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REPORT OF THE DIRECTOR                          Plan No: 10/18/1153 
 

Proposed development:  Outline planning application with all matters reserved except for 
access and layout; for erection of 9 dwellings with detached garages. 
 
Site address: 
Land adjoining Moorthorpe Cottage 
Park Road 
Darwen 
BB3 2LQ 
 
Applicant:  Ms G Lomax 
 
Ward:  West Pennine 
 
 
Councillor Colin Rigby 
Councillor Jean Rigby 
Councillor Julie Slater 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1.0 SUMMARY OF RECOMMENDATION 
 
1.1 APPROVE -  Subject to a Section 106 Agreement relating to the 

provision of off-site affordable housing, off-site Green Infrastructure and 
conditions; as set out in paragraph 4.1. 

 
2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 
 
2.1 The application is reported to Committee following deferral at the May 

Committee meeting.  The stated reasons for deferral relate to Member’s 
requests for the width of the private access road to be corroborated and for 
the update report presented to May’s meeting to be amalgamated with the 
main report.  These issues are set out in the assessment at paragraph 3.5 
onwards. 

 
2.2 The proposal is in outline form.  It seeks to establish the principle of the 

residential development of the site for 9 units (some with detached garages), 
access from the public highway and the layout.  All other detail is to be 
addressed under a subsequent application for Reserved Matters.   

 
2.3 Notwithstanding May’s deferral, the proposal is considered demonstrably 

acceptable.  It corresponds with the Council’s overarching housing growth 
strategy through delivery of high quality family housing consistent with the 
surrounding area; in accordance with the strategic aims and objectives set out 
in the Core Strategy and Local Plan Part 2.  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 primarily allocated as a ‘Development Opportunity’; 

identified as ‘Long Clough, Darwen’; in accordance with the Adopted Policies 
Map of the Local Plan Part 2 for Darwen. The private drive that serves to 
access the site is not included in the allocation and is instead unallocated.  
The entirety of the site lies within the outer confines of Darwen’s Urban 
Boundary, adjacent to open countryside 
 

3.1.2 The application site is privately owned; comprising 0.99 hectares in area and 
is located within the Whitehall district of Darwen, to the north of Whitehall 
Road.  Access is taken off Printshop Lane / Park Road to the north east, along 
a private drive that currently serves 5 dwellings.  The drive runs adjacent to 
the length of Chestnut Grove to the west.  Moorthorpe Cottage and its 
associated curtilage lies to the north of the proposed dwellings and is the 
property closest associated with the development.  The site area to be 
developed is grass and shrub land, bordered by mature trees and woodland 



groups protected by Preservation Order.  The private access drive is hard 
surfaced.  Land levels rise gently from east to west.  

3.1.3 The immediate locality features large family dwellings set in spacious grounds 
within a wider area characterised by woodland and adjacent countryside.  A 
woodland belt separates the application site from dwellings located along 
Whitehall Road to the south east, beyond which lies the Grade II listed 
Whitehall Park.  The Grade II listed property ‘Woodlands’ is located to the 
north of the site. 

3.1.4 Darwen town centre is approximately 1.3 miles to the north, accessible by 
public transport along the A666.  It offers a typical range of amenities and 
includes public rail and bus transport hubs which provide convenient 
connections to locations such as Blackburn, Bolton, Preston and Manchester.  
The M65 motorway lies approximately 3.2 to the north. 

3.2 Proposed Development 
 

3.2.1 Outline planning permission is sought for a residential development of 9 
detached houses.  The application considers the principle of residential 
development, the layout of the proposed dwellings and access from the public 
highway into the site.  The remaining details relative to appearance, design, 
landscaping and scale (including bedroom numbers / internal layout) will be 
considered under a subsequent application for Reserved Matters. 

3.2.2 The proposal seeks to deliver a high quality development of family sized 
detached dwellings set within proportionate sized plots; each including either 
detached or integral garages.  Highway infrastructure is laid out in cul-de-sac 
form with appropriately incorporated turning facilities.  Retained woodland will 
define the landscape characteristics of the outer perimeter of the 
development.  Detailed additional hard and soft landscaping will be addressed 
at reserved matters stage. 

