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REPORT OF THE DIRECTOR                          Plan No: 10/19/0113

Proposed development: Full Planning Application for Construction of 10 no. semi-detached 
dwellings

Site address:
Land at Fountain Street
Darwen
BB3 2NL

Applicant: Mr A Shorrocks

Ward:  Darwen West

Councillor:  Dave Smith
Councillor:  Brian Taylor
Councillor:  Stephhanie Brookfield 



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 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 quality housing which will assist in widening the 
choice on offer for families in the Borough, in a sustainable location.  It also 
secures mitigation for loss Green Infrastructure (GI), in the form of enhanced 
provision in the locality.  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 essentially rectangular in shape, measuring circa 0.3 
hectares in area.  It lies within Darwen’s Urban Boundary and is allocated as 
Green Infrastructure (GI); in accordance with the Local Plan Part 2.  Its 
position to the west of Fountain Street and Radford Street is within an area 
predominantly residential in character, defined by dwellings of mainly terraced 
form, with the exception of a row of semi-detached to the immediate north.  

3.1.2 Access is taken from the southern end of Fountain Street, beyond which lies a 
pedestrian footway that links through to Radford Street.  The footway cuts 
through the GI area which comprises the steeply sloping, woodland covered 
application site and open grassed space to the east.  A pedestrian footway 
runs adjacent to the northern boundary of the site linking Fountain Street with 
Limes Avenue.  A secondary footway runs through the site linking into this 
footway from the approximate point of the footway linking Fountain Street with 
Radford Street.  An alternative access runs through to Limes Avenue from 
Shorrock Street, outside of the application, along the southern edge of the GI 
allocation.  Topography of the area generally sees land levels rise significantly 
from east to west.

3.1.3 The site is well served by the local road network, and access to local 
amenities and public transport links along the A666 are within a reasonable 
walking distance.  Darwen town centre, a short distance away, offers frequent 
services for commuters to destinations including but not limited to 
Manchester, Bolton, Clitheroe and Preston.



3.2 Proposed Development

3.2.1 The proposal is a full planning application for the erection of 10no. semi-
detached dwellings (5no. pairs) with gardens, and associated highway 
infrastructure and landscaping.

3.2.2 The dwellings will be laid out in linear form, fronting the open space to the 
east.  A significant proportion of woodland, including trees protected by 
Preservation Order, will be lost to accommodate the development.

3.2.3 A new access road, including footway, will link Fountain Street with Radford 
Street, displacing the existing footpath.    

3.2.4 Due to the constraints and topography of the site, each dwelling will be set 
over 4 floors, presenting as 3 storey (with utilised roof space) to the street 
scene and traditional 2 storey at the rear.  

3.2.5 Each dwelling has a gross internal floor area of 163.78 square metres, plus an 
integral garage of 17.93 square metres.

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
 CS8 – Affordable Housing Requirement
 CS15 – Ecological Assets
 CS16 – Form and Design of New Development
 CS18 – The Borough’s Landscapes
 CS19 – Green Infrastructure

3.3.3 Local Plan Part 2

 Policy 1 – The Urban Boundary
 Policy 7 – Sustainable and Viable Development
 Policy 8 – Development and People
 Policy 9 – Development and the Environment 
 Policy 10 – Accessibility and Transport
 Policy 11 – Design
 Policy 12 – Developer Contributions
 Policy 18 – Housing Mix
 Policy 38 – Green Infrastructure on the Adopted Policies Map



 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 Supplementary Planning Document (GI SPD)

3.4.2 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.

3.4.3 National Planning Policy Framework (The Framework) (2019)

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 8 – Promoting healthy and safe communities
 Section 11 – Making effective use of land
 Section 12 – Achieving well-designed places
 Section 15 – Conserving and Enhancing the Natural Environment

3.5 Assessment

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

 Principle of residential development;
 Trees;
 Ecology;
 Highways;
 Amenity;
 Design;
 Drainage;
 Affordable housing.

3.5.2 Principle
The principle of the development is considered under the Blackburn with 
Darwen Local Plan Part 2:  Site Allocations and Development Management 
Policies; particularly Policy 9 – Development and the Environment, and Core 
Strategy Policies CS1, CS5, CS6, CS7, CS8 and CS19.



