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1. Introduction  
 

1.1. Blackburn with Darwen Council (“the Council”) has prepared a series of topic papers to 

set out the key evidence and the justification for policies within the Local Plan. Each topic 

paper summarises the relevant legislative context alongside some of the key national and 

local policy and guidance, before introducing the Council’s evidence and study base and 

explaining how that evidence has shaped the development of the policies in the Local 

Plan. The topic papers are produced to accompany the Submission of the Local Plan to 

the Secretary of State and form part of the evidence base for examination. 

 

1.2. The Council has prepared this topic paper to provide an overarching report on the 

approach taken to provide new housing to meet the needs of residents in the Borough 

between 2021-2037. A key function of the Local Plan is to ensure that sufficient housing 

will be provided to meet the existing and future needs of the Borough’s population. 

Providing a range of house types and making sure that people have access to housing, 

irrespective of their financial situation, is key to establishing a sustainable community that 

will support continued growth and economic stability. 

 

1.3. The topic paper brings together the supporting evidence to provide a summary of the 

Council’s strategy for housing development throughout the Plan period, including 

identification of housing need and site selection methodology to provide a comprehensive 

view on the delivery trajectory to support the Council’s balanced growth strategy. The 

topic paper also provides information on the key assumptions included within the housing 

trajectory, demonstrating that the Local Plan can achieve a required housing supply target 

of 7,152 dwellings by 2037, and demonstrate a five-year housing land supply.  

 

1.4. Further to the evidence referenced in this report, the Local Plan has also been informed 

by ongoing consultation and engagement with local people, businesses, community 

groups and various stakeholders as identified in the Regulation 22 Consultation Statement 

(available to view on Local Plan examination webpage). 

 

1.5. Additional topic papers have been prepared for employment, technical standards and the 

environment. 
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2. Overview and National Policy Context 

 

2.1 National planning policy places a responsibility on local authorities to deliver a wide choice 

and quality of homes to meet the needs of the area’s population. The NPPF states the 

importance of ensuring that ‘a sufficient amount and variety of land can come forward 

where it is needed, that the needs of groups with specific housing requirements are 

addressed and that land with permission is developed without unnecessary delay’ (MHCLG, 

2021).  

 

2.2 This section will outline the approach taken by the Council to meet the requirements of 

national and strategic policy, whilst then demonstrating compliance with supporting 

evidence and related local policy context to effectively meet the housing needs of the 

Borough.  

 

National Planning Policy Framework (NPPF) 

 

2.3 As noted, national requirements and guidance on housing is provided through the NPPF, 

with further advice and details outlined through national Planning Practice Guidance (PPG).  

 

2.4 The NPPF sets out the approach that should be taken in plan making to provide a wide 

choice of quality homes, with specific consideration of: 

 

 The mix of housing required to meet the needs of different groups of the community, 

including size, type and tenure. 

 Current and future demographic trends and market signals to hep understand future 

needs. 

 Levels and type of affordable housing provision. 

 

2.5 The Blackburn with Darwen Local Plan sets out proposed strategic and local policies to 

support the delivery of a wide range of homes that will create sustainable, mixed 

communities and support the diversity of needs across the Borough. The Economic Needs 

Assessment Update for Blackburn and Darwen (2021) provides this analysis as the key 

evidence for Housing and Economic Needs Assessment (HENA).  
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2.6 To determine the minimum number of homes required, the standard method of calculation 

should be used as set out in national planning guidance. The standard method of 

calculating local housing need follows a four-step process, which was introduced in the 

Housing White Paper (February 2017) and later adopted in the NPPF (2018). In addition to 

the local housing need figure, the plan making authority should also consider any unmet 

need within neighbouring areas. 

 

2.7 The NPPF also outlines the need for local planning authorities to have a clear 

understanding of the land available in the area1, emphasising the importance of 

understanding and delivering a sufficient supply of housing in terms of site availability, 

suitability and viability. The Site Assessment Methodology (2021), supported by the 

Strategic Housing and Economic Land Availability Assessment (SHELAA) (2021) and 

Sustainability Appraisal (2021), in addition to a number of associated evidence base 

documents ensures the Local Plan identifies: 

 

 specific, deliverable sites for years one to five;  

 specific developable sites or broad locations for growth for years six to ten; and 

 specific developable sites or broad locations for growth for years eleven to fifteen of 

the local plan period.  

 

2.8 The NPPF also highlights the importance of illustrating the expected rate of housing 

delivery over the plan period with a trajectory to demonstrate how the local housing need 

will be met over time2. Section 4 of this report provides further information on the Local Plan 

housing trajectory 2021-2037 and the five-year housing land supply 2021-2026. 

 

2.9 Throughout the Plan development, the Council has worked with neighbouring authorities to 

ensure open discussion and consideration of wider housing need, particularly within the 

housing market area (which includes the adjoining Borough of Hyndburn). Further 

information is provided in the Council’s Statement of Common Grounds which are available 

to view on the Local Plan examination webpage. 

 

 

 

                                                           
1 Paragraph 68; NPPF (2021) 
2 Paragraph 74; NPPF (2021) 
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Planning Practice Guidance 

 

2.10 As noted, the NPPF is supported by further detailed guidance on a number of topics to 

provide further explanation and examples to help clarify and assist the process of effective 

plan making. There are a number of categories that are particularly relevant to determining 

local housing need, supply and delivery: 

 

 Housing and economic land availability assessment 

 Housing and economic needs assessment 

 Housing needs of different groups 

 Housing for older and disabled people 

 Housing: optional technical standards 

 Housing supply and delivery 

 Viability 

 Effective use of land. 
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3. Supporting Evidence Documents 

 

3.1 This topic paper is supported by a number of other pieces of evidence, which have 

informed the Local Plan policies. A summary of the key documents is outlined below, with 

each providing more detailed information on specific areas such as demography and needs 

assessment, affordability, availability of land and housing delivery throughout the plan 

period.  

 

Pre-Publication (Regulation 19) reports 
 

Housing and Economic Needs Assessment (HENA) (2018 & 2021) 

Local Plan evidence base document refs: E31 and E32 

 

3.2 Blackburn with Darwen Borough Council and Hyndburn Borough Council published a joint 

Housing and Economic Needs Assessment (HENA) in 2018 (Evidence base document ref 

E31), completed by GL Hearn. The two authority areas operate as a single Housing Market 

Area (HMA) and Functional Economic Market Area (FEMA).  

 

3.3 The principal purpose of the HENA is to assess future development needs for housing and 

employment in both local authority areas. Further detail on the employment specific aspects 

of the HENA are covered in the corresponding Employment Topic Paper. 

