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1.0 SUMMARY OF RECOMMENDATION

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

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE

2.1 The application is in the form of a full planning application.  It is presented to 
Committee on account of it being an internal development on behalf of 
Blackburn With Darwen Borough Council, on land partially within their 
ownership; in accordance with Regulation 3 of the Town and Country 
Planning General Regulations 1992 and in accordance with the Council’s 
Scheme of Delegation.  The development will also be undertaken on privately 
owned land that will be procured by the Council at a later date.  Such land 
relates to local business, residents and existing highway land.  

2.2 The application represents a major development that accords with the 
Council’s corporate priority objectives, enabling further progress with its 
‘Growth Deal 3 Pennine Gateways’ project which will invest £13 million in key 
transport infrastructure across the borough between 2018 and 2021.  This 
follows receipt of £320 million, secured by the Local Enterprise Partnership, 
from the Governments Local Growth Fund to support economic growth in the 
Lancashire area.

2.3 The Pennine Gateways project will deliver strategic transport improvements at 
three of the main gateways into the borough off the M65 motorway at 
junctions 4, 5 and 6.  Investment at these adjoining gateways will extend the 
concept of the Hyndburn – Burnley – Pendle Growth Corridor to the M65 
growth corridor and release the potential of a number of adjacent strategic 
sites to accelerate new development opportunities.  This scheme is the final 
part of the Pennine Gateways Growth Deal 3 and will enable the following 
works:

 A new entrance to Royal Blackburn Hospital at Old Bank Lane / 
Haslingden Road;

 a new access created on the southern side of Haslingden Road, 
south west of Queens Lodge Nursing Home;

 widening of highway on Haslingden Road between Shadsworth 
Road and Beehive roundabout and proceeding towards Lions Drive, 
to provide a four lane carriageway and associated improvements.

2.4 The A6077 (Haslingden Road) forms an important part of the highway 
network within Blackburn with Darwen Borough Council, providing an arterial 
route linking Blackburn Town Centre with the M65 motorway at Junction 5. 
The road provides the main gateway to the Royal Blackburn Hospital and the 
centralised Accident and Emergency department for the East Lancashire NHS 
Trust.  The Haslingden Road corridor is the largest growth area within 
Blackburn with Darwen, with a number of allocated sites for employment and 
housing. The Growth Deal 3 South East Blackburn scheme is expected to:



 Improve congestion on the Haslingden Road corridor between 
Royal Blackburn Hospital and M65 Junction 5 by widening it to 
three and four lanes along with upgraded roundabouts at major 
access points on Haslingden Road including Shadsworth Road and 
Royal Blackburn Hospital; 

 Improve air quality at Blackamoor Junction Air Quality Management 
Area (AQMA);

 Enable further development of employment opportunities; and
 Support future housing and employment growth in the Borough.

2.5 Severe congestion along Haslingden Road, particularly during peak hours, is 
a major issue.  A 2016 assessment indicates that the link sections of the road 
between the Lions Drive ‘Beehive’ Roundabout and Royal Blackburn Hospital 
are close to capacity with less than 15% in reserve.  The study concludes that 
capacity improvements to these route sections will need to be considered if 
they are to accommodate anticipated levels of traffic growth.  

2.6 Assessment of the submitted detail establishes that the proposal corresponds 
with each of the aforementioned objectives, whilst demonstrating compliance 
with the Development Plan and some of the borough’s Local Transport Plan 3 
(2011-2021) objectives.  Further, from a technical point of view, all issues 
have been addressed through the planning application or are capable of being 
controlled or mitigated through planning conditions.  

2.7 An Environmental Impact Assessment screening opinion has been 
undertaken in advance of this application which established that the proposal 
does not amount to EIA development; in accordance with the Town and 
country Planning (Environmental Impact Assessment) Regulations 2017.