3.5.3 The site lies within Darwen’s defined Urban Boundary and is allocated as 
Green Infrastructure (GI); in accordance with Local Plan Part 2 Policies 1 and 
9 respectively.  The proposal is consistent with Policy CS5 which sets out that 
the preferred location for new development will be within the urban area.  It 
will also contribute towards delivery of family housing, consistent with policies 
CS6 and CS7 and in making a contribution for off-site affordable housing 
provision as set out in CS8.

3.5.4 The entirety of the application site is allocated as GI.  The Council’s adopted 
GI SPD quotes Natural England’s definition of GI as “…a strategically planned 
and delivered network of high quality green spaces and other environmental 
features.  It should be designed and managed as a multifunctional resource 
capable of delivering a wide range of environmental and quality of life benefits 
for local communities.  GI includes parks, open spaces, playing fields, 
woodlands, allotments and private gardens”.  The SPD sets out the 
acknowledged multiple functions of GI as:

 Setting the scene for growth, creating a good quality of place and 
quality of life and supporting sustainable economic growth;

 Supporting physical and mental health and well-being;
 Providing for recreation, leisure and tourism;
 Supporting the rural economy;
 Helping to manage flood risk;
 Supporting mitigation and adaptation to climate change;
 Positively benefitting the historic environment; and 
 Enhancing the ecological network and promoting biodiversity.

3.5.5 The developed area consisting of 5 pairs of dwelling houses and associated 
front and rear gardens will result in the loss of a portion of the GI.  The 
remaining area of the application site, including land to the south of the 
developed area and a tree belt to the west, adjacent to dwellings on Limes 
Avenue, will be retained as publicly accessible open space.  The remaining GI 
allocation outside of the application site extending eastwards up to Chapel 
Street and Melville Street is unaffected by the proposal.

3.5.6 Consideration of the partial loss of the GI is appropriately assessed against 
paragraph 5, entitled  “Green Infrastructure”, of Policy 9 of the Local Plan Part 
2, which sets out that:

Development involving the partial or complete loss of land identified as GI on 
the Adopted Policies Map or any unidentified areas of open space including 
playing fields; and any development which otherwise has the potential to 
result in the severance of GI connections, will not be permitted unless:

i) The development can be accommodated without the loss of the 
function of open space;

ii) The impact can be mitigated or compensated for through the 
direct provision of new or improved GI elsewhere or through the 
provision of a financial contribution to enable this to occur; or



iii) The need or benefits arising from the development 
demonstrably outweigh the harm caused and the harm can be 
mitigated or compensated for so far as is reasonable.

3.5.7 It is accepted that the proposal will result in the partial loss of GI.  Policy 9 
does not, however, prohibit development in such circumstances, provided at 
least one the above criteria (i –iii) is achieved.  As the proposal seeks to 
mitigate the partial loss of the GI / open space through a financial contribution 
(captured through a Section 106 Agreement) of £14,060 (1406 per dwelling), 
it is considered compliant with criterion ii.  This contribution will provide 
additional equipment on the play areas and / or path enhancement works at 
Bold Venture Park, Darwen.

3.5.8 Accordingly, Members are advised that the development is considered to be 
acceptable in principle, on account of a Section 106 contribution for 
compensatory GI improvements and the sites evidently sustainable location; 
in accordance with the aims and objectives of the Local Development Plan 
and The Framework; subject to assessment of additional matters set out in 
paragraph 3.5.1.

3.5.9 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.

3.5.10 Trees
Policy 9 with regard to tree assessment emphasises that, where it appears 
likely development will result in the loss of or harm to trees of significant 
amenity, nature conservation or intrinsic value (including veteran trees and 
woodland), 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 and that, where development is proposed which would result 
in the loss of protected trees, planning permission will only be granted where:

i. The removal of one or more trees would be in the interests of good 
arbricultural practice; or

ii. The desirability of the proposed development outweighs the amenity 
and / or nature conservation value of the trees.