 

3.4 In 2021 both Blackburn with Darwen and Hyndburn Councils commissioned a partial update 

to the 2018 HENA (Evidence base document ref E32), completed by Iceni (the same team 

members formerly involved from GL Hearn). This was in response to representations 

received during the Blackburn with Darwen Regulation 18 Consultation Draft Local Plan, 

and recognising the potentially significant economic impacts of both Brexit and Covid since 

publication of the HENA in 2018. In relation to housing, the updated study included the 

following: 

 

 A review of recent demographic trends, highlighting any significant changes to 

demographics or housing forecasts; 

 a review of the standard method for assessing housing needs including any 

implications of revisions to the methodology; 

https://blackburn-darwen.org.uk/wp-content/uploads/E31-Housing-and-Economic-Needs-Assessment-2018.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E32-Economic-Needs-Update-2021.pdf
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 an update of economic forecasts to account for likely impacts of the Covid pandemic 

and Brexit, particularly compared to the 2018 position and 

 an update on the subsequent economic-led housing need. 

 

3.5 The NPPF outlines the requirement for local authorities to determine the minimum number 

of homes needed using the standard method in national planning guidance, which goes on 

to state that other factors such as growth strategies or strategic infrastructure improvements 

should also be considered when assessing housing requirements. 

 

3.6 Growth strategies within the study area include the Pennine-Lancashire Housing Zone and 

the Pennine Lancashire Growth and Prosperity Plan, which should be considered as part of 

the housing needs assessment. The HENA considers whether economic growth is 

significant enough to justify an increase to the minimum requirement, which is termed 

economic led housing need. The HENA also provides the assessment to understand the 

implications of demographic dynamics on need and demand for different sizes of homes. 

The 2018 study sets out the appropriate recommended mix for housing in the Borough, 

including affordable provision and size, type and tenure needed for different groups, in 

accordance with the NPPF (para 62). 

 

3.7 Further details on the need for, and effectiveness of joint working between Blackburn with 

Darwen and Hyndburn Borough Councils, including confirmation of agreement over the 

approach and findings of this evidence base, are included in the signed Regulation 22 

Statement of Common Ground with Hyndburn Borough Council (July 2022). 

Green Belt Assessment (2019) 

Local Plan evidence base document ref: E22 

 

3.8 The Blackburn with Darwen Green Belt Assessment (December 2019) provides evidence to 

support the Council’s proposals as part of its Local Plan to make a limited number of 

revisions to existing Green Belt boundaries in order to meet the Borough’s development 

needs.  

 

3.9 This study provides an independent, robust and transparent assessment of the Borough’s 

Green Belt, which was undertaken in two stages: the first being a high level appraisal 

identifying broad strategic variations in contribution across the Borough of the Green Belt to 

the five purposes set out in NPPF; the second providing more specific information on the 

potential harm of releasing specific areas of Green Belt.  

https://blackburn-darwen.org.uk/wp-content/uploads/E22-Green-Belt-Study-2019sm.pdf
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3.10 The findings from this report have been used to make decisions regarding the release of 

Green Belt land in the Borough, including the site selection process. In each location where 

alterations to Green Belt boundaries have been considered, planning judgement is required 

to establish whether the sustainability benefits of Green Belt release and the associated 

development outweigh the harm to the Green Belt designation. In addition, consideration is 

also given to potential measures to mitigate harm to the Green Belt, as well as potential 

opportunities to enhance the beneficial use of the Green Belt. Further detail is provided 

later in the report in relation to how proposed housing sites within the Green Belt were 

assessed in the SHELAA. 

 

Strategic Housing and Economic Land Availability Assessment (SHELAA) 

(2021) 

Local Plan evidence base document ref: E69 

 

3.11 The Strategic Housing and Economic Land Availability Assessment (SHELAA) has been 

prepared in accordance with the requirements of the NPPF and PPG to identify the 

potential supply of land for development against agreed criteria.  The latest SHELAA was 

prepared in December 2021 to provide an up-to-date assessment of potential deliverable 

and developable sites for residential and employment development over the local plan 

period. PPG sets out detailed guidelines that the assessment should be realistic and based 

on scenarios that are reasonably expected to occur based on assumptions about 

availability, suitability and viability. 

 

3.12 It is important to note that the SHELAA does not allocate land for development. Its purpose 

is to identify the potential for development in principle and therefore to provide an 

indicative trajectory of development over the plan period. The site assessments follow an 

agreed, objective and consistent methodology that seeks to capture constraints and 

development potential to make an informed decision on availability, suitability and viability 

and therefore whether they should be included as potentially developable or deliverable.  

 

3.13 An introduction to site selection is provided in the SHELAA; however, the Site Assessment 

Methodology (SAM) provides a comprehensive review of the process of site identification, 

additional site screening, appraisal and assessment of sustainability to determine which 

sites are most suitable for allocation in the Local Plan. 

https://blackburn-darwen.org.uk/wp-content/uploads/E69-Strategic-Housing-Economic-Land-Availability-Assessment.pdf
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Site Assessment Methodology (SAM) (2021) 

Local Plan evidence base document ref: E61 

 

3.14 As referred to above, the SAM is the outlines the site assessment methodology that has 

been used to identify the most suitable, available and achievable (viable) sites for new 

housing, employment and mixed-use development. Sites identified through the SHELAA as 

suitable/available/achievable were included in Stage 1 of the SAM process (Site 

Identification) as potential sites to allocate, subject to further, more detailed site 

assessments (through Stages 2 and 3 of the SAM). 

 

3.15 It is essential that site allocation decisions in the new Local Plan can be fully justified and 

that they are supported by a clear audit trail. As such, the methodology set out in this 

document has been designed to:  

 

 Take account of national planning principles;  

 Ensure that development takes place in sustainable locations (or ones that can be 

made sustainable through enabling development);  

 Enable unsuitable sites to be filtered out early on in the assessment process;  

 Provide a basis for comparison between sites; and  

 Be transparent so that anyone can see how a particular outcome has been arrived at.  

 

3.16 A site assessment framework was developed for Stage 3 of the site selection phase using 

the Sustainability Assessment Framework as a reference point, which is detailed in the 

Sustainability Appraisal Report (December 2021). The SAM, supported by the SHELAA and 

SA provides full details on the site selection process that the Council has employed. 

 

Sustainability Appraisal (SA) (2021) 

 

3.17 A Sustainability Appraisal is a statutory requirement when preparing a Local Plan. It is an 

iterative process that informs the modification of the Local Plan at key stages in light of the 

findings of the appraisal and the comments received to public consultation. The purpose of 

a SA is to assess the significant social, environmental and economic effects of a plan from 

the outset. In doing so, it will help to ensure that decisions are made that contribute to 

achieving sustainable development. It should also help demonstrate that the plan is the 

most appropriate given the reasonable alternatives. 

https://blackburn-darwen.org.uk/wp-content/uploads/E61-Site-Assessment-Methodology-2021.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/Sustainability-Appraisal-2021-wo.pdf
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3.18 The Blackburn with Darwen SA has been integrated into the Local Plan’s development from 

the outset. The Council published a full SA Report alongside the Regulation 19 Local Plan 

(prepared by Aecom, published December 2021). Alongside the full report, a Non-Technical 

Summary was also published (January 2022). Both documents set out the detail of SA 

undertaken at various stages of the process, from Scoping stage, through Issues and 

Options, to Pre-submission (Publication) stage.  

