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REPORT OF THE DIRECTOR                          Plan No: 10/19/0317

Proposed development: Full Planning Application for Erection of 168 no. Residential 
Dwellings, Associated Infrastructure and Public Open Space

Site address: Land at Spring Meadows, Darwen 

Applicant: Persimmon Homes and Northern Trust

Ward: Darwen South

 
Councillor Lilian Salton
Councillor Kevin Connor
Councillor Neil Slater



1.0 SUMMARY OF RECOMMENDATION

1.1 APPROVE – Subject to recommended conditions and the applicant entering 
in to a Section 106 legal agreement relating to financial contributions towards; 
off-site affordable housing provision; provision of Darwen East Distributor 
Corridor; and off-site provision of additional primary school places in East 
Darwen

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE

2.1 The proposal will deliver a high quality housing scheme which will widen the 
choice of family housing in the Borough. It supports the Borough’s planning 
strategy for housing growth as set out in the Core Strategy and Local Plan 
Part 2. The proposal is also satisfactory from a technical point of view, with all 
issues relative to the assessment 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 relates to a parcel of land located within the urban 
boundary, to the south east of Darwen. It is approximately 6.7 hectares in 
area, being bound by Spring Meadows road to the north, a rail corridor to the 
south, housing/ open fields to the north and east, and Pole Lane to the west.

3.1.2 The site slopes in a north to south direction toward the rail line, with a 
significant lower level adjacent to the rail line created by historic mining of the 
area. There are no existing land uses on the site, which is vegetated by 
grassland, self-seeded trees and a watercourse to the lower land level. A 
public right of way envelopes the site to the south and east.

3.1.3 The land immediately north of the application site, to the opposing side of 
Spring Meadows road, is currently under construction to provide 126 
dwellings, pursuant to reserved matters planning application 10/16/0789

3.2 Proposed Development

3.2.1 The application seeks full planning permission for the erection of 168 
dwellings, associated infrastructure and public open space.

3.2.2 The proposed development provides a net density of 25 units per hectare 
when considering the sites overall area of 6.7 hectares. The 168 units 
comprise of 14 x 2 bedroom properties (8.3% of overall provision), 97 x 3 
bedroom properties (57.8%), 40 x 4 bedroom properties (23.8%) and 17 x 5 
bedroom properties (10.1%).  The properties have a modern appearance, 
principally constructed with red brick walling and grey roof tiles to reflect the 
vernacular form, though elements of render offer variety and visual interest.



3.2.3 The development will be accessed by vehicles via Spring Meadows road, with 
two new access/egress points being formed circa 110m apart. The new 
accesses and all new driveways to be formed on the northern edge of the site 
will align with the straightened and upgraded Spring Meadows road, as 
approved by Planning Application 10/17/0250, rather than the existing road 
layout.

3.3 Development Plan

3.3.1 The Development Plan comprises the Core Strategy and adopted Local Plan 
Part 2 – Site Allocations and Development Management Policies. In 
determining the current proposal, the following are considered to be the most 
relevant policies:

3.3.2 Core Strategy

 CS1 – A Targeted Growth Strategy
 CS5 - Locations for New Housing
 CS7 – Types of Housing
 CS8 – Affordable Housing
 CS15 – Ecological Assets
 CS16 – Form and Design of New Development
 CS22 – Accessibility Strategy

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 16 – Housing Land Allocations
 Policy 18 – Housing Mix
 Policy 40 – Integrating Green Infrastructure and Ecological Networks 

with New Development

3.4 Other Material Planning Considerations

3.4.1 Residential Design Guide Supplementary Planning Document 

This document provides targeted advice to ensure high quality new homes. It 
aims to ensure that new development reflects the individual and collective 
character of areas of the Borough and promotes high standards of design. 
The document also seeks to ensure a good relationship between existing and 
proposed development in terms of protecting and enhancing amenity. 



3.5 Assessment

3.5.1 The main issues pertinent in the assessment of the proposal are: 
 Principle of residential development.
 Highways (access and network impact).
 Design.
 Residential amenity.
 Flood risk/ drainage.
 Ecology.