3.5.11An Arboricultural Impact Assessment has been submitted to supplement the 
application.  It states that the proposal will result in the loss of “38 low 
category trees”, 6 of which are protected by Tree Preservation Order (TPO); 
identified as T10, T13, T14, T15, T16 and T17 on the Council’s TPO plan for 
the area (Fountain Street TPO – applied 25th July 1990), and T13, T14, T25, 
T36, T37 and T42 on the submitted tree survey plan.  The Assessment has 
been independently peer reviewed by the Council’s Arboricultural consultee 
for the application; Urban Green.  The review establishes the dominant on-site 
species as Ash, Birch and Maple with younger, smaller or occasional 



Sycamore, Willow and Horse Chestnut with an understory of Cherry and 
Hawthorn.

3.5.12 The tree identified as T38 on the submitted tree survey is noted as a semi 
mature birch tree, regarded as a Category B tree, in accordance with British 
Standards guidance, with the potential to develop into a Category A tree.  It is 
not protected ty TPO.  Although the value of the specimen is acknowledged, 
the proposal, as involving much of the embankment to be cut away would 
likely impact on the rooting area of this tree.  Moreover, the Root Protection 
Area (RPA) of the tree would significantly encroach into the proposed highway 
linking Fountain Street with Radford Street / Shorrock Street.

3.5.13 A total of 11 trees with TPO’s applied were assessed as part of the proposed 
development.  A Sycamore (T65) is to be retained, as it is in good 
physiological and structural condition.  As a current category B tree, with the 
potential to develop into a category A, it will offer significant visual amenity 
value in the context of the proposed development.

3.5.14 Two Birch (T56 & T62)  trees may also be retained if the development allows 
it.  The amenity value of these trees is, however, considered to be limited, to 
such an extent that they would not qualify as worthy for protection when 
assessed in accordance with the current tree evaluation method for Tree 
Preservation Orders (TEMPO).  Retention of these trees, is not, therefore, 
considered necessary at all costs.

3.5.15 The TPO trees proposed to be removed are all Birch specimens.  Birch are 
considered as pioneer trees and one of the shortest British native species, 
reaching maturity at around 40 years before they start to decline.  Since the 
1990 TPO application was imposed the trees have developed many defects, 
as would be expected with birch trees past maturity.  To have been suitable 
for a TPO 30 years ago, the trees would have been at least early mature.  The 
rate of decline, therefore, will only increase over the coming years.  In this 
context, the trees are considered to have limited amenity value to the 
immediate surrounding area and no objection is, therefore, offered against 
their removal.  

3.5.16 It is accepted that there are no other TPO trees on site that warrant retention 
over development.

3.5.17 The merits of applying a group TPO is considered to be limited, on account of 
the low amenity value of the wooded area, notwithstanding its highly visible 
position.  Their current value, when assessed against current British 
Standards methodology, would be a Category C.  The absence of any evident 
past management of the area, including woodland thinning, is recognised as a 
contributory factor in the low amenity assessment.

3.5.18 T38 is a semi-mature Birch tree that should be regarded as a Category B tree.  
It is assessed as worthy of retention if the development allows.  On account of 
its position relative to the construction of the new highway, it is accepted that 
retention may not be possible.  It is considered that care should be taken 
during construction phase of the development to preserve the RPA of the tree 



and that TPO should be applied if it is retained.  If retention is, however, too 
restrictive due to construction methodology, it is considered that retention 
should not constrain development.  A condition to require hand tool 
excavation to assess the extent of root proliferation to inform the decision as 
to retain or remove the tree is recommended.

3.5.19 A significant boundary tree cover to the rear of the site, adjacent to properties 
on Limes Avenue, will remain in place.  

3.5.20 The Urban Green assessment is considered to be an appropriately robust 
approach to establishing the value of trees to be removed.  The assessment 
clearly concludes that there are no objections to the proposed development, 
from a tree removal perspective.

3.5.21 Notwithstanding assessment of trees to be lost, due consideration should be 
applied as to protection of trees to be retained both on site and immediately 
adjacent to the site.  The successful retention of the trees depends on robust 
protection measures during construction and management strategy thereafter.  
The most appropriate means for this to be achieved is through an 
Arboricultural Method Statement; to be secured through application of an 
appropriately worded condition.

3.5.22 A substantial replanting scheme, including numbers and species, will also be 
secured by condition to adequately compensate for the loss of trees.  
Replanting will be undertaken at an appropriate location within the vicinity of 
the site.

3.5.23 The assessment is considered to demonstrate support for the proposal from 
an arboricultural perspective; in accordance with the requirements of Policy 9 
and The Framework.