 

3.19 The SA also includes a site assessment framework that formed Stage 3 of the site selection 

process (see Section 4 on Site Assessment Methodology). This framework considered four 

key types of factor affecting development and impacts of the development itself. The 

appraisal criteria applied are summarised as: 

 Environmental factors (14 factors) 

 Accessibility factors (11 factors) 

 Infrastructure factors (4 factors) 

 Other policy factors/constraints (7 factors) 

 

3.20 The SA has therefore been used by the Council as a tool to aide decision-making in relation 

to the selection of sites. However, it is part of a wider / broader site appraisal and selection 

process, which brings in consideration of additional factors such as availability, 

deliverability, consultation, infrastructure requirements, site access and engagement 

feedback. The SA and SAM provide full details on the site selection process; however, 

further reference will be made when considering the delivery of housing needs later in this 

report. 

North East Blackburn Strategic Housing Site (SHS) documents (all 2020) 
 

North East Blackburn Strategic Housing Site Development Framework (Ref: E46) 

North East Blackburn Strategic Housing Site Preliminary Ecological Appraisal (Ref: E47) 

North East Blackburn Strategic Housing Site Flood Risk Assessment and Drainage 
Strategy (Ref: E48)       

North East Blackburn Strategic Housing Site Geo-environmental Desk Study (Ref: E49) 

North East Blackburn Strategic Housing Site Heritage Review (Ref: E50)         

North East Blackburn Strategic Housing Site Landscape Visual Appraisal (Ref: E51) 

 

3.21 Landowners of the SHS at North East Blackburn commissioned Cass Associates to prepare 

a Development Framework to provide evidence of the deliverability of the site and to 

support its allocation as a Strategic Housing site within the new Local Plan. In order to 

https://blackburn-darwen.org.uk/wp-content/uploads/E46-North-East-Blackburn-Strategic-Housing-Site-Development-Framework-2020.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E47-North-East-Blackburn-Strategic-Housing-Site-Preliminary-Ecological-Appraisal-2020.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E48-North-East-Blackburn-Strategic-Housing-Site-FRA-Drainage-Strategy-2020sm.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E49-North-East-Blackburn-Strategic-Housing-Site-Geo-env-Desk-Study-Phase-1-2020sm.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E50-North-East-Blackburn-Strategic-Housing-Site-Heritage-Review-2020.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E51-North-East-Blackburn-Strategic-Housing-Site-Landscape-Visual-Appraisal-2020sm.pdf
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inform the Framework, a number of studies were undertaken, including a Heritage Review, 

Landscape Visual Appraisal and Flood Risk Assessment and Drainage Strategy. The 

Development Framework includes information on: 

 The planning policy context, both nationally and locally; 

 An analysis of the site and constraints (informed by the evidence base); 

 The development framework and objectives for the site; and 

 Details on the site’s delivery and required infrastructure. 

 

Blackburn with Darwen and Hyndburn Gypsy and Traveller Accommodation 

Assessment (GTAA) (2019) 

Local Plan evidence base document ref: E23 

 

3.22 The Blackburn with Darwen and Hyndburn Gypsy and Traveller Accommodation 

Assessment (GTAA) analyses the latest available evidence to identify the accommodation 

needs of Gypsies and Travellers and Travelling Showpeople across the study area. 

 

3.23  The GTAA has comprised the following evidence sources: 

 

 A review of existing (secondary) data,  

 An online survey of key stakeholders yielding 7 responses, and  

 Interviews and data obtained for 35 Gypsy and Traveller households in Blackburn 

with Darwen, out of a total of 42 households (representing overall response of 

83.3%). 

3.24 In addition, data was obtained on 13 households who were doubled up on the Council site 

in Blackburn with Darwen. 

 

3.25 This data has been analysed to provide a picture of current provision and activity across the 

boroughs and an assessment of future need. The findings of the study provide an up-to-

date, robust and defensible evidence base for policy development. 

 

Plan Viability Study (2022) 

Local Plan evidence base document ref: E55  

 

3.26 The Council has prepared a viability assessment for the new Local Plan, to inform and 

support the policies and proposed site allocations contained within the plan. The Plan 

https://blackburn-darwen.org.uk/wp-content/uploads/E23-Gypsy-and-Traveller-Accommodation-Assessment-GTAA-2019.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E55-Plan-Viability-Study-2021.pdf
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Viability Study (Evidence base document ref E55) has been prepared in line with the NPPF, 

PPG and additional guidance from RICS: Financial viability in planning: conduct and 

reporting (May 2019); and Assessing viability in planning under the NPPF 2019 for England 

(March 2021). 

 

3.27 In line with guidance, the Plan Viability Study (PVS) applies a typology based approach to 

its viability testing. Sites were categorised into three residential typologies: Primary, 

Secondary and Tertiary - the full list is summarised in Tables 2-4 of the PVS Executive 

Summary. In addition, due to the significance of the SHS to the overall plan strategy, a 

specific viability assessment for the proposed strategic allocation has been prepared. This 

assumes a mix of development types on the site, as summarised in Table 5 of the 

Executive Summary.  

 

3.28 The Plan Viability Study considers all implications of Local Plan policy requirements on 

development viability. For residential uses this includes testing requirements such as 20% 

affordable housing on developments of 10 or more dwellings (set out in Core Policy 4), 

dwelling sizes meeting Nationally Described Space Standards and higher water efficiency 

standards (set out in DM Policy 3), and biodiversity net gain (set out in DM Policy 15). The 

full list of policy requirements tested are summarised in Table 10 of the PVS Executive 

Summary. 

Post-Publication (Regulation 19) reports 

 

NE Blackburn SHS Heritage Impact Assessment Addendum (July 2022)  

 
3.29 In light of comments received from Historic England through the Regulation 19 consultation 

on the SHS (Comment ID 2913), Growth Lancashire prepared an Addendum to the 

Heritage Impact Assessment they had previously prepared in November 2021. This report 

identifies specific mitigation measures as part of the site’s development to reduce the 

impact on the setting to the listed buildings located within the site boundary. The mitigation 

measures identified through this Addendum are included as proposed minor amendments 

to the site-specific policies for the SHS. The Council continues to liaise with Historic 

England in relation to the site.  

AMR 2021/22 

 

3.30 The Council’s Authority Monitoring Report (AMR) 16, which covers the monitoring period 1st 

April 2021 – 31st March 2022, has been published in July 2022. The AMR reports progress 
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against Local Plan policies, including indicators around housing land supply. Updated 

monitoring figures set out in the AMR are relevant to understanding the most up-to-date 

picture on the overall land supply/demand balance and is discussed further in Section 4. 
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4. Housing Need and Delivery of the 

Requirement 

 

4.1 This section will explain the Council’s current position on housing supply and delivery, 

linking the evidence documents discussed, to help outline the rationale and subsequent 

policy development.  