3.0 RATIONALE

3.1 Site and Surroundings

3.1.1 The application site is linear, extending from the Old Bank Lane junction with 
Haslingden Road to the junction with Lions Drive, Blackburn. It comprises 
4.26 hectares in area.  Land straddling the site is generally developed, 
consisting of hospital grounds and an allocated Primary Employment Area to 
the north and east; the newly built Euro Garages Head Offices and DW 
Fitness Centre to the south.  The residential terrace of Fancy Row lies to the 
north and a landscaped verge which forms part of the Kingsmere housing 
development lies to the south.  An undeveloped housing allocation lies to the 
south opposite the hospital.

3.1.2 The existing carriageway is two lane along the entire stretch of the application 
site, punctuated by roundabout junctions at the hospital entrance, junction 
with Shadsworth Road, DW Fitness Centre entrance and junction with Lions 
Drive.



3.2 Proposed Development

3.2.1 Full planning permission is sought for the highways improvements including 
road widening; a new roundabout at the junction of Old Bank Lane; a 
boundary wall; a new point of access into the housing allocation site to South 
of Haslingden Road and demolition of associated buildings; as set out in the 
submitted drawings.

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
 CS16 – Form and Design of New Development

3.3.3 Local Plan Part 2
 Policy 1 – The Urban Boundary
 Policy 7 – Sustainable and Viable Development
 Policy 8 – Development and People
 Policy 9 – Development and the Environment 
 Policy 10 – Accessibility and Transport
 Policy 11 – Design
 Policy 36 – Climate Change
 Policy 40 – Integrating Green Infrastructure & Ecological Networks with 

New Development
 Policy 45 Major Road Schemes

3.4 Other Material Planning Considerations

3.4.1 Blackburn with Darwen Local Transport Plan 3 (2011-2021)

Blackburn with Darwen Borough Council’s Third Local Transport Plan (LTP3) 
is a long term strategic document covering the period 2011-2021, and is the 
key mechanism for articulating and delivering transport policy at a local level. 
The plan highlights a number of key issues within the Borough to be 
addressed over the lifespan of the plan, including:

 The borough’s young population and its relationship to the growth of 
car use and road accidents;

 Peak time congestion and traffic levels;
 The impact on and the effects of the changing climate;
 Chronic health issues;
 Poor localised air quality and intrusive noise;
 Car dependence;
 The effects of long standing deprivation;



 The ongoing requirement to generate jobs, improve wage and skill 
levels; and

 The need to create sustainable communities through economic 
restructuring and regeneration.

3.4.2 East Lancashire Highways & Transport Masterplan (February 2014).

3.4.3 National Planning Policy Framework (The Framework): 
 Section 6 – Building a strong, competitive economy:

Planning policies and decisions should help create the conditions in 
which business can invest, expand and adopt.  Significant weight 
should be placed on the need to support economic growth and 
productivity, taking into account both local business needs and wider 
opportunities for development.

 Section 8 – promoting healthy and safe communities:
Planning policies and decisions should ensure an integrated approach 
to considering the location of housing, economic uses and community 
facilities and services, as well as economic and environmental benefits 
of estate regeneration.

 Section 9 – promoting sustainable transport:
Transport issues should be considered at the earliest stages of plan 
making and development proposals, so that the potential impacts of 
development on transport networks can be addressed; opportunities 
from existing or proposed transport infrastructure, and changing
transport technology and usage, are realised – for example in relation 
to the scale, location or density of development that can be 
accommodated; opportunities to promote walking, cycling and public 
transport use are identified and pursued; the environmental impacts of 
traffic and transport infrastructure can be identified, assessed and 
taken into account – including appropriate
opportunities for avoiding and mitigating any adverse effects, and for 
net environmental gains; and patterns of movement, streets, parking 
and other transport considerations are integral to the design of 
schemes, and contribute to making high quality places.