3.5.2 Principle of Development

With regards to principle of residential development, the site is located within 
the Urban Boundary of Darwen. New development will be focused to such 
areas as stipulated by CS1 of the CS and Policy 1 of LPP2.  Policy CS5 
identifies the preferred location for new housing within the Borough, where 
market conditions permit its delivery, to be the inner urban areas of Blackburn 
and Darwen. The current proposal is consistent with all of the identified policy 
requirements 

3.5.3 The site is designated within LPP2 Policy 16 as a Housing Land Allocation, 
specifically identified as allocation 16/16: Pole Lane South. Accordingly the 
principle of residential development of the site is supported, subject to Key 
Development Considerations referred to in Policy 16/16, namely:

1. Provision of a robust Green Belt boundary.
2. Minimise impact on the landscape character, ecological and recreational 

value of the West Pennine Moors.
3. Ground contamination and mitigation where necessary.
4. Consideration for surface water and use of Sustainable Urban Drainage 

Systems.
5. Consideration of ecological impact.
6. Connectivity to the existing Public Rights of Way network.
7. Expansion of the housing offer in Darwen and the Borough as a whole.
8. Contribution toward the provision of additional primary school capacity in the   

locality.
9. Contribution toward the Darwen Eastern Distributor Corridor. 

The above considerations will be addressed in the remainder of the report.

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

3.5.5 Highways and Access



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

3.5.6 Vehicular access to the site will be via two entrances, approximately 110m 
apart, on Spring Meadows. The carriageway is a single track road which 
serves as the sole means of access to dwellings on the Spring Meadows 
estate.  

3.5.7 The design of the proposed access points into the application site are 
supported, subject to suitable visibility splays which can be provided by 
condition.

3.5.8 The Council’s highway officer has expressed some concerns with the internal 
layout of the development. Principally the concerns relate to; non-compliance 
with Manual for Streets, sub-standard parking arrangements, further details of 
road gradients required; need for pedestrian footway provision; and 
requirements for private drives to be limited to two vehicles unless alternative 
bin collection arrangements are provided.  These matters have been 
addressed by the applicant in their latest submission – the subsequent 
response from the Highway team will be provided via the committee update 
report.

3.5.9 The Council’s Public Rights of Way (PROW) officer advises that the 
development doesn’t affect the public rights of way which mainly run around 
the perimeter of the site. The developers are proposing to fence off the public 
footpaths during construction for pedestrian safety, however when the 
development is complete the PROW on the Eastern and Southern sides of the 
site being footpaths 195 and 196 Darwen will be incorporated within the 
completed development. During any landscaping works the footpaths will 
require temporary closures and also if the surfaces of the PROWS are to be 
changed, this will first require authorisation from the Highway Authority.

3.5.10 A Transport Assessment has been submitted in support of the application, 
which included survey of the local highway network and referenced committed 
developments close to the application site. The proposal is expected to 
generate a 2 way total of  approximately 74 trips in the AM and 77 trips in the 
PM peak hour and details impact of these additional vehicles at affected 
junction, including Pole Lane/ Prior Drive, Sough Road/ Pole Lane junction. 
The TA states that an effective public transport system is essential in 
providing good accessibility for large parts of the population enabling 
opportunities for work, education, shopping, leisure and healthcare in the town 
and beyond. The nearest bus stops to the site are situated on Pole Lane and 
Priory Drive, with the closest active bus stop being located approximately 560 
meters on from the centre of the site. The bus stops on Pole Lane and one of 
the stops on Priory Drive have a stand post and timetable only as can be seen 
below. Consideration should be given to the upgrade of these. The report 
concludes that affected junctions and the network in general can 



accommodate the traffic forecast of the proposal and would have a minimal 
impact on the local highway network. 

3.5.11Design and Layout: Policy 11 of LPP2 is of relevance and requires all new 
development to present a good standard of design. Development will be 
expected to demonstrate a good understanding of the wider context and make 
a positive contribution to the local area, including enhancing/ reinforcing the 
established character of the locality. Considerations 1 and 2 of Policy 16/16 
reinforce the requirements of Policy 11. 