 

Housing Need 

 

4.2 As discussed, national planning policy states that in determining the minimum number of 

homes needed, local authorities should use the standard method, unless exceptional 

circumstances justify an alternative approach that reflects future demographic and market 

trends. PPG outlines examples of the circumstances that could justify consideration of 

higher levels of housing need, which includes growth strategies that are likely to be 

deliverable, strategic infrastructure improvements or unmet need from a neighbouring 

authority. PPG also highlights the need for local authorities to consider previous levels of 

housing delivery, as this should be taken into account if considerably higher than the 

standard method.  

 

4.3 It is not expected that any significant infrastructure will boost demand for housing within 

the Borough nor does any unmet need from neighbouring authorities have to be 

considered for Blackburn with Darwen’s housing requirement. Whilst requests to 

accommodate unmet need have been made under the duty to co-operate (for example 

from Greater Manchester), the Council is not seeking to pursue policies in its Local Plan 

that encourage any significant increase in commuting or residents (e.g. to the Greater 

Manchester area), or encourage levels of growth over and above the locally identified 

needs. 

 

4.4 The Pennine-Lancashire Housing Zone and the Pennine Lancashire Growth and 

Prosperity Plan jointly seek to deliver 30,000 new homes (across Blackburn with Darwen, 

Hyndburn, Burnley, Pendle and Rossendale). These strategies are therefore significant in 

terms of the Council’s need to consider a higher level of housing provision. The 

Lancashire Enterprise Partnership Strategic Economic Plan (SEP) also identifies priorities 

and programmes, which have the ability to deliver and benefit from Growth Deal and 
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European Structural & Investment Fund support in key sectors, which will also contribute 

to future economic growth. 

 

4.4 The update to the HENA in 2021 had a particular focus on updating employment forecasts 

and therefore the related need for housing as well as employment floorspace. The 

previous study conducted in 2018 and the update in 2021 each refer to economic-led 

housing need, which examines the baseline against a growth model. The 2021 HENA has 

also reviewed the 2018 growth scenario and made the necessary adjustments to consider 

an alternative outlook growth scenario for 2021. To support the latest economic growth 

scenario, the 2021 HENA has identified the need for 447 dwellings per year in the 

Borough, which is an uplift of 36 per annum from the 2018 study. The increase in the 

figure relates to: 

 Updated demographic data showing changes in the base population and 

economically active population in the Borough; 

 Updated economic growth scenario which considers historic performance as well as 

market signals and planned investment; and 

 The relationship between housing requirement and forecast job growth over the plan 

period, assuming a commuting ratio of 1:1 (ie. No net in commuting).  

 

4.5 The 2018 HENA ‘growth scenario’ considered that the economy could grow by c5,200 

jobs between 2018 and 2036, much stronger than the baseline forecast. This was from 

the ‘low base’ for 2018. The report did not detail the growth sector split in full, so the 2021 

update has taken into consideration revisions to historic 2018/19 data and the impact of 

Brexit and Covid-19 to reassess the overall sectoral outlook. Considerations driving the 

alternative growth model have been applied post 2023 recovery. 
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Figure 1: Employment Scenarios to 2037 (,000s of jobs) – 3 year rolling average (Baseline/2018/2021) 

 

4.6 It is also worth noting that the economic-led housing need in the updated study has only 

been calculated from 2021 to align with the standard method and avoid backfilling. This 

also accounts for Covid-related job losses in 2020, which were replaced and filled in 2021, 

whilst also accounting for uncertainty in current job levels.  

 

4.7 In translating the commuting pattern data into growth in the labour-force, a core 

assumption in the 2018 study was that the commuting ratio remains at the same level as 

shown by the 2011 Census. A sensitivity has been developed where commuting for new 

jobs is assumed to be on a 1:1 ratio (i.e. the increase in the number of people working in 

each area is equal to the number of people living in the area who are working). This 

sensitivity is useful to understand the implications for housing as to continue to assume 

net in-commuting (in the case of Blackburn with Darwen) would arguably mean that other 

authorities (outside of the area) would be making housing provision for people to work in 

the Borough. The 1:1 ratio is also useful in the context of Covid-19 with the likelihood 

being that a greater proportion of people will work from home (or mainly from home) in the 

future.  

 

4.7 The 2021 HENA has therefore provided robust analysis to consider whether economic 

growth justifies an increase to the standard calculation of housing need. As Hyndburn is 

also considered as part of this study within the HMA and FEMA, both local authorities 

identified economic-led housing, which was also the case in 2018. The updated 
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assessment provides the most accurate data to inform the local plan and recommends a 

minimum requirement of 447 new dwellings a year within the Borough. 

 

Potential Housing Land Supply 

 

4.8 The Local Plan must allocate sufficient land in appropriate locations to ensure the supply 

of suitable housing over the plan period up to 2037. This section of the topic paper will 

provide further detail on how the Council propose to meet the housing need requirement 

of at least 447 homes per year to accomplish one of the key objectives of the Local Plan, 

whilst recognising the overall spatial strategy for the Borough. 

 

4.9 The role of the SHELAA is to test whether (and where) there is sufficient land available to 

meet the local housing (and economic development) needs for the Borough throughout 

the Plan period. As noted, the SHELAA provides an assessment of capacity but does not 

allocate sites, which are the next stages outlined in the Site Assessment Methodology 

(SAM) and Sustainability Appraisal (SA). Sites included in the SHELAA do not imply that 

they will be granted planning permission but consider the availability, suitability and 

viability for plan making purposes, based on the latest assessment. 

 

4.10 The PPG is clear that the SHELAA should identify as many sites as possible and that 

sites should not be excluded from the assessment simply because of current policy 

designations. However, a number of designations are of national importance and 

represent a significant constraint to development.  

 

4.11 A number of sites submitted as part of the call for sites consultation were located within 

the Green Belt. Paragraphs 140 and 141 of the NPPF provide clear guidance on the 

exceptional circumstances that could justify alteration of Green Belt boundaries, advising 

that all reasonable alternatives should be explored as a priority, such as brownfield sites 

and optimisation of densities. The emerging Plan has identified sufficient land to meet the 

required housing supply on non-Green Belt land and therefore sites put forward for 

housing development that were located within the Green Belt were excluded from detailed 

assessment. This approach is consistent with the Planning Practice Guidance which 

states that “…assessments should reflect the policies in footnote 6 of the National 

Planning Policy Framework, which sets out the areas where the Framework would provide 
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strong reasons for restricting the overall scale, type or distribution of development in the 

plan area (such as the Green Belt and other protected areas)”3. 