3.5.24 Ecology
Policy 9 with regard to ecology assessment emphasises that development 
likely to damage or destroy habitats or harm species of international or 
national importance will not be permitted.  That development likely to damage 
or destroy habitats or species of principal importance, Biological Heritage 
Sites or habitats or species listed in the Lancashire Biodiversity Action Plan 
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; and that development likely to damage or destroy 
habitats or species of local importance will not be permitted unless the harm 
caused is outweighed by other planning considerations and an appropriate 
mitigation strategy can be secured.

3.5.25 Although the site does not have any special ecological status beyond the 
Local Plan Part 2 GI allocation, two nature conservation sites are identified as 
within 440 metres of the site; these are the West Pennine Moors Site of 
Special Scientific Interest (SSSI) and the Darwen Moor Biological Heritage 
Site.  Although the site falls into the Impact Risk Zone for the West Pennine 
Moors SSSI, no further consultation or assessment is required in this regard, 
on account of the planning application proposing less than 100 units.



3.5.26 A Preliminary Ecological Appraisal has, nonetheless been submitted to 
supplement the application.  It has been initially peer reviewed by the 
Council’s ecology consultee Capita Ecology, who recommended the 
undertaking of ground level tree root assessment and a Bat Activity Transect 
Survey, due to the woodland providing potential habitat for bats and as a 
commuting corridor between other potential roosts within surrounding 
buildings and the wider landscape.  The assessments / surveys were 
subsequently submitted and peer reviewed.  Since April 2019, the Council’s 
Ecology Consultee has been amended an all assessments are now per 
reviewed by the Greater Manchester Ecological Unit (GMEU).  As part of 
GMEU’s peer review of the submission they were sent details of the initial 
submission and the initial comments made by Capita Ecology.   Review of the 
ground level bat roost assessment (undertaken 7th April 2019) found 17 trees 
to have low potential to support roosting bats, of which seven are proposed to 
be lost to the development.  On account of this identified low potential, it is 
recommended that a precautionary bat inspection of the trees immediately 
prior to felling is undertaken, by a suitably qualified person and that, if any 
bats are found, work should cease and advice sought from a suitably qualified 
bat worker; to be secured by an appropriately worded condition.

3.5.27 A single tree (identified as A7 in the assessment) was found to have a 
moderate bat roosting potential.  This tree is, however, to be retained. 

3.5.28 In recognition of the sites potential as a bat commuting corridor, as 
established by the Bat Transect Survey, additional bat activity surveys are 
recommended to be undertaken during the activity season (between mid-May 
and August), in order to inform the importance of the area for bats and any 
necessary mitigation.  The surveys are to be secured by condition.

3.5.29 GMEU also recommend tree protection measures, aligned with those required 
by under the Arboricultural Method Statement, in order to prevent root system 
damage.

3.5.30 Capita Ecology’s initial recommendations for conditions requiring a Badger 
Activity Survey; a strategy for the eradication / management of invasive, non-
native species on site and a lighting strategy to minimise impact on bats and 
their insect food should also be applied.

3.5.31 Ecological enhancement should also be provided in the form of a 
comprehensive soft landscaping scheme, in addition to the tree re-planting 
scheme; to be secured by condition. 

3.5.32 The assessment is considered to demonstrate support for the proposal from 
an ecological perspective; in accordance with the requirements of Policy 9 
and The Framework.

3.5.33 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.

3.5.34 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.

3.5.35 The proposed layout incorporates appropriate separation standards between 
proposed dwellings within the site and those adjacent to the site; as 
advocated by the Residential Design Guide SPD; ie. a minimum of 21 metres 
between facing windows of habitable rooms of two storey dwellings and 13.5 
metres between habitable rooms and a blank wall / non-habitable rooms.  The 
sites topography guards against any impact on existing dwellings to the rear 
of the site along Limes Avenue.  Acceptable levels of mutual amenity are, 
therefore, achieved.

3.5.36 Application of planning conditions are recommended by the Council’s Public 
Protection consultee to require assessment of underground conditions to 
guard against ground contamination; to provide electric vehicle charging 
points and to control boiler emissions in order  to mitigate air quality impact (in 
accordance with the 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.

