the sustainability of the community which it 
serves.  Whilst the premises are accepted as not having formal protection by 
way of Asset of Community Value status, they may be considered to be of 
sufficient importance to the sustainability of the local community that they 
serve.

3.5.4 NPPF reinforces the need for LPA’s to; guard against the unnecessary loss of 
valued facilities and services, particularly where this would reduce the 
community’s ability to meet its day-to-day needs (para. 92).

3.5.5 The applicant submits that the Public House (Hindle Arms) was closed circa 
2012.  This is corroborated by the Council’s Revenues and Benefits records.  
It is further submitted that in 2015, the premises were raided by the Police and 
found to be host to a significant cannabis factory.  Although the Council has 
no information to corroborate this statement, it has no evidence to the 
contrary.  Accordingly, this statement is uncontested.  In this context and the 
otherwise evident health of the local community, in terms of commercial 
occupancy levels and quality housing provision, the premises are not 
considered to be of sufficient importance to the sustainability of the local 
community. 

3.5.6 Moreover, it is evident from Google Street View that the freehold to the 
premises was marketed in 2015.  Although the submitted supporting 
statement does not set out the marketing time period or the market price, it is 
considered that sufficient evidence exists to demonstrate that the site has 
been appropriately marketed.



3.5.7 The Local Development Plan reaffirms NPPF’s principles of sustainability 
which includes support for sustainable economic development and 
encouragement of effective re-use of land; subject to the principles of high 
quality design and securing a good standard of amenity for all existing and 
future occupants of land and buildings.  In this regard, the benefits of bringing 
the long redundant site back into use, is afforded significant weight.

3.5.8 The Core Strategy sets out the principle of housing locations, targets and 
types.  Local Plan Part 2, Policy 19 guides the principle of conversion to 
apartments.  The policy sets out that:

3.5.9 The Council will only exceptionally support the development of bedsits, bed 
and breakfast and hostel accommodation, either through new build or through 
the conversion of existing buildings.  These forms of development will only be 
acceptable where all the following criteria are met:

i) the proposal does not, in isolation or in conjunction with other 
planned, committed or completed development, erode the amenity of 
neighbouring properties, the physical, social, environmental or 
economic character of the surrounding area, or the supply of family 
housing;

ii) in the case of conversions, the property is suitable for conversion 
without the need for any substantial extensions which would have an 
unacceptable effect on residential amenity and the character of the 
area;

iii) the site can accommodate the necessary parking and manoeuvring 
areas in a way which preserves residential amenity and the qualities of 
the street scene; and

iv) adequate refuse / recyclable waste collection facilities are provided.

3.5.10 Addressing each of the above in turn: 
Despite local objection to the contrary, the proposal is for self-contained 
apartments and not for HMO provision.  This is clearly represented on the 
submitted drawings which demonstrate self-contained accommodation, 
absent of communal living areas.  The submitted supporting statement 
illustrates the floor areas of the rooms:

Ground Floor:

Flat 1 – 37sqm (wc/shower, seating area, bedroom, kitchen);
Flat 2 – 37.68sqm (wc/shower, seating area, bedroom, kitchen);
Flat 3 – 45.17sqm (wc/shower, seating area, bedroom, kitchen);
Flat 4 – 47.37sqm (wc/shower, seating area, bedroom, kitchen);

First Floor:

Flat 5 – 43.84sqm (wc/shower, seating area, bedroom, kitchen);



Flat 6 – 45.58sqm (wc/shower, seating area, bedroom, kitchen);

Second Floor:

Flat 7 – 60sqm (wc/shower, seating area, bedroom, kitchen)

3.5.11 The proposal is not considered to erode amenity levels for neighbouring 
properties, on account that the dilapidated state of the premises will be 
remedied, thereby enhancing the physical and environmental character of the 
area, and by maintaining an acceptable relationship with neighbouring 
properties.  Moreover, the proposal will have economic and social benefits by 
way of generating additional revenue from a range of new homes for present 
and future generations; as advocated by NPPF’s sustainable development 
principles.

3.5.12 The building is accepted as suitable for conversion, on account of its robust 
structure and sufficient internal space to accommodate the 7no. apartments 
proposed; thereby preserving neighbouring amenity levels and the character / 
appearance of the area.

3.5.13 The Council’s parking standards require 1no. car space per C3 dwelling.  The 
requisite 7no. spaces are provided on the site layout, in a manner that 
appropriately preserves amenity levels and the quality of the street scene.  

3.5.14 The proposed layout demonstrates that adequate refuse / recyclable waste 
facilities can be provided within the site.

3.5.16 Policy 18 sets out that apartment development for the general market will only 
be acceptable where it is the most appropriate form of housing, given the local 
context or the characteristics of the site.  The conversion is considered to be 
an appropriate form of housing given the characteristics of the site and the 
need to secure an effective and viable alternative use.

3.5.17 Accordingly, having due regard to the above circumstances, the proposal is 
considered acceptable in principle; in accordance with the NPPF’s 
presumption in favour of sustainable development, which should proceed 
without delay, unless impacts which significantly and demonstrably outweigh 
the benefits of a proposal are identified; subject to assessment of the 
following matters:

3.5.18 Amenity
Policy 8 requires a satisfactory level of amenity and safety is secured for 
surrounding uses and for occupants or users of the development itself; with 
reference to privacy / overlooking, and the relationship between buildings.