 

4.12 On considering each site, the potential development capacity was assessed to inform the 

indicative trajectory of anticipated development over the Plan period and therefore identify 

a sufficient supply of land to meet the housing requirement. As well as the sites assessed 

through the SHELAA, the trajectory also considers sites with planning permission and 

includes an allowance for windfall development. Justification for the windfall allowance 

used within the trajectory is set out in the ‘Local Plan Housing Trajectory’ section below. 

 

4.13 In total, the SHELAA has identified a potential supply of 9,192 homes over the Plan period 

to 2037 as set out in Figure 2 below. 

 

Figure 2: Potential Housing Supply 2021-2037 identified in SHELAA 

Source of supply Potential Capacity (units) 

Sites with planning permission, under 

construction4 (including 15% lapse rate) 
3,493 

Additional sites identified for housing in the 

SHELAA 
4,579 

Potential windfall (70 units per annum) 1,120 

TOTAL Potential Supply 9,192 

 

4.13 The total requirement for housing over the Plan period is 7,152 dwellings, based on 447 

units per annum over a 16-year timeframe (2021-2037). The supply of potential 

deliverable and developable housing provided in the SHELAA therefore provides a buffer 

of around 30% in excess of the economic-led housing need figure, as evidenced in the 

HENA. However, it is important to note that this did not include any policy considerations, 

other than those discussed above (e.g, Green Belt sites). 

 

4.14 The Council’s Site Assessment Methodology (SAM) document (more details set out 

below) sets out the process by which the most appropriate sites, from the supply of 

potential deliverable and developable sites identified in the SHELAA, have been selected 

for allocation in the new Local Plan. This assessment considered potential planning 

                                                           
3 Paragraph: 002 Reference ID: 3-002-20190722; Planning Practice Guidance (2019) 
4 As at 31st March 2021 
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policy implications, for example, sites located outside the urban boundary within 

designated Countryside Areas and designated open space sites.  

 

4.16 Noting PPG guidance, assessment of viability does not require testing every site, but 

rather that typologies can be used at Plan-making stage. The Plan Viability Study (2022) 

outlines the detailed methodology and approach taken to demonstrate that potential site 

allocations taken forward and included in the Local Plan are viable. It considers each site 

as one of three broad typologies; namely primary, secondary and tertiary development 

sites. The typologies were based on whether the site was greenfield or brownfield, its 

location and likely sales values, and the likely density. To test viability across the three 

typologies differing housing mixes were applied to reflect the likely characteristics of future 

development (based on the HENA and analysis of recent planning applications of a 

similar nature). A specific viability assessment of the North East Blackburn Strategic 

Housing Site was prepared separately. 

 

4.17 This approach to viability testing, along with the detailed SAM set out following, was used 

to confirm the most appropriate site allocations for inclusion in the Local Plan. The 

resulting housing trajectory for the plan period is also set out below. Whilst the annual 

completions vary against the average housing requirement of 447 units per year, it is 

expected that the peak of delivery will be within the first eight years of the Plan period. 

The cumulative totals are provided to illustrate how delivery compares to the annual 

requirement throughout the Plan period.  

 

Identification and Site Selection 

 

4.18 The allocation of development sites is a key element of the emerging Local Plan, which 

will also facilitate delivery of a large proportion of the Borough’s housing requirement. The 

Site Assessment Methodology (SAM) sets out a three-stage approach: Stage 1 – Site 

Identification; Stage 2 – Site Screening; Stage 3 - Detailed Appraisal of Sites and 

Assessment of Suitability. This approach has been taken to ensure that preparation of the 

Local Plan meets the following overarching principles: 

 

 Compliance with national planning policy and planning practice guidance; 

 Development is supported in sustainable locations (or ones that can be made 

sustainable through enabling development). 

 Unsuitable sites are filtered out early in the assessment process. 
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 There is a basis for comparison between sites, 

 Provide transparency on the outcome of site selection. 

 

4.19 National policy guides the process adopted above by the Council to ensure that a 

sustainable and robust method of site selection is demonstrated. The purpose of the site 

selection methodology is to provide a robust framework that guides the preparation of a 

clear and reasoned evidence base to support the proposed site allocations in the Local 

Plan.  

 

4.20 The SAM comprises three key stages of work:  

 

 Stage 1 – Site identification: lists the variety of sources from which sites have been 

gathered for consideration as allocations in the new Local Plan. The key source of sites 

set out under Stage 1: Site identification includes those from the Council’s separately 

published Strategic Housing and Economic Land Availability Assessment (SHELAA) 

(Evidence base document ref E69). This has been prepared in line with the requirements 

of the NPPF and PPG. 

 

 Stage 2 - site screening includes considerations around site size, location and 

availability. This excludes sites that are considered unrealistic as allocations and will not 

progress to the next stage of detailed, technical appraisal within the SAM, for example 

those sites located within designated Countryside Areas. Appendix A of the SAM 

identifies those sites screened out at Stage 2 and the reasons for their omission from the 

Stage 3 of the assessment process. 

 

 Stage 3 includes a more detailed, technical appraisal of the merits of each site based 

on a wide range of assessment criteria grouped under four main headings; namely 

environmental factors, accessibility factors, infrastructure factors, and other policy 

factors/constraints. The Stage 3 assessments use a red, amber, green rating 

corresponding to greater constraints, minor constraints and positive scoring respectively. 

This site assessment framework is integrated into the separately published Sustainability 

Appraisal (SA) report that accompanies the Local Plan.  

 

 
 



 

21 
 

Reasonable alternative sites 
 

4.21 The SEA regulations require that ‘reasonable alternatives’ must be tested, as part of the 

sustainability appraisal of a Local Plan. Key to establishing reasonable options is to 

consider the need for development and local aspirations, which are reflected in the aims 

and objectives of the Plan. With regard to housing, the level of growth and distribution of 

development provided the basis to establish five reasonable alternatives considered at 

Regulation 18 stage, which were then refined following the draft Local Plan consultation in 

January 2021. The outcomes of the Stage 3 site assessments are used as the basis for 

consideration of reasonable alternatives in the SA report. 

 

4.22 In preparation of the Regulation 19 Local Plan, three options were identified as reasonable 

alternatives. This took into account the revisions to the HENA in 2021, which set out the 

housing need for the Borough at 447 dwellings per year, based on the updated economic 

growth scenario, as well as the change to the Plan period. Although the three options were 

similar to the earlier options considered at Regulation 18 stage, adjustments were made to 

the mix and yield to reflect changes in site status. Figure 3 illustrates the three reasonable 

options considered to inform the Local Plan strategic allocation. Full details justifying the 

selection of these alternatives, and discussion of the effects against the SA objectives are 

set out in Chapters 5 and 6 of the SA. 