 Section 12 – Achieving well-designed places:
Planning policies and decisions should ensure that developments will 
function well and add to the overall quality of the area, not just for the 
short term but over the lifetime of the development; are visually 
attractive as a result of good architecture, layout and appropriate and 
effective landscaping; are sympathetic to local character and history, 
including the surrounding built environment and landscape setting, 
while not preventing or discouraging appropriate innovation or change 
(such as increased densities); establish or maintain a strong sense of 
place, using the arrangement of streets, spaces, building types and 
materials to create attractive, welcoming and distinctive places to live, 
work and visit; optimise the potential of the site to accommodate and 
sustain an appropriate amount and mix of development (including 
green and other public space); support local facilities and transport 
networks; and create places that are safe, inclusive and accessible and 
which promote health and well-being, with a high standard of amenity 



for existing and future users and where crime and disorder, and the 
fear of crime, do not undermine the quality of life or community 
cohesion and resilience.

3.5 Assessment

3.5.1 In assessing this full application, there are a number of important material 
considerations that need to be taken into account; as follows:
 Principle of the development;
 Amenity;
 Environment;
 Highways Design / character and appearance.

3.5.2 Principle
The fundamental principle of the proposed development is accepted; in 
accordance with the Development Plan and The Frameworks’ presumption in 
favour of sustainable development, which should proceed without delay, 
unless impacts which significantly and demonstrably outweigh the benefits of 
a proposal are identified; subject to assessment of the following matters, 
including a detailed highway impact assessment:

3.5.3 Highways / Accessibility / Transport
Policy 10 directs that development will be permitted provided it has been 
demonstrated that:
i) that road safety and the safe, efficient and convenient movement of all 

highway users is not prejudiced;
ii) appropriate provision is made for off street servicing and parking in 

accordance with the Council’s adopted standards;
iii) access by public transport is catered for either by providing for buss 

access into a site where appropriate or by ensuring that safe and 
convenient access exists to the nearest public facility; 

iv) measures are included to encourage access on foot and bicycle;
v) the development does not directly affect any public right of way, unless 

the right of way is maintained or the proposal provides for its 
replacement by an equally attractive, safe and convenient route; and

vi) the needs of disabled people are fully provided for, including those 
reliant on community transport services.

New development with the potential to affect the transport network 
significantly will be required to be supported by a Transport Assessment (TA).  
Accordingly, a TA is submitted to provide an evidence base for the 
implementation of the proposed scheme.

3.5.4 The TA sets out appropriate modelling and a road safety review of the 
relevant area.  The road safety review found a total 15 PIC’s recorded on 
Haslingden Road within the most recent available period (2014-2018) with no 
identifiable pattern or trend in PIC’s.  19 PIC’s were recorded at the Guide 
Junction.  It is, however, considered that construction work to deliver an 
upgrade of the junction from a roundabout to a signalised junction, during 
2015, is mainly responsible for an increased rate of collision.  The proposed 



scheme is expected to have no direct impact on collision rates within the study 
area.  

3.5.5 The TA also presents baseline traffic flows, established from Manual 
Classified Count (MCC) data undertaken at key junctions along the 
Haslingden Road.  A Traffic Impact Assessment has been carried out, taking 
into account with and without scheme future forecast traffic conditions in both 
the scheme opening year (2021) and a future forecast year (2036) for AM 
peak (07:30 – 08:30) and PM peak (16:30 – 17:30) hours.  Future year 
forecast considers growth in levels of background traffic across the local 
highway network, as well as future trip generation from committed 
developments, local plan site allocations and potential future development 
sites.

3.5.6 Individual junction models have been completed for key junctions along 
Haslingden Road between its junction with Old Bank Lane in the west and its 
junction with Lions Drive in the east. These have been assessed under 
baseline 2021 and 2036 traffic conditions during AM and PM peak travel 
periods. Traffic forecasts considered the likely impact of committed and 
potential future development sites, as well as trip redistributions following 
changes to vehicular access to the RBH site.