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 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: 

3.3.3 Core Strategy 

 CS1 – A Targeted Growth Strategy 

 CS5 - Locations for New Housing 

 CS6 – Housing Targets 

 CS7 – Types of Housing 

 CS8 – Affordable Housing Requirement 



 CS15 – Ecological Assets 

 CS16 – Form and Design of New Development 

 CS18 – The Borough’s Landscapes 

 CS19 – Green Infrastructure 

3.3.1 Local Plan Part 2 

 Policy 1 – The Urban Boundary 

 Policy 7 – Sustainable and Viable Development 

 Policy 8 – Development and People 

 Policy 9 – Development and the Environment  

 Policy 10 – Accessibility and Transport 

 Policy 11 – Design 

 Policy 12 – Developer Contributions 

 Policy 18 – Housing Mix 

 Policy 28 – Development Opportunities 

 Policy 39 – Heritage 

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

 Policy 41 – Landscape 
 

3.4 Other Material Planning Considerations 
 
3.4.1 Green Infrastructure (GI) SPD 

 
3.4.2 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’.  In particular 
paragraph 59 which advocates the Government’s objective of 
significantly boosting the supply homes through delivery of a sufficient 
amount and variety of land where it is needed; that the needs of groups 
with specific housing requirements are addressed and that land with 
permission is developed without unnecessary delay. 

 Section 8 – Promoting healthy and safe communities 

 Section 11 – Making effective use of land 

 Section 12 – Achieving well-designed places 
 

3.5 Assessment 
 

3.5.1 In assessing this application, the following important material considerations 
have been taken into account: 

 Principle; 

 Highways and access; 



 Ecology; 

 Trees; 

 Amenity impact; 

 Affordable Housing 

 Green Infrastructure 
 

Principle 
3.5.2 Members are advised that the principle of residential development is guided 

by the sites allocation as a Development Opportunity; as set out in Policy 
28/10 of the Local Plan Part 2.  The policy supports development of very small 
scale residential in the immediate vicinity of the existing dwelling, ensuring no 
loss of trees or woodland.  Very small scale is not defined by the Policy, 
though it is considered that the layout of the 9 dwellings and associated 
infrastructure as proposed is consistent with the principles of very small scale.  
In this context, a previous permission for a single dwelling within the allocation 
is included in the assessment (ref. 10/16/1349).  It should also be recognised 
that the site allocation is significantly larger than the application site and that 
the principle of residential development within the entirety of the allocation is 
accepted; notwithstanding a wider assessment. 

3.5.3 It is recognised that the proposal involves loss of some trees and woodland.  
This is subsequently addressed within the ‘Development and the 
Environment’ body of the Report. 

3.5.4 Although only a proposed layout is considered under this application, rather 
than a detailed assessment of scale and design of house types, it is 
sufficiently evident that the house typology presented is consistent with the 
aims and objectives of providing family sized homes to help widen the choice 
of house types in the Borough; as advocated by Policies CS7 and 18. 

3.5.5 Policy CS8 and the GI SPD require new housing development to contribute 
toward affordable and public open space within the Borough, including new 
provision or enhancement of existing public open space.  The locational 
nature of the site, as a transition between urban and rural, directs that 
affordable housing is not expected to be provided on site.  Instead, an off-site 
contribution is considered appropriate.  A GI contribution will be appropriately 
spent on enhancements in the locality.  Members are advised that the 
applicant has committed to a Section 106 Legal Agreement for contributions 
equivalent to 20% affordable housing and £1406 per unit for GI; subject to 
planning permission. 

3.5.6 A representation was received 5th June on behalf of the applicant, 
highlighting Outline permission granted in 2015 for 22 dwellings at a similar 
nearby residential development opportunity site at Ellerslie, off Bury Fold 
Lane, with a site area of 2.3ha; comparable to the 2.27ha site area of the 
Long Clough allocation subject of this assessment.  The site allocation policy 
(for Ellerslie) (Policy 28/12) sets the accepted principle of 'small scale 
residential'. It is suggested that this permission (for 22 dwellings) is a 
precedent setting for 'small scale' and that the 9 dwellings proposed are, 
therefore, justified as 'very small scale'. Moreover, standard rural density for 



housing is cited at circa 12/13 houses / acre, in contrast with the site 
allocation density of 1.8 houses per acre. It should, however, be recognised 
that the site lies within the urban boundary; albeit adjacent to countryside; in 
accordance with the Local Plan Part 2. 
 