 

Figure 3: Breakdown of reasonable alternatives (from SA; December 2021) 

 
Option 1a 

NE Blackburn 

Option 1b 

Preston New Road 

Option 1c 

West Blackburn 

Commitments  

(inc. 15% lapse rate) 
3,293 3,293 3,293 

Windfall allowance 1,120 1,120 1,120 

Existing allocations 1,655 1,655 1,655 

Brownfield constants 58 58 58 

LTVs 111 111 111 

Sub-total 6,237 6,237 6,237 

Strategic locations  

(Plan period) 
750 525 900 

Variable site options: 

dispersed 
433 565 433 
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Sub-total 7,420 7,335 7,570 

Uplift from target of 7,152 

(% rounded) 
4% 3% 6% 

 

4.23 The alternatives tested at the 447 annual level of growth include a small buffer of between 3 

and 6% for flexibility. The Council considered it unnecessary to appraise alternatives that 

include an even greater margin of flexibility due to the fact that the housing trajectory 

includes several assumptions that will account for variations in delivery. This includes a 

15% lapse rate on committed developments (both those with planning permission and 

those under construction), modest windfall development and reoccupied long term vacant 

property assumptions and site capacities based on minimum densities (both of which could 

in reality be higher).  

 

4.24 Options that were considered unreasonable at draft Plan stage were still considered 

unreasonable and others considered reasonable were rejected at the latest stage of the 

Plan-making in light of the latest evidence and growth position. 

 

4.25 On consideration of the three options, the SA assessment considers Option 1a NE 

Blackburn performs better in terms of its location in close proximity to a range of 

employment opportunities, transport and accessibility, land and soil and landscape 

sensitivity. Furthermore, the site was identified within Local Plan Part 2 as suitable land to 

safeguard in order to meet the Borough’s future development needs (Site Ref: 4/1 in Local 

Plan Part 2).  The potential for the site to be allocated for development at some point in the 

future (subject to review through Local Plan process) has therefore already been 

established. Progressing with the NE Blackburn strategic site option would not involve 

removing land from a protected designation (e.g. Countryside Area). The Council therefore 

considered, taking into account the reasonable alternative sites and based on the 

proportionate evidence, that identifying the NE Blackburn option as a strategic housing 

allocation within the new Local Plan would represent an appropriate strategy.  

 

4.26 The outcome of the assessment to focus on the North East Blackburn strategic growth 

option is aligned to the Issues and Options stage, which has been strengthened by the 

preparation of additional evidence to support the site’s deliverability, suitability and 

achievability. This evidence is set out in the North East Blackburn Development 
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Framework5 (December 2020) and accompanying evidence bases which were prepared 

collaboratively with the landowners. 

 

Safeguarded Land 

 

4.27 The pool of sites identified through the site selection methodology and sustainability 

appraisal process is sufficient to meet the identified housing requirement over the plan 

period, inclusive of a 4% buffer. Furthermore, a number of the larger sites identified in the 

Local Plan will continue to deliver dwellings beyond the plan period (1,209 homes identified 

beyond the plan period). There are also no amendments to the Green Belt for housing 

proposed in this Local Plan. As a result, the Council has not considered it necessary to 

consider safeguarding any additional land for future housing development within the Green 

Belt as part of this new Local Plan. 

 

Preston New Road/Wyfordby Avenue, Blackburn site designation 

4.28 Local Plan Part 2 (2015) removed the land off Preston New Road/Wyfordby Avenue in 

Blackburn (Site Ref: 4/2 in Local Plan Part 2) from the Green Belt and designated it as 

‘Land for development beyond the plan period’, safeguarding the land to meet future 

development needs.  This approach was informed by the Green Belt Study undertaken in 

2013 to support Local Plan Part 2, and found sound by the Inspector through the Local Plan 

examination. Local Plan Part 2 was subsequently adopted in 2015. 

 

4.29 Throughout the preliminary site selection work on the new Local Plan and the Issues and 

Options consultation (February 2019), there had been no engagement from the landowner 

to confirm the Preston New Road site was available as a possible reasonable alternative 

site. The Council received a significant number of representations (617 in total) through the 

Issues and Options consultation from local residents objecting to the development of the 

site and emphasising its high landscape value (comment references 28-644). 

 

4.30 The Council took on board the responses received from residents through the consultation 

and as a result, the Regulation 18 Draft Local Plan proposed removing the safeguarded 

designation and re-designated it as Countryside Area under Policy CP2: The Spatial 

                                                           
5 http://blackburn-darwen.org.uk/wp-content/uploads/NE-Blackburn-Strategic-Housing-Site-Development-
Framework.pdf 
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Approach. Consultation on the Draft Local Plan ran between 8th January and 19th February 

2021. 

 

4.31 As part of the Regulation 18 consultation, the Council received a representation from 

agents acting on behalf of the landowner (Woodfold Estate) dated 19th February 2021 

which objected to the proposed Countryside Area designation of the land and requested the 

reinstatement of the Safeguarded Land designation as per Local Plan Part 2. 

 

4.32  Following confirmation of the site as a reasonable alternative site as part of the Regulation 

18 consultation, it was then included as a strategic housing option within the Sustainability 

Appraisal alongside the North East Blackburn and West Blackburn sites. As outlined in the 

previous section, following the SA appraisal of the site options, it was considered that the 

NE Blackburn site (H195) was the more appropriate strategic option to progress given it has 

stronger links with employment opportunities, and good access to public transport.  

 

4.33 It was not deemed necessary to safeguard any additional land for future development 

through the emerging Local Plan due to the reasons set out above. Due to the high 

landscape sensitivity of the site (as confirmed through the SA process), it was considered 

an appropriate strategy to instead designate the site as Countryside Area under Policy 

CP2. This position will be reviewed as part of the Local Plan review that will take place five 

years after adoption of the plan. If, at that point, there is a need to allocate additional sites 

for development or safeguard land to meet future needs, an additional site selection 

process will be undertaken which will provide the opportunity for the Preston New Road site 

to be again put forward as a reasonable alternative site. 

 

Local Plan Housing Trajectory 
 

4.34 Paragraph 74 of the NPPF requires local planning authorities (LPAs) to prepare a housing 

trajectory which illustrates the expected rate of housing delivery for the plan period. 

 

4.35 The purpose of the Local Plan housing trajectory is to ensure that there is a sufficient and 

consistent supply of housing being delivered across the Local Plan period that meets the 

Plan’s housing targets. This work will also provide the fundamental evidence base for 

ensuring that the Council will be able to meet the five-year housing land supply and the 

Housing Delivery Test requirements over the course of the Plan period. 



 

25 
 

 

4.36 The Council’s Local Plan housing trajectory provides an indication of the expected housing 

delivery across the Plan period (2021-2037). This trajectory consists of: 

 

 all extant planning permissions as at 31st March 2021; 

 proposed new Local Plan site allocations (including a number of existing sites 

allocated in the Local Plan Part 2 (2015) which have been carried forward); 

 windfall sites; and  

 reoccupied long term empty properties. 

 

4.37 The methodology underpinning the phasing and expected build-out rates for the above are 

outlined further in this chapter. 