3.5.12 The proposed development provides a net density of approximately 25 units 
per hectare, when considering the development area of 6.7 hectares. The 168 
units comprise of: 14 x 2 bedroom properties (8.3% of overall provision), 97 x 
3 bedroom properties (57.8%), 40 x 4 bedroom properties (23.8%) and 17 x 5 
bedroom properties (10.1%).  

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

3.5.14 The properties have a modern appearance, principally constructed with red 
brick walling and grey roof tiles to reflect the vernacular form, though elements 
of render offer variety and visual interest. Generally the proposals are 
considered to assimilate well with the prevailing character of the area.

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

3.5.16 Residential Amenity: Local Plan Policy 8 supports new development that 
secures a satisfactory level of amenity for surrounding uses and for 
occupants/ users of the development itself. The Council’s adopted residential 
deign guide SPD provides additional guidance with particular reference to 
separation distances between dwellings to ensure the amenity of residents is 
protected.

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



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

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

3.5.20 Ecology:  Policy CS15 seeks to protect and enhance the Boroughs ecological 
assets with the aim of establishing and preserving functional networks. Policy 
9 seeks to avoid disturbance to protected species and provide compensatory 
measures when necessary, as per considerations 2 and 5 of Policy 16/16. 

3.5.21 The site is currently grassed, with self-seeded trees and a water course 
located to the southern boundary. The applicant has submitted an Extended 
Phase 1 Habitat Survey, Reptile and Invertebrate Survey and Badger 
Surveys.

3.5.22 The submitted documents remain under review by the Council Ecological 
consultants. A full response on this issue will be provided via the update 
report.

3.5.23 Flood Risk and Drainage: Policy 9 of LPP2 requires development to 
demonstrate that it will not be at risk of flooding and use of Sustainable Urban 
Drainage Systems (SUDS) is required, as per consideration 4 of Policy 16/16.

3.5.24 The site is located within Flood Zone 1. The applicant has provided a Flood 
Risk Assessment (FRA) due to the site size exceeding 1 hectare, as per 
NPPF guidance. The FRA demonstrates that the development will be at low 
risk of flooding and would not increase the opportunity of flooding elsewhere. 
The drainage strategy for the development identifies the requirements for on-
site water retention and the submitted layout provides for an attenuation pond 
which is to be designed of sufficient size to accommodate needs of the 
development.  This would be an acceptable SUDS solution indeed the 
Councils Drainage Officer, United Utilities and Environment Agency have no 
objection to the proposal subject to conditions relating to; further details of the 
attenuation feature being agreed; future maintenance and management of the 
SuDs within the approved layout. On this basis it is considered is consistent 
with Policies 9 and 16/6 of LPP2.

3.5.25 Financial Contributions: In order to make the development acceptable in 
planning terms the following areas are to be addressed through the s106 legal 
agreement that will accompany any planning approval;



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

3.5.27 Local Plan Policy 12: Developer Contributions, which accords with the NPPF, 
indicates that where request for financial contributions are made the Council 
should be mindful of the total contribution liability incurred by developers. The 
applicant has indicated their desire or off-site provision, and submitted a 
viability report that has been independently appraised. The outcome of which 
is that it is accepted that due to the other liabilities on the site  and other 
contributions being sought there is not adequate room to provide in 
accordance with the 20% threshold. Instead a contribution of £150,000 has 
been agreed towards off-site provision.

3.5.28 Education: The Council, through an independent assessment by Edge 
Analytics, has identified future primary school provision requirements 
associated with the current proposal and other committed development in the 
locality. The outcome is that the developer is required to make a contribution 
of £1,500,000 towards additional primary school provision in the East Darwen 
locality.

3.5.29 Off-Site Highway: As stated previously in this report, the majority of the off-site 
highway improvements are to be managed via a s278 process and controlled 
via Grampian Planning Condition. However, a sum of £150,000 has been 
fixed in relation to contribution towards the Darwen east Distributor Corridor 
highway improvements.  