3.5.7 Local residents have expressed concern as to the principle of a residential 
development in this locality.  Members are advised that the sites Local Plan 
Part 2 allocation as a Development Opportunity ensures that a residential 
development is acceptable in principle; as justified by the aforementioned 
approach.  The following matters are also required to be assessed as part of 
this outline application: 

3.5.8 Amenity 
Policy 8, supported by the SPD, 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 noise, vibration, odour, light, dust, other 
pollution or nuisance, privacy / overlooking, and the relationship between 
buildings. 
 

3.5.9 As an outline application, amenity assessment is limited to the proposed 
layout which seeks to set the position of the dwellings, the extent of their 
curtilage and highway infrastructure.  The layout demonstrates appropriate 
separation standards will be achieved between each proposed dwelling and 
existing dwellings adjacent to the site, notwithstanding any modest land level 
differential throughout the site; in accordance with separation standards set 
out in the SPD.  Mutual levels of residential amenity will, therefore, be 
achieved to safeguard from overlooking and dominance.  Moreover, retention 
of the woodland group identified as W3, will form an appropriate physical 
separation between the development and properties to the south along 
Whitehall Road. 

 
3.5.10 Although the proposal will intensify vehicular use of the private drive, the level 

of activity is not considered to result in significant noise impact on existing 
adjacent residents. 
 

3.5.11 Application of planning conditions are recommended by the Council’s Public 
Protection consultee to require assessment of underground conditions to 
guard against ground contamination and provision of electric vehicle charging 
points to mitigate air quality impact (in accordance with eth Council’s adopted 
Air Quality Planning Advice Note).  A degree of disturbance during 
construction phase of the development is acknowledged as inevitable.  This 
disruption is, however, temporary and considered acceptable, subject to 
application of a condition limiting hours of construction, in order to secure 
appropriate noise and vibration protection during construction works. 
 

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



 
3.5.13 Trees 

The proposal involves removal of individual trees and woodland within the 
site, subject to Tree Preservation Order Moorthorpe Whitehall TPO 2003.  
Notwithstanding the limitations set out in policy 28 in relation to trees on the 
site, their amenity value is appropriately assessed against the primacy of 
Policy 9, which sets out that; development will be expected to incorporate 
existing trees into the design and layout of the scheme.  Where it appears 
likely a proposed development will result in the loss of or harm to trees of 
significant amenity value, nature conservation or intrinsic value, the 
Council will consider making a Tree Preservation Order to ensure that due 
consideration is given to the importance of the trees in the planning process.  
Accordingly, a Tree Survey and proposed Tree Removal Plan have been 
submitted in support of the application.  The submission identifies proposed 
removal of 4no. individual trees within the site, identified as T31, T32, T33 and 
T34 on the Tree Removal Plan, a woodland group identified as G5 and partial 
removal of woodland group identified as G6.  The submission has been peer 
reviewed by Urban Green, in the context that the principle of residential 
development is accepted, on account of the sites allocation.  The review is 
summarised as follows: 
 

3.5.14 It is considered that T31 (Grey Willow), detailed as a category C tree, is of low 
amenity value that should not constrain the development. 
 

3.5.15 T32 (Sycamore) is detailed as a category A tree.  This categorisation is, 
however, considered very generous and should be considered a category B, 
due to its impaired condition.  Consequently, its retention beyond 40 years is 
unlikely.  Moreover, it is accepted that the proposed highway infrastructure 
work would encroach within the Root Protection Area (RPA) of this tree to 
such an extent that retention would not be advisable. 
 

3.5.16 T33 (Grey Willow), detailed as a category U tree displays significant decay.  
Its condition is such that it cannot realistically be retained in the context of the 
development. 
 

3.5.17 T34 (Sycamore) is detailed as category B tree with potential to develop into a 
category A worthy of retention.  It is recommended that, during construction 
work, the ground within the RPA should be excavated using hand tools under 
supervision of an Arboricultural Consultant to assess the extent of the root 
proliferation, in order to inform a decision on retention or removal of the tree. 
 