3.5.19 Appropriate separation is achieved between habitable windows within the side 
elevation of the property and habitable windows to dwellings along Store 
Street, which are set at an oblique angle; thereby achieving acceptable levels 
of mutual privacy.  The position of habitable windows in every other regard is 
also acceptable.



3.5.20 Internal space standards are considered acceptable, in affording an adequate 
standard of living, whilst having regard to all other material considerations in 
support of the application; notwithstanding very minor shortfalls when 
assessed against the national space standards.  Adequate outdoor amenity 
space is also provided.

3.5.21 The proposal is supported by the Council’s Housing Standards consultee; 
following receipt of a minor modification incorporating a lobby area to serve 
the access into the second floor apartment, in order to minimise fire risk.

3.5.22 Accordingly, compliance with Policy 8 and supporting SPD policies is 
achieved.

3.5.23 Environment
Policy 9 requires incorporation of appropriate drainage measures, in order to 
demonstrate that it will not be at an unacceptable risk of flooding. 

3.5.24 Although the site lies outside of a defined flood zone, it does lie adjacent to 
identified Flood Zones 2 and 3.  The threat of flooding is not, however, 
considered to be a significant risk; ensuring ground floor occupants of the 
property are appropriately safeguarded.  The Council’s Drainage consultee 
offers no objection to the proposal.

3.5.25 Accordingly compliance with Policy 9 is achieved.

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

3.5.27 7no. off street parking spaces are provided.  Although internal manoeuvring 
space is recognised as limited, it is considered acceptable; in recognition of 
the availability of alternative parking directly across the road at the 
unrestricted public car park and having due regard the de-intensification of the 
site use from a public house to the proposed apartments. 

3.5.28 Accordingly, compliance with Policy 10 is achieved.

3.5.29 Design / Character and Appearance
Policy 11 requires a good standard of design and will be expected to enhance 
and reinforce the established character of the locality and demonstrate an 
understanding of the wider context towards making a positive contribution to 
the local area.

3.5.30 Appropriately modest external alterations to provide additional bedroom 
window openings are acceptable.  Moreover, the benefit of bringing the 
building back into use is recognised as important due to its positive effect 
upon the character and appearance of the area.



3.5.31 Accordingly, compliance with Policy 11 and SPD policies is achieved.

3.5.32 Other Matters
The above assessment appropriately addresses the material considerations 
associated with the proposal.  Other issues raised in objections received are 
not considered material to this assessment.  The issue of alleged 
encroachment / right of access for bin storage is considered to be a private 
matter, in the absence of evidence demonstrating encroachment onto land 
outside of the applicant’s ownership.  The issue of occupancy demographic is 
also beyond the scope of the planning process.

3.5.33 Summary
This report assesses the full planning application for the residential 
conversion of the former Hindle Arms Public House, Raikes Bridge, Darwen.  
In considering the proposal, a wide range of material considerations have 
been taken into account to inform a balanced recommendation that is 
considered to demonstrate compliance with the aims and objectives of the 
Local Development Plan and The Framework.

4.0 RECOMMENDATION

4.1 Approve subject to:

Conditions which relate to the following matters:
 Commence within 3 years
 External walling and roofing materials to match existing
 Implementation of the parking layout, prior to first occupation of the 

approved apartments
 Limited hours of construction / renovation works 
 Development in accordance with submitted details / drawing nos.

5.0 PLANNING HISTORY

5.1 10/18/1171 – withdrawn application for HMO

6.0 CONSULTATIONS

6.1 Public Protection
No objection subject to conditions:
- No construction / Renovation works outside the following hours: 
- Monday to Friday:  08:00 to 18:00
- Saturday:  09:00 to 13:00

No works on Sundays or Bank / Public Holidays.
- Submission of scheme electric vehicle charging points.  Given small scale 

the nature of the development and the expense of providing an electric 
vehicle charging scheme, this condition was considered unreasonable.



6.2 Housing Standards
No objection whilst citing the need to comply with Building Regulations; 
reference to room sizes and recommendation of a second floor lobby area to 
avert fire risk – secured by an amended drawing.

6.3 Drainage Section
No objection.

6.4 Public consultation has taken place, with 16 letters posted to neighbouring 
addresses and display of a site notice on 11th April 2019.  In response, 4 
objections were received which are shown within the summary below.

7.0 CONTACT OFFICER:  Nick Blackledge – Planner, Development 
Management.

8.0 DATE PREPARED:  5th June 2019.



9.0 SUMMARY OF REPRESENTATIONS

Objection John & Ursula Miller, 16 Rakes Bridge, Lower Darwen, Rec – 10/04/2019. 















Objection Lily Miller, Rec – 08/04/2019



Objection Michelle Knowles, Rec – 17/04/2019



Objection Mrs Eaton, 14 Rakes Bridge, Lower Darwen, Rec – 24/04/2019