3.5.30 Summary:  This report assesses the full planning application for 168 dwellings 
on a parcel of undeveloped land, accessed from Spring meadows road, 
Darwen. In considering the proposal a wide range of material considerations 
have been taken in to account during the assessment of the planning 
application

3.5.31This report concludes the proposal provides a high quality housing 
development with associated infrastructure on an allocated housing site. The 
principle of development is agreeable with the policy requirements of the 
Blackburn with Darwen Core Strategy, Local Plan Part 2, and the National 
Planning Policy Framework. Furthermore the scheme is acceptable from a 
technical perspective, with all matters being adequately addressed, or capable 
of being appropriately controlled via planning conditions

4 RECOMMENDATION

4.1 Approve subject to;

(i) That delegated authority is given to the Head of Service for Planning 
to approve planning permission subject to an agreement under 
Section 106 of the Town and Country Planning Act 1990, relating to 



the payment of financial contributions which relate to the following 
matters:

(a) £150,000 as a contribution towards the provision of affordable 
housing in the borough.

(b) £150,000 as a contribution towards delivery of the Darwen East 
Distributor Corridor highway improvements

(c) £1,500,000 as a contribution towards additional primary school 
places in East Darwen

Should the s106 agreement not be completed within 6 months of the date of 
this resolution, the Head of Service for Planning will have delegated powers to 
refuse the application

(ii) Conditions relating to the following matters
 Three year time limit for development to commence
 Phasing plan to be agreed
 Construction method statement to be agreed and implemented
 Details of arrangement for future maintenance and management of the 

proposed streets, until such time that an agreement has been entered into 
under section 38 of the Highways Act 1980, or a private maintenance 
company is established;

 Full details of the engineering, drainage, street lighting and construction 
details of the streets within the site to be submitted and agreed.

 Foul and surface water on separate systems
 Surface water drainage scheme to be submitted and agreed
 Further details of surface water attenuation feature
 Scheme for future maintenance and management of the SuDS to be 

submitted and agreed
 Construction hours restriction (08:00 to 18:00 Mondays to Fridays, 09:00 

to 13:00 Saturdays, Not at all on Sundays and Bank Holidays)
 Scheme for suppression of noise and dust during development to be 

agreed
 Contaminated land investigation, mitigation and validation
 External plug socket provision to facilitate electronic vehicle charging
 Maximum boiler emission standards
 Materials to be submitted and agreed

5 PLANNING HISTORY

10/16/0266 - Outline planning application for erection of 134 dwellings , with 
associated infrastructure and landscaping (Approved July 2016)

10/17/0250 - Works to straighten and upgrade Spring Meadows road so that it 
can be adopted (Approved May 2017)

6 CONSULTATIONS



6.1 Highways:

PROW: the development doesn’t affect the public rights of way which mainly 
run around the perimeter of the site. The developers are proposing to fence off 
the public footpaths during construction for pedestrian safety, however when 
the development is complete the Public rights of way on the Eastern and 
Southern sides of the site being  footpaths 195 and 196 Darwen will be 
incorporated within the completed development. During any landscaping works 
the footpaths will require temporary closures and also if the surfaces of the 
PROWS are to be changed, this will first require authorisation from the Highway 
Authority.

No details of sightlines are offered within the submission; this should be 
provided for all access points including all drives.  No boundary treatment 
should affect the visibility splays for both pedestrians and vehicles. 

Layout:  The roads layout has not been designed in accordance with manual of 
streets, no opportunity to soften the appearance of the hard landscaping has 
been introduced, and it is our opinion that this can be explored further.  There 
are long stretches of road which would need some traffic calming and the 
introduction of deflection in the form of buildouts would support this and also 
provide more character to the street.  – Please seek further amendments.  
There are a number of other issues that require further response, they are:
• The tracking that has been provided, (as previously commented on at pre-app 
stage) is very tight when turning especially on the radii 
• No more than 2 properties should access of a private drive, there are areas 
which extend beyond servicing 2/3 properties.  In our opinion, these should be 
designed as adopted streets with turning heads and presented for adoption 
• The radii at the two junction appears restrictive and below 6m radii, a tracking 
showing a 3 axle refuse vehicle has been provided, this shows the turn being 
made would be difficult – please consider revision. 
• No gradient details of the site are offered, please seek confirmation 

It is noted that the site is lacking in safe pedestrian permeable routes through 
the site.  The emphasis is leaning heavily towards a shared surface approach 
with priority being given to the car rather than the pedestrian.  We would seek 
revision to this in favour of the pedestrian please make the necessary 
amendments.