3.5.18 G5 is a mixed group of Lime, Oak, Beach, Horse Chestnut and Sycamore 
trees.  The Lime trees are considered inconsistent with the nature and form of 
the rest of the woodland on the site.  Moreover, removal of G5 would visually 
expose the Northern aspect of W3, which is a high quality natural and well-
developed group.  In this context, G5 should not constrain development. 
 

3.5.19 The ‘overstory’ trees within group G6 should be retained.  The ‘understorey’ 
rhododendron and standing deadwood should not constrain development. 
 



3.5.20 Any other suppressed, dying, diseased or dangerous trees should be 
removed. 
 

3.5.21 Comment was received from the Woodland Trust on 28th May 2019, 
recommending the introduction of a 15m ‘buffer zone’ between the woodland 
and the built environment; notwithstanding that the Trust accepts that the area 
of woodland within the site (Long Clough) is not designated as ancient on 
Natural England’s Ancient Woodland Inventory.  During a subsequent 
discussion with the Trust, it was accepted that the representation was made 
very late in the planning process and that implementation of the 
recommended 15m buffer would likely be unreasonable, on account of the 
extent to which the proposed layout would be compromised and the sites 
allocated status as a Development Opportunity; in accordance with the Local 
Plan Part 2.  Moreover, the absence of such a recommendation from the 
Council’s Arboricultural and Ecology consultees is also recognised. 
 

3.5.22 Members are advised of an appeal decision in 2016, allowing the erection of a 
single dwelling, within the site allocation (adjacent to Moorthorpe Cottage; ref. 
10/16/1349 – as aforementioned), despite the loss of a number of trees within 
a protected woodland. In determining the appeal, the Inspector applied very 
significant weight to the absence of a robust assessment of the trees amenity 
value, and to the merits of a Woodland Management Plan to promote future 
sustainability of the remaining woodland. The above arboricultural 
assessment is considered to appropriately establish the amenity value of the 
trees to be removed as a result of the proposal; citing their limited value as 
justification for removal; in the context of the sites allocation. 
 

3.5.23 Consequently, in accordance with this independent review, no objection is 
offered against the proposed development; subject to a review of T34, 
retention of ‘overstory’ trees within G6 and tree / woodland protection 
measures; to be secured through application of appropriately worded 
conditions.   

 
3.5.24 Ecology 

Policy 9 set out that; development likely to damage or destroy habitats or 
harm species of international or national importance will not be permitted.  
Development likely to damage or destroy habitats or species of principal and 
local importance will not be permitted unless the harm caused is significantly 
and demonstrably outweighed by other planning considerations and an 
appropriate mitigation strategy can be secured.  Accordingly, an Ecological 
Impact Assessment has been submitted in support of the application.  The 
submission has been peer reviewed by the Greater Manchester Ecology Unit 
(GMEU), in the context that the principle of residential development is 
accepted, on account of the sites allocation.  The review is summarised as 
follows: 
 

3.5.25 Improved or semi-improved grassland on site are considered species-poor 
habitat types.  Their loss is not, therefore, considered to be of ecological 
significance. 
 



3.5.26 Notwithstanding the aforementioned loss of trees / woodland, the 
development will not affect any specially designated nature conservation 
sites.  The ecological value of the retained surrounding woodland is, however, 
recognised for its high quality, providing habitats with high value for 
conservation.  Accordingly, minimum buffer protection zones will be required 
between retained trees and the built development.  Robust tree / woodland 
protection measures during construction phase of the development will be 
required, to be delivered through a Woodland Management Plan; secured by 
condition  
 

3.5.27 Public open space within the development confines will be limited.  Public 
access into the adjacent woodland should be appropriately managed as part 
of a holistic Woodland Management Plan. 
 

3.5.28 A replacement tree and shrub planting scheme across the site will be required 
to help mitigate against the loss of trees / woodland. 
 

3.5.29 It is accepted that the development is unlikely to affect the conservation status 
of Otters, Great Crested Newts, Bats or Reptiles.  No further survey work is, 
therefore, required in this regard.  However, on account of the highly 
protected status of Reptiles and Great Crested Newts, further precautionary 
methodology during construction phase of the development and beyond is 
considered justified, in the form of adoption of Reasonable Avoidance 
Measures (RAM’s). 
 