3.5.37 Accordingly, compliance with Policy 8 of the Development Plan is achieved.

3.5.37 Highways / Accessibility / Transport
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.  

3.5.38 A Transport Statement has been submitted to supplement the proposal.  The 
Council’s highways consultee has reviewed the submission and offers no 
objection to the proposal.  The layout demonstrates appropriate 2 space off-
street parking for each of the 3 bed properties; comprising 1 driveway space 
and one integral garage space.  All spaces, including garages sizes are 
accepted as compliant with the Council’s adopted standard.

3.5.39 A new estate road is proposed, linking the southern edge of Fountain Street 
with the northern edge of Radford Street.  It will run across the front of the 
proposed properties, providing appropriate access to each.  The road is 
compliant with the adoptable 5.5m carriageway / 2.0m footway standard.



3.5.40 Public objections have been received expressing concern towards an 
increase in traffic travelling through the highway network off the A666 to and 
from the site.  Any traffic increase is, however, accepted by the highway 
consultee as manageable and not sufficiently impactful to demonstrably harm 
highway efficiency.

3.5.41 Public objections have also been received expressing concern at the loss of 
the pedestrian links through to Limes Avenue from Fountain Street adjacent to 
the northern edge of the site and Shorrock Street to the south of the site.  
Members are advised that these links remain fundamentally unaffected by the 
proposal and will continue to provide efficient and convenient pedestrian 
passage to and from St. Joseph’s Primary School.  The only change in this 
regard will be the loss of the connective secondary footpath linking the 
footpath currently running between Fountain Street and Radford Street with 
the footpath running along the northern edge of the site.   

3.5.42 Application of conditions to require submission of retaining structures adjacent 
to the public highway and a Construction Management Statement are 
necessary for approval, prior to commencement of development.

3.5.43 The assessment is considered to demonstrate support for the proposal from 
an highway efficiency perspective; in accordance with the requirements of 
Policy 10 and The Framework.

3.5.44 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.

3.5.45 The proposal will be laid out in linear form, comprising 5 identical pairs of 
semi-detached garden fronted dwellings, contiguous with existing semi-
detached dwellings fronting Fountain Street.  On account of the sloping nature 
of the site, each dwelling will be split level, presenting as three storey to the 
street scene (total height c. 13m) and two storey to the rear (total height 
c.7.6m); in contrast to the two storey form adjacent.  Notwithstanding this 
increase in height, the topography of the application site and the open space 
that it front’s, represents a setting somewhat unique from the typical 
characteristics of the surrounding area.  Through appropriate utilisation of 
existing topography, the development will appear well-integrated and 
proportionate to its surroundings, forming a distinct grouping overlooking the 
open space to the front.  Dwellings will also be proportionate to individual plot 
sizes, on account of adequate sized front and rear gardens.  Moreover, the 
gable roof forms and fenestration proposed suitably responds to the character 
of the developed area.

3.5.46 External walling and roofing treatments and detailed boundary treatments will 
be secured by condition.



3.5.47 Accordingly the development is considered to accord with the high standard of 
design principles set out in Policy 11 and the Residential Design Guide SPD 
of the Development Plan, and The Framework.

3.5.48 Affordable Housing
Payment of a Section 106 Commuted Sum for £25,000 will be secured to 
deliver off-site affordable housing.

3.5.49 Other matters
At the time of writing this report, Members should be aware of a separate 
Prior Notification Telecommunications application relating to the installation of 
a 25 metre high telecommunications mast and associated equipment on land 
to the west side of Chapel Street, Darwen,  submitted by Internexus (ref: 
10/19/0365).   The siting of the proposed mast is on the GI land to the west of 
the application site presented to members, and will be directly facing the 
proposed dwellings.  A decision on this application is due to made by the 23rd 
July 2019.

3.5.49 Summary
This report assesses the full planning application for the residential 
development on land at Fountain Street, 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:

(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 
£39,060; 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.

Should the Section 106 agreement not be completed within 6 months of 
the date of the planning application being received, the Director of 
Growth and Development will have delegated powers to refuse the 
application. 