3.5.7 In conclusion, the results of junction modelling show an overall improvement 
in junction capacities along Haslingden Road in future forecast years following 
implementation of the scheme.  Consequently, the TA is considered to 
present a favourable anticipated overall outcome; demonstrating an 
improvement in traffic and travel conditions across the area and acceptability 
in the context of highway efficiency, traffic and safety.  Public objection citing a 
likely increase in congestion as a result of the additional roundabout proposed 
(at the junction of Old Bank Lane); impact on properties to the west of the 
roundabout which traffic surveys did not take into account are considered to 
be unfounded, with all relevant impacts having been appropriately addressed 
in the outcome of the TA.

3.5.8 Local Objection has also been raised from residents of Fancy Row on 
Haslingden Road - a row of ten dwellings positioned circa 60m to the east of 
the roundabout serving the hospital entrance.  Concern as to the loss of a 
parking layby to the front of the dwellings and the garages to the east which 
also serve those householders has been expressed.  It is, however, clear from 
the submitted proposed site arrangement that the parking layby will be 
retained as will the garages.  An additional parking layby to the west of the 
retained layby will, however, be lost to the scheme.  This bay is considered 
surplus to requirements and its retention is not considered justified in the 
context of the proposed scheme.  Further, it should be recognised that land to 
the rear of Fancy Row is not included within the application site.  It will not, 
therefore, accommodate additional residents parking.  This position is based 
on cost, logistical constraints and the availability of the pre-existing parking 
provision referred to.  The Council’s Transport Department wrote to all Fancy 
Row residents on 11th March 2019 confirming the Council’s intentions.



3.5.9 An objection to the retention of gates serving a vehicular access at the old 
hospital site, of the new roundabout at the junction of Old Bank Lane, is also 
considered to be unfounded; as their presence will not present any undue 
safety hazard.

3.5.10 The scheme will incorporate an additional section of pedestrian footway / 
cycleway along a section to the north of Haslingden Road, in front of the 
hospital site, as well as retention of the existing footway / cycleway also to the 
north, between the roundabout at the Shadsworth Road junction and that at 
the DW Fitness junction.

3.5.11 Taking into account the aforementioned highway assessment as directed by 
the TA, when viewed in the context of improved highway efficiency in 
alleviating congestion and supporting housing and employment growth 
initiatives, the proposal is considered compliant with the Policies CS1 and 10 
of the Development Plan, and the objectives of The Framework.

3.5.12 Amenity
Policy 8 directs that development will be supported where it can be 
demonstrated that it will, in isolation and in conjunction with other planned or 
committed development, contribute positively to the overall physical, social, 
environmental and economic character of the area, and that 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 and privacy / overlooking.  Of 
particularly importance is the issue of air quality which is referenced at point 
iv) of the policy; directing that development will only be permitted where it will 
not give rise to a deterioration of air quality in an AQMA, unless harm caused 
is significantly and demonstrably outweighed by other planning considerations 
and a comprehensive mitigation strategy can be secured.

3.5.13 Air Quality
An Air Quality Assessment (AQA) (October 2019) is submitted with the 
application.   The assessment is split into identified potential impacts during 
construction phase of the development and during the operational phase.  It is 
identified that activities associated with construction, prior to mitigation being 
implemented, would have a medium risk of dust soiling and low risk of human 
health impacts.  It is, however, considered that, following implementation of 
recommended mitigation measures, the impact of construction would be 
negligible.  Notwithstanding these proposed measures, the Council Public 
Protection consultee has, upon review of the AQA, recommended submission 
of a Dust Management Plan, to be implemented as approved for the duration 
of demolition, earthworks and construction activity at the site.  Such measures 
will be secured by application of a condition.

3.5.14 Impact assessment of the operational phase of the development was 
undertaken using the dispersion model ADMS-Roads which is a 
comprehensive tool for investigating air pollution problems due to networks of 
roads that may be in combination with industrial sites.  The assessment found 
that the proposed development, in relation to annual mean nitrogen dioxide 



concentrations, would have a negligible impact at all receptors.  In relation to 
annual and daily mean particulate matter concentrations, it was found that the 
proposed development would have negligible impact at all modelled 
receptors.