3.5.30 Badgers are known to be present in the area.  On account of their mobile 
habitat and protected status, including their setts, (under the terms of the 
Protection of Badgers Act 1992), a pre-construction Badger Activity Survey is 
required, to inform the need or otherwise of a Method Statement, detailing 
measures to be taken to avoid harm to Badgers and their setts.  It should be 
acknowledged that a License may be required from Natural England to 
implement an approved Method Statement; independent from the planning 
process. 

 
3.5.31 In view of the recognised presence of invasive plant species on site, a Method 

Statement is required to ensure appropriate control / eradication of species 
during the course of development. 
 

3.5.32 All additional surveys and Method Statement’s shall be undertaken by a 
suitably qualified ecologist. 
 

3.5.33 All birds and their eggs are protected under the terms of the Wildlife and 
Countryside Act 1981 (as amended).  Accordingly, no tree felling or 
vegetation clearance required to facilitate the development, should be 
permitted during the optimum bird nesting season of between March and 
August, unless the absence of nesting birds is established beforehand. 

 
3.5.34 Additional comment was received from GMEU, on 25th May 2019.  This 

followed receipt of verbal communication to GMEU from a local resident, 



expressing concern at the ecological impact of the development and a 
subsequent site visit (undertaken by GMEU). 
 

3.5.35 The following summary recommendations were put to the LPA by GMEU 
following their site visit: 

 Safeguarding areas of more interesting flora, particularly those closer 
to the woodland edges, through making use of the proposed ‘buffer 
zone’ between the built development and the surrounding woodland 
and through appropriate reduction in rear private garden space. 

 Introduction of additional native species planting reflecting the plant 
species present in the southern field, to be delivered through the 
required landscaping scheme; secured by condition. 

 Off-site Green Infrastructure, as provided through Section 106 
contribution, to include new native species planting. 

 
3.5.36 These comments are not considered to fundamentally alter the initial 

assessment from an ecological perspective.  The stated recommendations 
can be secured through the Woodland Management Plan and Landscaping 
conditions as set out in paragraph 4.1 of the main report. 

 
3.5.37 Consequently, in accordance with this independent review, no ecological 

objection is offered against the proposed development; subject to all surveys 
and protection / mitigation methodology to be secured through application of 
appropriately worded conditions.  

 
3.5.38 Drainage 

Appropriate drainage methodology is required to be implemented, with foul 
and surface water to be drained on separate systems.  Surface water 
drainage shall be achieved in accordance with the non-statutory Technical 
Standards for Sustainable Drainage Systems (March 2015); to be secured by 
condition. 

 
3.5.39 Highways 

Policy 10 requires that road safety and the safe, 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.   

 
3.5.40 A Highways and Transport Technical Note (TTN) has been submitted in 

support of the application.  The proposal is accepted as sufficiently modest so 
as not to warrant a more detailed formal assessment of associated transport 
impacts on the wider highway network.   
 

3.5.41 Access to the site is by means of a private access road that currently serves 
Moorthorpe Cottage and 4 other dwellings.  The Council’s highway’s 
consultant expressed initial concern at the restricted width of the access road.  
Whilst a single passing point is proposed adjacent to plot no. 1, no other 
passing points are achievable, on account of the limited width of the access 
road and third party ownership of land either side.   
 



3.5.42 A representation received on the 28th May 2019 queries the width of the 
private access road along its length; in particular the measurement around the 
90 degree turn.  Members reiterated this concern at the May meeting.  
Consequently, the width of the road was re-assessed by Officers at a site visit 
undertaken on 4th June 2019.  Measurements across the width of the road 
were taken at 5m intervals, from the gate posts at the entrance up to 
Moorthorpe Cottage.  Measurements taken represent the approximate width 
of the metalled surface, which is somewhat difficult to establish due 
vegetation growth on either side.  The exercise was witnessed by local 
resident Mrs Ahmed and the measurements mutually agreed.  The principle 
width between the gate posts is recorded at 3.7m; in accordance with the 
measurement represented in May’s report.  The narrowest point between the 
overhang at the top of the gate posts is circa 3.5m.  The width of the road 
thereafter varies between a minimum of 3.9m and a maximum of 4.7m, up to 
the c.90 degree turn that leads into the confines of Moorthorpe Cottage.  The 
‘sweep’ at the turn is measured at a maximum of 6.9m, narrowing to 5.9m 
between the gate post at Moorthorpe and the kerb edge.  Measurements 
thereafter, taken across the width at 10m intervals, establish a minimum of 
3.7m and a maximum of 4.6m.   