(ii)Conditions which relate to the following matters:
 Commence within 3 years
 Submission of external walling and roofing materials 
 Submission of boundary treatments



 Submission of Arboricultural Method Statement, including  tree protection 
measures

 Submission of tree replanting scheme to be agreed in a location close to 
the application site

 Hand tool excavation of tree T38, supervised by an Arbicultural Consultant 
to assess extent of root proliferation to inform decision to retain or remove

 Submission of a hard and soft landscaping / biodiversity scheme
 Submission of Bat Activity Surveys between May and August
 Submission of a Badger Activity Survey
 Submission of a Control / Eradication Method Statement for management 

of  invasive, non-native species
 No tree felling or vegetation clearance between March and August, unless 

the absence of nesting birds has been established 
 Submission of a lighting strategy
 If construction of the development has not commenced within two years of 

the date of submitted Preliminary Ecological Appraisal (LKC Group – 
February 2019), an updated appraisal shall be submitted to and approved 
in writing by the Local Planning Authority. Any required mitigation shall 
inform the biodiversity enhancement / mitigation 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 a delineated footway scheme along the new 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 details relating to retaining structures adjacent to the public 

highway 
 Removal of lighting column within woodland
 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 air quality mitigation in the form of dedicated motor vehicle 

charging points and boiler emissions
 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

 Permitted Development Rights to be removed
 Development in accordance with submitted details / drawing nos.



5.0 PLANNING HISTORY

5.1 No planning history exists for the site.

6.0 CONSULTATIONS

6.1 Arboricultural Consultee (Urban Green)
Detailed comments refer to paragraphs 3.5.12 to 3.5.23. No objections to the 
proposed development going ahead:
Care should be taken to retain T38, however if this is too restrictive, it should 
not constrain development;
T65 should be retained with the current TPO (T9);
T56 (TPO T11) and T62 (TPO T12) should be retained if possible but with a 
current TEMPO assessment would not qualify for a TPO so should not 
constrain development;
The tree group has a whole would not qualify for a TPO with a current TEMPO 
assessment and should not constrain development;
The remaining TPOs were placed in 1990 – the trees have declined since and 
with a current TEMPO assessment would not qualify for a TPO and should not 
constrain development.

6.2 Drainage Section
No objection subject to foul and surface water drainage schemes (including 
SUDS) conditions.

6.3 Environmental Services
No objection.

6.4 Public Protection
No objection subject to conditions:

Noise
- Site working hours to be limited to between 8am-6pm (Monday-Friday) and 

9am-1pm on Saturdays.  No works on Sundays or Bank Holidays.
- Pile driving noise / vibration assessment

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

6.4.3 Contaminated Land
- Submission of detailed proposals for site investigations.
- Submission of validation of remedial measures.
- Unexpected contamination.

6.5 Highways Authority
No objection subject to conditions:
- Submission of Construction Method Statement. 



- Junction improvements including traffic calming measures
- Submission of retaining structure details adjacent to public highway

6.6 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. 

6.7 Capita & GMEU Ecology
No objection subject to conditions:
- Bat Activity Surveys
- Badger Activity Survey
- Precautionary bat inspection of the trees immediately prior to felling to be 

undertaken, by a suitably qualified person
- Eradication / management of invasive, non-native species
- Tree protection measures
- No tree felling during bird nesting season
- Ecological enhancement by means soft landscaping and tree replanting 

scheme
- Lighting strategy to safeguard bat habitat

6.8 Education
No objection

6.9 United Utilities
No objection subject to conditions:
- Separate foul and surface water drainage systems
- Submission of Sustainable Urban Drainage scheme
- Submission of a Sustainable Urban Drainage Management and 

Maintenance plan.

6.10 Lancs Fire Service
Standard advice offered

6.11 Public consultation has taken place, with 41 letters posted to neighbouring 
addresses; a press notice published 23rd March 2019; and display of three 
site notices on 28th February 2019.  In response, 41 objections and 4 general 
comments were received which are shown within the summary below.  In 
addition, two objections have been received from the Ward Councillors as 
summarised in Section 9.

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

8.0 DATE PREPARED:  5th June 2019.



9.0 SUMMARY OF REPRESENTATIONS

Objection – Councillor Brian Taylor – 07/03/2019 & 30/03/2019:

I too share some of your concerns, particularly traffic, wildlife, steps to the school 
which I used to take my children up and down, and of course the trees.
I have copied the planning officers in to this email, and will ask them to consider 
these concerns. I have serious concerns regarding the wildlife habitat, traffic and 
trees.  Please accept this as an objection to the PA.