3.5.15 Overall, based on the current proposals and following the implementation of 
any recommended mitigation, the impact of the development on air quality is 
considered to be acceptable and is supported by the Public Protection 
consultee.

3.5.16 Noise
A Noise Impact Assessment (September 2019) is also submitted with the 
application.  It predicts likely impacts during construction and operational 
phase of the proposed development.  Information on the intended specific 
construction activity isn’t currently known, which dictates that precise 
predictions cannot be made.  The assessment does, however, predict that 
there will be significant adverse impact on residential premises during the day, 
evening and at night time.  Whilst day time disturbance, taking into account 
existing activity, is considered to be tolerable, Public Protection recommend 
limiting demolition and construction activity to day time hours (07:30 – 18:00).  
Whilst the benefit of such a restriction is acknowledged for reason of 
safeguarding amenity levels, the limitation is considered overly restrictive 
when considered in the context of the demolition / construction duration 
period, in terms of the extent to which completion of the scheme would be 
prolonged.  Less restrictive hours of between 07:30 – 20:00 is, therefore, 
considered not unreasonable.

3.5.17 Noise generated during the operational phase of the development predicts 
that the majority of properties within 300m will experience a neutral impact, 
though there will be a few properties that benefit and slightly more that 
experience an adverse impact; set out as follows: 

 In the opening year (2021) - 12 properties adversely affected (11 minor 
adverse, 1 moderate adverse). 3 properties will show a minor beneficial 
effect.

 In 2036 with the new road - 18 properties adversely affected (17 
negligible adverse, 1 moderate adverse).  2 properties will experience a 
minor beneficial effect.

 In 2036 without the new road – 3 three properties will have a negligible 
adverse effect.

The assessment has considered mitigation for the operational phase, but no 
viable option has been identified.  Some dwellings may, however, quality for 
compensation, as set out at paragraph 3.5.39.

3.5.18 Taking into account the overall benefits of the scheme, the maximum 
moderate noise impact identified and the compensation regime 
aforementioned, noise impacts of the development is considered to be 
acceptable.



3.5.19 Privacy
Objections to the development have been received from householders 
concerned about the potential for overlooking from vehicles, as a 
consequence of proposed carriageway widening along the length of rear 
gardens to Beasant Close and Seacole Close that sit adjacent to Haslingden 
Road, involving the partial loss of a grass verge.  Whilst queuing traffic may 
on occasion occur along the stretch of highway, notwithstanding the intention 
of the development to alleviate such eventually, the footway, at a width of 2m, 
and retention of the existing stone wall, at a height of circa 1.8m, will 
appropriately guard against any excessive overlooking from moving vehicles 
and pedestrians alike. 

3.5.20 Contaminated Land
As recommended by Public Protection, assessment of sub-surface ground 
conditions for potential for contamination risk can be appropriately managed 
through application of the Council’s standard condition.

3.5.21 Environment
Policy 9 directs that development will be required to incorporate appropriate 
drainage measures, in order to demonstrate that it will not be at an 
unacceptable risk of flooding; be required to take into consideration existing 
trees into the design and layout of the scheme, as well as appropriately 
assess any loss off trees and the ecological value of the development site 
must be assessed to ensure that development will not have an unacceptable 
impact on environmental assets or interests, including but habitats and 
species.

3.5.22 Drainage
A Flood Risk Assessment is submitted with the application.  No objection is 
offered from the Council’s Drainage consultee or United Utilities; in 
recognition that the proposal will pose no significant risk of flooding.  A 
detailed surface water drainage scheme and a surface water runoff scheme to 
guard against flood risk during construction phase of the development are, 
however, required for submission.  Such detail will be secured by condition.