 
3.5.43 The Manual for Streets publication advocates a minimum width of 4.1m for 2 

cars to pass side by side on a straight road.  It is accepted that the majority of 
vehicles using the access road will be private cars.  A maximum increase of 3 
vehicles per hour at peak times is anticipated by the TTN, amounting to 
average peak hour flows of 1 vehicle every 8.6 minutes along the access 
road.  The volume of additional traffic is considered to be manageable, 
regardless, of the narrowest 3.9m width of the access road up to the 90 
degree turn, given that this measurement is present at only a single 5m 
interval in a total of 32 intervals measured.  Every other measurement is equal 
to or in excess of the minimum 4.1m passing width.  Beyond the c.90 degree 
turn, width is accepted as consistently narrower than 4.1m, at generally 3.7 / 
3.8m.  A passing point is, however, proposed in relatively close proximity to 
this length of the access, just beyond the entrance into Belthorpe which is 
considered to alleviate the threat of excessive vehicular passing conflict within 
this stretch of the access; particularly in the context of the site allocation and 
acceptable principle of residential development.  Whilst the position is 
accepted by the Highways consultee, additional concern has been expressed 
as to the potential for larger vehicle conflict.   Such conflict is, however, likely 
to be sufficiently infrequent to avoid excessive conflict.  

 
3.5.44 In order to support pedestrian safety, a delineated footway is recommended 

along the length of the access road.  The footway will form a shared surface 
with motor vehicles. 

 
3.5.45 Submitted tracking details demonstrate appropriate 3 axle refuse 

manoeuvrability within the site. 
 
3.5.46 A service verge should be included within the new internal road, in the form of 

a 2m strip to accommodate all services, to facilitate eventual adoption.  An 



800mm service strip would be deemed acceptable in the event of it hosting 
only street lighting columns. 

 
3.5.47 Although off-street parking will be fully assessed a Reserved Matters stage, 

the proposed layout offers appropriate provision in the form of driveways and 
internal or detached garages. 

 
3.5.48 A Construction Management Statement will be required to safeguard highway 

users and residential amenity alike, during construction phase of the 
development. 

 
3.5.49 Notwithstanding Highway consultee’s concern at the access arrangements, 

no fundamental objection is offered.  Accordingly, refusal of the application on 
highways efficiency / safety impact is not considered to be justified; on 
account of the site allocation as a residential development opportunity, and 
subject to the aforementioned outstanding matters being secured through 
application of appropriately worded conditions.  

 
3.5.50 Design / Heritage 

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. 

 
3.5.51 Policy 39 requires development with the potential to affect designated or non-

designated heritage assets to sustain or enhance the significance of the 
asset.   

 
3.5.52 A full design assessment will be undertaken at Reserved Matters stage, 

relative to the built form of the dwellings, landscaping and impact on character 
and appearance.  The Grade II listed property ‘Woodlands’ and Grade II listed 
Whitehall Park are located in proximity to the application site, to the north and 
south respectively.  Impact on the designated heritage assets, therefore, 
needs to be considered.  Woodlands lies physically separate to the 
application site, visually separated by mature trees.  The proposal, 
notwithstanding the absence of scale and design details, is accepted as not 
unduly impacting on any vista into or out of the property.  These same 
principles apply to the setting of Whitehall Park which is physically and 
visually separated by mature trees to the south of the application site.  
Accordingly, the development would not have any adverse impact on the 
designated heritage assets.  Moreover, the assessment is relative to the 
accepted principle of residential development by virtue of the site allocation.  
A more detailed heritage appraisal will, however, be undertaken at Reserved 
Matters stage; supplemented by submission of a Heritage Impact Assessment 
to be secured by condition. 

 
3.5.53 Other Matters 
 During assessment of the application, representation was received confirming 

third party ownership of the private access road ie. land outside of the 
applicant’s ownership.  Consequently, a Certificate B declaration has been 



served on each alternative owner; ensuring the correct procedural planning 
process has been followed.  Members are advised in this regard that 
ownership of the access track is not fundamental to the determination of the 
application.  Any right of access to be considered in conjunction with this 
proposed residential development is, therefore, a private legal matter 
independent from the planning process. 