Objection – Councillor Stephanie Brookfield – 09/04/2019:

I would like to object to the above Planning Application. Reference 10/19/0113

I'm concerned with the number of trees that would need to be cut down for this 
development. 

Also the whole area is a corridor for wildlife and is  designated as green 
infrastructure in the local plan.

Objection – Karen Porter, Rec – 28/02/2019



Objection – Warren Chapman, Rec – 01/03/2019



Objection – Matthew McCain, 59 Radford Street, Darwen, Rec – 04/03/2019

Objection Mary Cullen, Fountain Street, Darwen, Rec – 04/03/2019



Objection Mary Cullen, Fountain Street, Darwen, Rec – 04/03/2019

Objection David Rushton, 67 Limes Avenue, Darwen, Rec – 04/03/2019



Objection Valerie Kitchen, Cobden Street, Darwen, Rec – 05/03/2019

Objection Valerie Kitchen, Cobden Street, Darwen, Rec – 06/03/2019



Objection – Richard & Alison Hartley, 26 Cobden Street, Darwen, Rec – 05/05/2019

Objection – Cobden Street Resident, Rec – 05/03/2019



Objection – Kirsty & Chris Wadman, 27 Cobden Street, Darwen, Rec – 05/03/2019

Objection Lynn McAuley, 12 Jepson Street, Darwen, Rec – 05/03/2019



Objection Johnny Aspden, Rec – 05/03/2019



Objection Craig Hill, 67 Radford Street, Darwen, Rec – 05/03/2019



Objection John and Renee Whittingham, 28 Radford Street, Darwen, Rec – 
05/03/2019

Objection Dr C J Tonge, 7 Limes Avenue, Darwen, Rec – 06/03/2019



Objection Robert  Pickup, 75 Limes Avenue, Darwen, Rec – 06/03/2019 



Objection Susan A Whalley & John R Banks, 49 Limes Avenue, Darwen, Rec – 
07/03/2019



Objection Abbigail Burch, 28 Cobden Street, Darwen, Rec – 07/03/2019



Objection Angela Slater, 25 Cobden Street, Darwen, Rec – 07/03/2019



Objection – Claire Yates, Rec 07/03/2019

Objection L McDonald, 8 Rydal Avenue, Darwen, Rec – 07/03/2019

Objection Christine Ahern, Rec – 07/03/2019



Objection Christine Ahern, Rec 06/05/2019



Objection Susan Riley, 75 Limes Avenue, Darwen, Rec 07/03/2019



Objection Maxine Morgan, 8 Jepson Street, Darwen, Rec – 07/03/2019



Objection James Hatch, 57 Limes Avenue, Darwen, Rec – 07/03/2019



Objection Janet Glover, 45 Limes Avenue, Darwen, Rec – 07/03/2019



Objection Eric Glover, 45 Limes Avenue, Darwen, Rec – 07/03/2019



Objection Cathie Clay, 29 Radford Street, Darwen, Rec – 07/03/2019



Objection David J Edney, 65 Radford Street, Darwen, Rec – 07/03/2019





Objection Alex Newton, Rec 07/03/2019

Objection Rachael, Rec – 07/03/2019

Objection Natalie Bannister, 26 Jepson Street, Darwen, Rec 07/03/2019



Objection Mr Naylor, Rec – 08/03/2019

Objection Daniela Romano & Family, Rec 08/03/2019



Objection Luke Slomka, 16 Cobden Street, Darwen, Rec – 11/03/2019

Objection Rachel Demaine, Rec – 13/03/2019



Objection, Angela Slater, 25 Cobden Street, Darwen, Rec – 30/03/2019



Objection James Hatch,  57 Limes Avenue, Darwen, Rec – 30/03/2019



Comment – Debbie & Bernard Lloyd, 53 Limes Avenue, Darwen, Rec – 04/03/2019



Comment – Susan Whalley & John Banks, 49 Limes Avenue, Darwen, Rec – 
26/04/2019

Comment  – Angela Slater, 25 Cobden Street, Darwen, Rec – 26/04/2019 



Comment - Angela Slater, 25 Cobden Street, Darwen, Rec – 03/05/2019