3.5.23 Trees
A Tree Protection and Felling plan is submitted.  The plan confirms proposed 
removal of a group of trees to accommodate the proposed roundabout at the 
Old Bank Lane junction, groups to the north and south of Haslingden Road to 
the front of the hospital, to provide for an increase in width to the carriageway 
and provision of a new footway / cycleway.  A small group will also be 
removed adjacent to the northern edge of the roundabout at DW Fitness and 
a group to the north of Haslingden Road between the DW fitness roundabout 
and the roundabout at Lions Drive, to accommodate carriageway widening.  
Although a significant number of trees will be lost, the scheme also involves 
retention of large groups along the remaining length of the application site.  
When weighed against the aforementioned benefits of the proposal, loss of 
the trees is considered justified.  Moreover, a robust tree and hedgerow 
replanting scheme is proposed, to be delivered during the first available 
planting season after completion of the works, offering significant 



compensatory benefits.  Tree protection measures for retained trees will be 
incorporated during construction phase.

3.5.24 Ecology
An Ecological Assessment (May 2019) is submitted with the application.  A 
review of the Assessment by the Council’s ecology specialist and 
accompanying Bat Roost Assessments concludes the need for additional Bat 
Activity Surveys relative to the proposed demolition of a storage building in the 
hospital grounds which will accommodate the roundabout at the Old Bank 
Lane junction.  The surveys will be undertaken prior to demolition of the 
building, during the bat activity season ie. between May and August.  They will 
be secured by an appropriately worded condition, as recommended by the 
Council’s ecology consultee.  The timing of the surveys will be consistent with 
the phasing programmes of the overall works which will commence at the 
eastern end of the site; ensuring appropriate consideration can be given to the 
protection / mitigation of bat habitat well in advance of works to the affected 
part of the site.

3.5.25 Proposed replanting will include suitable native species to provide for 
enhanced biodiversity.  Precise location of planting is to be secured by 
condition.

3.5.26 Recommendations contained within the Ecological Assessments should be 
implemented via condition, including further clarification around the timing of 
‘vegetation clearance’ which should coincide with removal of the dry stone 
walls along the application site. 

3.5.27 Accordingly, the proposal is considered to be complaint with the 
Environmental objectives of Policy 9 of the Development Plan and the 
Framework.

3.5.28 Design / Character and Appearance
Policy 11 requires development to demonstrate a good standard of design 
which should 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.

3.5.29 The proposed improvements to the existing road will reduce the noise and air 
pollution impact of congestion from idling vehicles to the properties and 
businesses located along it. Haslingden Road area will also become more 
pedestrian friendly, making the area safer for vulnerable users and reducing 
the effects of severance.  The introduction of the compact roundabout at the 
Old Bank Lane / Haslingden Road junction will address the current road 
safety issues linked to the sharp deviation in route together with poor forward 
visibility due to the proximity of the Royal Blackburn Hospital boundary wall.  
A replacement boundary wall at new entrance to the hospital, off the 
roundabout, will be constructed at a height of 2.8m.  The wall will incorporate 
a retaining element, ensuring land stability on its inside.  Full design details, 
including technical specification, will be secured by condition.



3.5.30 The new landscape proposals along the existing corridor will involve the 
creation of an aesthetically pleasing, visually interesting balance of hard and 
soft landscape treatments. The landscape proposals can be split into the 
following classifications:

3.5.31 Gateway Features and Islands:
Ornamental landscape features have been proposed at key locations. These 
include either side of junctions, to create a sense of arrival into the site, and 
areas where the existing landscape features have been lost. These feature 
areas consist of boulders, stone walls (to match the area’s current stone wall 
detail) and evergreen ornamental planting.

3.5.32 Linear Landscape:
All footpaths will be bordered by a linear landscape consisting of formal 
hedges (Beech and Hawthorne), standard trees (Maple) and ornamental 
shrubs. Stone walls local to the area with be duplicated and introduced in 
regular short sections to create variance and interest at key points. Buffer 
planting, consisting of evergreen and deciduous species, is proposed at key 
areas to screen any potentially intrusive views.  Where possible existing trees 
and vegetation will be retained and protected during construction with fencing 
to BS5837. Any trees that must be felled will be replaced within the overall 
landscaping scheme.