 

4.38 A graphical illustration of the trajectory is provided in Figure 4 and Appendix A includes an 

annual breakdown of dwellings anticipated to be delivered over the plan period. The 

trajectory identifies that the highest rates of housing delivery are expected at the beginning 

of the Plan period due to the majority of extant planning permissions phased for delivery 

early (within the five-year housing land supply) and with many of the smaller new Local 

Plan allocations anticipated to start delivering earlier on. It is anticipated that the NE 

Blackburn Strategic Housing site (Site Ref: H195) will deliver residential units throughout 

the plan period from years 2024/25 onwards, and will continue beyond 2037. 

 

4.39 There is generally a consistent and steady supply of expected delivery from extant planning 

permissions, allocations, and windfalls throughout the Plan period that will ensure that the 

housing target of 7,152 dwellings is sufficiently met with an appropriate buffer, equivalent to 

4% above this target, included. 

 

4.40 The NPPF highlights the important contribution of small and medium sites to meet housing 

requirements, with the benefit of relatively quick build out rates in most cases. To 

encourage the development of a mix of sites, paragraph 69 of the NPPF refers to the role of 

Local Plans to identify at least 10% of their housing provision on sites no larger than one 

hectare. As part of the call for sites exercise discussed previously, many of the sites 

meeting this size threshold were located within the Green Belt or on old mill sites that are 

unviable for development or still in active use.  
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4.41 With a local housing need requirement of 447 dwellings per year, the target of 10% delivery 

on small to medium sites would be equivalent to 45 dwellings. Given that approximately 5% 

of sites identified in the proposed housing trajectory (committed and proposed sites) are 

between 0.15 and 1 hectare, this equates to an average delivery of 19 per annum. In 

addition to the windfall sites, the Council are confident that at least 10% of homes will be 

provided on small to medium sites. Completion figures for small sites will be monitored 

annually through the Authority Monitoring process. 

 

Figure 4: Local Plan Housing Trajectory (2021-2037) 
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Components of the housing trajectory supply 

 

4.42 The following information sets out in more detail the individual components of the Local 

Plan housing trajectory and the justification for the key assumptions made.  

 

Extant planning permissions  

4.43 The trajectory includes housing expected to be delivered from sites that already have extant 

planning permission for new housing as of 31st March 2021. Within the Local Plan period, 

these extant planning permissions equate to a total of an additional 3,493 dwellings 

(inclusive of 15% lapse rate assumption). The phasing and expected build-out rates of 

these sites is either based on direct information provided from site promoters, house 

builders and/or developers or, if it has not been possible to obtain this information, officers 

have made assumptions on this information based on local knowledge on build out rates 

within the Borough. This component of supply will be updated annually (including phasing 

and build-out rates). 

 

Site Allocations from Local Plan Part 2 (2015) 

4.44 While not separately identified, it should be noted that a proportion of the new Growth site 

allocations in the trajectory are sites that are being carried forward from the Local Plan Part 

2 (2015). These are sites that have not yet been granted planning permission but that have 

been re-assessed as being suitable and available for housing. 

 

4.45 There are nine residential site allocations included in Local Plan Part 2 which, as at 31st 

March 2021, had not yet gained planning permission. Together, these sites had an 

identified capacity to deliver 1,655 units in total within the plan period. The previously 

allocated sites are: 

 

 H029 Fishmoor Drive (Parcel 4) South site, Blackburn (allocated as a 

Development Opportunity site in Local Plan Part 2 (241 units); 

 H039 Haslingden Road (Fishmoor Reservoir) site, Blackburn (300 units); 

 H042 Land at Bank Hey, Blackburn (427 units) 

 H044-46 Land at Holden Fold, Darwen (397 units) 

 H072 Roe Lee Phase 3, Blackburn (26 units) 

 H080 Springside Works, Belmont (110 units) 

 H222 Land at Blackburn RUFC, Blackburn (23 units) 

 H224 Land at Bog Height Road, Blackburn (75 units) 
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 MU008 Issa Way South, Blackburn (56 units) (proposed as mixed use allocation 

in new Local Plan) 

4.46 The phasing of these sites relies on direct advice from site promoters, housebuilders 

and/or developers. Site allocations from Local Plan Part 2 (2015) that are no longer 

deemed to be either suitable or available for housing will not be reallocated and have 

therefore not been counted within the trajectory. 

 

4.47 Seven residential allocations within the Submission Local Plan are new sites that were not 

previously allocated in Local Plan Part 2: 

 

 H009 Blackburn Golf Course Practice Ground, Blackburn (73 units) 

 H068 Queens Park Sites, Blackburn (20 units) 

 H094 Mill, Scotland Bank Terrace, Blackburn (30 units) 

 H181 Marsh House Lane, Darwen (140 units) 

 H195 North East Blackburn Strategic Housing Site (750 units) 

 H198 Site of former Longshaw HOP, Crosby Road, Blackburn (18 units) 

 H217 Vicarage (St Silas’) off Preston New Road, Blackburn (10 units) 

 

Reoccupied long term vacant properties 

4.48 The Council has included an allowance within the housing trajectory for long-term vacant 

(LTV) properties to be brought back into residential use. The allowance included is based 

on the number of LTV properties brought back into use between 2017-2021. This 

identifies a 2% increase in such properties, from 1132 in 2017 to 1155 in 2021, an 

increase of 23 properties. It has therefore been assumed that 90 residential units will be 

delivered from this source of supply between 2022/23 and 2025/26. 

 

4.49 The Council has, in recent years, invested in bringing empty properties back into use 

across the Borough. The total number of empty properties has fallen from over 2,400 in 

2015/16 to just over 2,000 in 2020/21, with the number of long-term empties (over 6 

months) now below 1,000 for the first time.  The Council is updating its Empty Properties 

Strategy to include new solutions to tackle empty properties which will help increase the 

numbers of empty homes being reoccupied. The estimated number of units to be 

delivered from this source of the housing supply is therefore considered conservative and 

is likely to be much higher.  
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Windfall sites 

4.50 Paragraph 71 of the NPPF sets out that where an allowance is to be made for windfall 

sites as part of anticipated supply in a local plan, there should be compelling evidence that 

they will provide a reliable source of supply.  

 

4.51 Analysis of historic trends and consideration of future windfall sources in the Borough has 

been undertaken to assess what the appropriate level of allowance should be. There is a 

strong track record of windfall delivery in Blackburn with Darwen and the Council 

considers that this is an aspect of future housing delivery that should be taken into 

account in the housing trajectory for the emerging local plan period to 2037. 

 

4.52 The Council’s windfall methodology is based upon an analysis of windfall delivery rates for 

years 2016 to 2021 (small infill sites (<5 units) and change of use/conversions) for which 

the Council has detailed monitoring records (see Figure 5 below). The main sources of 

supply have been sites in existing residential use (e.g. via redevelopment or conversion), 

other urban land, former offices, agricultural conversions and other (‘sui generis’) land 

uses. These uses are likely to continue as future sources of supply. 