 
3.5.54 Summary 

This report assesses the full range of issues pertaining to the Outline planning 
application for the residential development of land at Moorthorpe Cottage, 
Darwen.  In considering the proposal, a wide range of material considerations 
have been taken into account to inform a balanced recommendation. 
 
 

4.0 RECOMMENDATION 
 
4.1 Approve subject to: 
 

(i) Delegated authority is given to the Director for Growth and Development 
to approve planning permission, subject to an agreement under Section 
106 of the Town & Country Planning Act 1990, relating to the payment of 
£35,154; broken down as follows:     

 £1406 per unit towards Green Infrastructure in the area (details of 
where to be spent to be confirmed) and 

 £2500 per unit towards provision of affordable housing in the 
borough. 

 
(ii) Conditions which relate to the following matters: 

 Application for approval of all reserved matters must be made not later than 
the expiration of three years beginning with the date of this permission. The 
development hereby permitted shall be begun not later than the expiration 
of two years from the date of the approval of the last of the reserved 
matters to be approved. Details of the following matters (subsequently 
referred to as the reserved matters) shall be submitted to and be approved 
in writing by the Local Planning Authority before the commencement of any 
works:-  
a) Appearance 
b) Landscaping 
c) Scale 

 Submission of external walling and roofing materials  

 Submission of boundary treatments 

 Submission of Arboricultural Method Statement and of tree protection 
measures 

 Submission of Woodland Management Plan 

 Retention of G6 ‘overstory’ trees 

 Hand tool excavation of tree T34, supervised by an Arbicultural Consultant 
to assess extent of root proliferation to inform decision to retain or remove 

 Submission of a landscaping scheme to include compensatory tree planting 



 Submission of a Reasonable Avoidance Measures scheme relative to 
preservation of reptiles and Great Crested Newts 

 Submission of a Badger activity survey 

 Submission of a Control / Eradication Method Statement for management 
of  invasive species 

 No tree felling or vegetation clearance between March and August, unless 
the absence of nesting birds has been established  

 If construction of the development has not commenced within two years of 
the date of submitted Extended Phase 1 Habitat Survey (Pennine 
Ecological – December 2014), an updated Ecology Report shall be 
submitted to and approved in writing by the Local Planning Authority. Any 
required mitigation shall inform the Biodiversity Enhancement Strategy and 
landscaping strategy for the development 

 Foul and surface water to be drained on separate systems 

 Submission of a sustainable urban drainage system (SUDS) and 
management plan to cater for surface water  

 Submission of  Heritage Impact Assessment 

 Submission of a delineated footway scheme along the access road 

 Submission of management and maintenance details for new highway 
infrastructure within the development 

 Submission of highway infrastructure engineering details including 
drainage, street lighting and street construction 

 Submission of a scheme delineating a service verge 

 Submission of a Construction Management Statement 

 Visibility splays not to be obstructed by any building, wall, fence, tree, shrub 
or other device exceeding 1m above crown level of the adjacent highway 

 Contaminated land  - submission of detailed proposals for site investigation 

 Contaminated land – submission of validation report demonstration 
effective remediation 

 Unexpected contamination 

 Provision of dedicated motor vehicle charging points 

 Submission of dust suppression scheme 

 Limited hours of construction: 
08:00 to 18:00 Mondays to Fridays 
09:00 to 13:00 Saturdays 
Not at all on Sundays and Bank Holidays 

 Submission of a Construction Management Plan 

 Permitted Development Rights to be removed 

 Development in accordance with submitted details / drawing nos. 
 
 

5.0 PLANNING HISTORY 
 

5.1 The following historic planning application is of relevance to the proposal: 
 
 10/16/1349 – Approval of a single dwelling – refer to paragraph 3.5.22. 
 
 
 



6.0 CONSULTATIONS 
 
6.1 Arboricultural consultee:  Urban Green  

No objection subject to tree protection measures; retention of ‘overstory’ 
woodland group G6; hand tool excavation of root protection area to tree T3 
and no tree felling during bird nesting season 

 
6.2 Ecology consultee:  GMEU 

No objection subject to reasonable avoidance measures for reptiles; Badger 
activity survey; invasive species management methodology. 
 