3.5.33 The surface course of the finished carriageway will be completed in a black 
bituminous material. It is proposed to surface the full carriageway width 
(existing carriageway width and widened sections) to ensure that a 
homogenous surfacing is created. Joint lines will be positioned to coincide 
with the new lane widths to reduce maintenance.

3.5.34 The footways will be completed in a black bituminous material. The edge of 
the carriageway will be completed in pre cast concrete kerbing units. There 
may also be a need to complete certain lengths of kerbing in a combined kerb 
and drainage unit. Back of footways will be completed in pre-cast concrete 
edging units where required.

3.5.35 Tactile paving at the uncontrolled pedestrian crossing facilities will be laid with 
coloured pre cast concrete paving materials; red at controlled crossings and 
buff at uncontrolled crossings. Tactile paving will also be incorporated at all 
pedestrian crossing facilities and the cross falls and gradients of paving at 
pedestrian crossing facilities will be to a maximum of 1 in 20.

3.5.36 Street lighting will be provided to light the route to the minimum requirements 
set for this type of road and agreed with the Local Highway Authority. A 
separate Road Lighting report is provided.

3.5.37 Overall, impact of the development on the design and character of the area is 
considered to be acceptable; taking into account enhanced landscape 
provision; compliant with Policy 11 of the Development Plan and the 
objectives of the Framework.



3.5.38 Other Matters

3.5.39 Compensation
Although not material to the outcome of the proposed development, public 
representation requesting compensation should be recognised in the 
assessment.  Such compensation is provided under Part 1 of the Land 
Compensation Act 1973.  It can be claimed by people who own land and also 
occupy property that has been reduced in value by more than £50 by physical 
factors caused by the use of a new or altered road; these include vibration, 
smell, fumes, smoke and artificial light and the discharge on to the property of 
any solid or liquid substance.  Owners of property may claim a year and a day 
after the new or altered highway first came into public use (known as the ‘first 
claim day’).  Residents have been previously made aware of the 
compensation regime through public consultation prior to submission of the 
planning application and they are advised to seek independent advice on the 
legal process of making a claim.

3.5.40 Purchase of Garages adjacent to Fancy Row.
Residents of Fancy Row have queried the Council’s decision not to offer 
residents the opportunity to purchase the garages.  As confirmed by the 
Council’s Property Management consultee, the garage structures are owned 
by the tenants with the Council retaining ownership of the freehold.  Disposal 
of the site would be by means of the freehold footprint of the site, rather than 
individual plots.  At this time, the Council wish to retain ownership of the 
garage site and currently have no intention to sell via auction.

3.5.41 Summary
This report assesses the full planning application for road widening and 
associated works at Haslingden Road.  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 Local Development Plan and The Framework, in support of the Council’s 
strategic growth objectives.

4.0 RECOMMENDATION

4.1 Delegated authority is given to the Director for Growth and Development 
to approve planning permission, subject to conditions which relate to 
the following matters:
 Commence within 3 years 
 Implementation of approved landscaping scheme 
 Implementation of approved surface water drainage scheme
 Submission of a surface water runoff construction phase management plan 
 Unexpected contamination
 Implementation of Construction Management Brief (including dust 

suppression, highway cleansing & site operative parking)
 No tree felling / site clearance during bird nesting season (March to August)
 Implementation of approved tree felling and tree protection programme



 Prior to demolition of the building identified as B4 at Blackburn Royal 
Hospital, two Bat Activity Surveys to be carried out between May & August.  
Implementation of mitigation / compensation as required.

 Submission of material and technical specification of boundary wall
 Submission of a Dust Management Plan
 Limited hours of construction:

07:30 to 20:00 hours.
 Development in accordance with submitted details / drawing nos.

5.0 PLANNING HISTORY

5.1 No relevant planning history.

6.0 CONSULTATIONS

6.1 Drainage
No objection subject to following conditions:

- Prior to commencement of development; submission surface water 
drainage scheme 

- Prior to commencement of development; submission of construction 
phase surface water management plan.