Confirmation required of the area to be presented for adoption.

Spring Meadows has a carriageway and a footway fronting on one side, this is 
being realigned to support the sites coming forward for development (opposite 
to this site). We would therefore request that the developer pay and construct 
the realigned footway for the full length of their site – to support the dwellings 
that would be exiting out onto Spring Meadows and provide safe pedestrian 
connectivity.



Further submissions to address the above areas of concern raised have been 
received, the response from the Council’s Highway Officer will be reported via 
the update report.

6.2 Public Protection:

No objection subject to conditions relating to; electric vehicle charging points 
within each plot; maximum gas boiler emissions; noise and dust management 
plan to be agreed and implemented; construction hours restricted to 8am to 
6pm Monday to Friday, 9am to 1pm Saturday; contaminated land standard 
conditions.

6.3 Lead Local Flood Authority:

No objection subject to conditions relating to; foul and surface water to be 
drained on separate systems; further details of surface water attenuation 
feature; scheme for future maintenance and management of the sustainable 
drainage systems to be agreed; construction phase surface water management 
plan to be agreed; amended flood risk assessment to be submitted to include a 
revised climate change allowance of 40%

6.4 Ecology:

See update

6.5 Education:

No objection subject to development contributing towards primary school 
provision in the East Darwen location.

6.6 Police Architectural Liaison Officer:

No objections. Lancashire Constabulary would advocate that this new 
development for residential housing should be designed in accordance with 
Secured by Design Homes 2019 security specifications.

6.7 Coal Authority:

The application site falls in a development high risk area. Coal Authority records 
indicate that there are three mine entries within the site, as well as a ‘flagstone’ 
mine entry in the western corner of the site.

The submitted coal mining risk assessment report states that although they do 
not consider that shallow coal workings pose  risk to the development the mine 
entries present do and these need to be investigated further and treated and 
capped. There is no indication that these investigatory works have been carried 
out on site and our records indicate that only one mine entry, ref 370421-034, 
has been treated in the past.  However, we note that the layout plan refers to 
three of the mine entries on site as being ‘capped’ but then goes on to state that 
accurate positions are yet to be surveyed. One of the recorded mine entries is 



not indicated on the layout plan and there is no reference to the potential 
unrecorded mine entry which was located by e3p.  Based on the information 
currently submitted we object to this planning application.

Subsequently further submissions have been made by the applicant and the 
Coal Authority’s response will be reported via the update report.

6.8 Environmental Services

No objections.

6.8 United Utilities:

No objection subject to conditions requiring; foul and surface water to be 
drained on separate systems; surface water drainage scheme to be agreed; 
and scheme for future management and maintenance of the surface water 
drainage system to be agreed.

6.9 Public Consultation:

96 neighbouring properties have been individually consulted by letter, site 
notice displayed and a press notice issued.  4 letters of objection and 2 
comments have been received (see section 9) 

7 CONTACT OFFICER:  Martin Kenny, Principal Planner, Development 
Management

8 DATE PREPARED: 28th June 2019

9 SUMMARY OF REPRESENTATIONS



Obj – Mrs Okane. Rec – 24/04/2019. 

Obj – Christine Slater. Rec – 24/04/2019.

Obj – C & R Cooper, Moorlands Court, Spring Meadows, Darwen. Rec – 25/04/2019.







Obj – Jane Cordingley. Rec – 17/04/2019



Obj – Ray Pemberton, 6 Spring Meadows, Darwen. Rec – 29/04/2019.







Comment – Darwen South Ward Councillors: Kevin Connor, Lilian Salton, Neil 
Slater. Rec – 27/06/2019