6.3 Drainage  
 No objection subject to foul and surface water drainage schemes. 

 
6.4 United Utilities 

No objection subject to foul and surface water drainage schemes. 
 
6.5 Public Protection 
 No objection subject to: 
 
6.5.1 Amenity 

Recommended 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. 
- Contaminated land 

 
6.5.2 Air Quality 

- Provision of a dedicated electric vehicle charging point at all dwellings. 
- Limitation of gas powered boiler types to control emissions. 

 
6.6 Highways Authority 

No objection subject to; 
- Submission of Construction Method Statement.  
- Delineation of footway and provision of service maintenance strip 

 
6.7 Strategic Housing 

No objection in recognition of the proposal contributing towards the Council’s 
housing offer and growth strategy; subject to Section 106 contribution towards 
affordable housing and GI. 

 
6.8 Environmental Services 
 No objection   
 
6.9 Public consultation has taken place, with 42 letters posted to neighbouring 

addresses and display of three site notices on 17th November 2018 and again 
on 16th January 2019; as a result of amended detail being submitted.  In 
response, 45 representations were received and 3 general comments which 
are shown within the summary below. 

 
 



6 CONTACT OFFICER:  Nick Blackledge, Panning Officer – Development 
Management. 

 
 
7 DATE PREPARED:  7th June 2019. 
 
 

 

8 SUMMARY OF REPRESENTATIONS  
 
 

Objection Mrs Lynda Ahmed, 14 Chestnut Grove, Darwen Rec – 18/01/2019 

 



 
 
 
 
 
 
Objection Jonathan Ashton, 12 Chestnut Grove, Darwen, BB3 2NQ 
 

 



 

 
 

 

 
 
 
 
 
 
 
 
 



Objection Mrs J.M Johnston Rec – 21/01/2019 

 
 

 
Objection Mr C Royle, 10 Chestnut Grove, Darwen Rec – 28/05/2019 
 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 



 
Objection Mr & Mrs Glynn, Montrose, Whitehall Road, Darwen Rec – 28/01/2019 
 

 

 



 

 
 

 

Objection Mark & Charlotte Taylor, Dunkeld House, Whitehall Road, Darwen Rec – 
30/01/2019 
 

 



Objection Joanne Mackey, Lynfield, Park Road, Darwen Rec – 30/01/2019 
 

 
 

 
Objection Judith Wright, The Greg, Whitehall Road, Darwen Rec – 30/01/2019 
 
 

 
 
 
 



 
 

 
 

 
 

 

 
 
 



Objection Victoria & Robert Eyre, Parkland, Whitehall Road, Darwen Rec – 
30/01/2019 
 

 



 
 

Objection Mrs B A Starbuck, Belthorpe, Park Road, Whitehall, Darwen, BB3 2LQ 
 

 
 



 

 
 

Objection The Greg, Whitehall Road, Darwen Rec – 30/01/2019 

 
 



 
 

 
 

 
 

 

Objection Mr & Mrs Perricone, Werneth Brae, Whitehall Road, Darwen Rec – 
30/01/2019 
 

 
 



 

 
 



 
 

Objection Mr D Duxbury, Inglewood, Whitehall Road, Darwen Rec – 30/01/2019 
 

 
 

 
 

 

 
 
 



Objection Mr Bentley, Windy Knowe, Whitehall Road, Darwen Rec – 30/01/2019 
 

 
 

 
 

 

Objection Richard Cross, Lynross, Ross Street, Darwen Rec – 31/01/2019 
 

 



 
 

Objection Lynda Ahmed Rec – 04/02/2019 

 
 

Objection Janet Aspden, 1 Crescent Road, Surrey Rec – 05/02/2019 

 



 

 

 



 

 
 

Objection Mr C Royle, 10 Chestnut Grove, Darwen Rec – 14/02/2019 
 

 



 



 
 

 
 

 
 
 



Objection Lynda Ahmed Rec – 15/02/2019 
 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Objection Diane Hartley, 8 Chestnut Grove, Darwen Rec – 18/02/2019 
 

 



 
 

 
 