6.2 Public Protection
No objection subject to following conditions:

- Prior to commencement of development; submission of a dust 
management plan 

- Demolition and construction activity shall only take place between 
07:30 and 18:00.

- Cease work in the event of discovery of unexpected contamination.

6.3 Environmental Services
No objection

6.4 Highways Authority
No objection

6.5 Highways England
No formal response offered.  General observations summarised as follows:

There is now a need for a wider and comprehensive study (with 
associated traffic modelling) of the key local road network together with 
the associated M65 corridor and junctions in the Blackburn and 
Darwen area. Our belief is emphasised, particularly given the existing 
congestion problems experienced at M65 Junctions 4 and 5 (both of 
which are controlled by the Council) that are expected to worsen as 
existing committed development materialises. 

In that regard, there is (more so as the emerging Local Plan 
progresses) a need to establish a sound, consistent and complete 



baseline performance picture for the road network; not only as a source 
for the Council’s Local Plan transport evidence base, but also as a 
foundation for working with us to identify and establish the form of any 
solutions needed so that both authorities are in a favourable position to 
seek delivery resources. Highways England would welcome 
discussions with Blackburn with Darwen Borough Council to explore 
how this could be realised.

6.6 Property Management
No objection

6.7 Coal Authority
No objection – standing advice offered.

6.8 Lancs. Archaeology
Recommendation that a Heritage Statement / Statement of Significance is 
submitted relative to the demolition of no. 151-153 Haslingden Road; prior to 
determination of the planning application.  
Note:  Demolition of the property has since been removed from the 
development description.

6.9 GMEU Ecology
Prior to determination of the application; submission of bat Roost Assessment 
Surveys to inform of likelihood of bat habitat at 151 – 153 Haslingden Road; 
on account of proposed demolition.  
Note: Demolition of the property has since been removed from the 
development description.
Following conditions recommended:

- Prior to demolition of building B4; submission of two bat Activity 
Surveys.

- Details of precise location of new planting.

6.10 United Utilities
No response offered.

6.11 Neighbours

Neighbour notification letters were sent to 391 properties within the locality on 
the 27th September 2019,  in addition site notices were posted, and a press 
notice was advertised in the Lancashire Evening Telegraph on the 31st 
October 2019.  As a result of this consultation process 12 letters of objection 
have been received, and one separate representation.  (see summary of 
representations in Section 9).

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

8.0 DATE PREPARED:  5th December 2019. 



9.0 SUMMARY OF REPRESENTATIONS

Objection – Nazakit Bahadur, 26 Seacole Close, Blackburn. Rec: 30/09/2019.

Objection – Ron Wallis. Rec: 01/10/2019.



Objection – Philip Kenyon, 329a Haslingden Road, Blackburn. Rec: 01/10/2019.

Objection – Stephen Chilvers, 15 Besant Close, Blackburn. Rec: 07/10/2019.

Objection – Mrs Adams. Rec: 08/10/2019





Objection – Mrs Adams. Rec: 04/11/2019.



Objection – Carl Hamer, 5 Observatory Road, Blackburn. Rec: 14/10/2019.



Objection Mrs Speller, 207 Haslingden Road, Fancy Row, Blackburn. Rec: 
16/10/2019.



Objection Mrs Speller, 207 Haslingden Road, Fancy Row, Blackburn. Rec: 
25/11/2019.



Objection – Uwais Umerji, 186 Haslingden Road, Blackburn. Rec: 25/10/2019

Objection – Mrs Christine Kitchen, 205 Haslingden Road, Blackburn. Rec: 
11/11/2019



Objection – Mrs L. M. Priestley, 207 Haslingden Road, Blackburn. Rec: 12/11/2019.



Objection – David Mason, 209 Haslingden Road, Fancy Row, Blackburn. Rec: 
15/11/2019. 



Objection – Renette Ellson, 203 Haslingden Road, Blackburn. Rec: 15/11/2019

Comment – John Bell. Rec: 31/10/2019