 

Figure 5: Windfall completions per year 2016-2021 

Year Windfall completions 

2016/17 36 

2017/18 92 

2018/19 149 

2019/20 26 

2020/21 88 

Total 391 

Average/year 80 

 

4.53 New permitted development rights which came into force on the 1 August 2021 allows for 

changes of use from the new use Class E (Commercial, business and services) to C3 

residential. It is expected that these changes will be a new source of windfall likely to 

increase contributions. It will be important to closely monitor actual delivery against this 

estimate over the coming years which will allow a more certain analysis of the impacts of 

these new permitted development rights on the windfall allowance figures. 
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4.54 The Council considers, therefore, that there is compelling evidence for a reasonable 

windfall allowance to be included in the housing trajectory over the plan period. The 

Council has put forward a small site windfall allowance of 70 units per year, totalling 

1,120 units across the Local Plan period. This windfall allowance is based on compelling 

evidence from past windfall completion rates in the Borough (see Figure 5 above) and 

includes a deduction of 10 units to take account of possible demolitions occurring in the 

Borough each year. 

 

Housing Delivery 

 

4.55 As can be seen from the trajectory, most of the housing requirement for the early years of 

the Local Plan will be delivered on sites that already have planning permission. The 

expected delivery rate for the strategic housing site (H195) and other proposed allocated 

housing sites is set out in the housing trajectory in accordance with paragraph 74 of the 

NPPF, 2021. The delivery rates take account of anticipated lead-in times for each site, 

together with anticipated annual delivery. Further details on the site information included 

within the trajectory is included below. 

 

Housing capacity of sites 

4.56 Each housing site within the Local Plan has been assigned a housing capacity. This 

indicative housing capacity allows consideration of the contribution the site could make to 

the housing requirement, subject to phasing.  

 

4.57 The indicative capacity has been determined based on the available information for each 

site. Where sites have received planning permission, the number of approved dwellings 

has been used as the indicative site capacity. This represents a realistic assessment of 

the amount of housing the site is likely to deliver upon implementation of the permission. 

For sites without planning permission, the trajectory includes the anticipated site capacity 

provided by the site promoter. Where Local Plan housing options had no planning 

permission or capacity information from a site promoter, an indicative capacity based on a 

standard site density assumption was applied. 

 

Site Phasing 

 

Phasing and build out rates 

4.58 To inform the housing trajectory, build rates must also be applied to sites. Build rates 

indicate the number of dwellings expected to be built on each site each year. Large-scale 
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sites developed by a single volume house builder will have an average build rate of 30-35 

dwellings per annum. The Council has taken a prudent approach in assuming a maximum 

delivery rate of 25-30/year depending on the likelihood of a volume housebuilder 

developing the site or not. An uplift has been used for affordable housing schemes or 

where the Council has confidence that more than one developer will be involved. A 

number of housebuilders active in the Borough have confirmed the delivery rate 

assumption used in the trajectory is robust. 

 

4.59 The Council’s Growth and Development department is in regular contact with site 

promoters, developers and house builders involved in bringing the sites that are identified 

in the trajectory forward for development. This has enabled up to date information on 

estimated build-out rates and expected years for the submission of a planning application 

for a number of sites. Where this information has been provided, the housing trajectory 

seeks to take these into account to reflect site promoter expectations. 

 

4.60 The Council has also taken into consideration relevant representations from site 

promoters received during the Regulation 18 consultation on the Draft Local Plan. 

Generally however, site allocations proposed for delivery early in the Plan period are 

primarily those which have current planning activity (such as pre-application 

requests/meetings), any live or imminent planning applications that may indicate that a 

site could be delivered earlier on in the Plan period, or an extant planning permission 

granted after the end of the latest monitoring period. 

 

4.61 The emerging Local Plan proposes to allocate a strategic housing site in the North East 

area of Blackburn at Brownhill (Site Ref: H195). The site covers a total area of just over 98 

hectares and is anticipated to deliver approximately 1,500 new homes – 750 units within 

the plan period to 2037 and a further 750 to be delivered beyond the plan period. All of the 

landowners of the site (which includes the Council) are working collaboratively to bring the 

site forward for development. A number of assessments have been undertaken which 

have informed the preparation of the North East Blackburn Development Framework 

(2020):  

 

 Heritage Review;   

 Preliminary Ecological Appraisal; 

 Landscape and Visual Impact Assessment; 

 Level 2 Utility Study; 
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 Phase 1 Geo-environmental Desk Study; 

 Flood Risk Assessment and Drainage Strategy; and 

 Topographical Survey. 

 

4.62 Further work will be undertaken as part of the masterplanning process to provide details 

on how the site will delivered on the ground, including the preparation of a Design Code 

and Infrastructure and Delivery Strategy. Initial analysis of the on-site constraints 

undertaken as part of the preparation of the North East Blackburn Development 

Framework prepared for the site suggests that the net developable area of the site is 55.7 

hectares (a total net developable area of 57%). Assuming a yield of 1,500 units across the 

site, this equates to a density of 27 dwellings per hectare.  

 

4.63 Due to the strategic scale of the site, it can be assumed that there will be at least two 

housing developers developing the site at the same time. As a result, it is considered a 

total of 60 dwellings per year to be delivered on the site from 2024/25 onwards is a robust 

assumption to make (assuming each housebuilder will deliver at least 30 dwellings each 

year on the site). Both the phasing and build out assumptions used within the trajectory 

have been agreed with the land agents and promoter involved in bringing the site forward 

for development. 

 

Lapse Rates 

4.64 The housing trajectory includes projected housing delivery from a number of planning 

permissions. However, it is recognised that not all these permissions will come forward; 

based on the standard commencement condition, a planning application will ‘lapse’ if it is 

not implemented within three years of the date of grant of planning permission. 

 

4.65 It is therefore considered necessary to apply a 15% lapse rate to all extant planning 

permissions in order to reflect the possibility that some of these permissions may not 

come forward. As an additional buffer, the trajectory also includes a 15% lapse rate to any 

site that has been granted planning permission and is under construction to allow for any 

sites that may stall. It is not considered necessary to apply a lapse rate to Housing Growth 

Allocations due to the fact that the Council has sufficient evidence to demonstrate that 

these sites will be delivered. Moreover, the trajectory includes a whole plan buffer of 4% to 

ensure the trajectory is robust and flexible. 
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Demolitions 

4.66 As set out in the windfall allowance justification section, an assumption has been made 

within the trajectory for 10 demolitions to take place each year which has been deducted 

from the windfall allowance total.  

 

Annual monitoring process 

 

4.67 Delivery will be monitored and reported in the AMR in accordance with the monitoring 

framework set out in the Local Plan and where necessary, stated remedial action will be 

taken. The trajectory will be regularly updated with the latest delivery and phasing 

information. 

 

4.68 The Council conducts housing monitoring on an annual basis commencing on 01 April 

every year. During this time newly granted planning permissions for housing from the 

previous 01 April to 31 March period as well as any extant planning permissions from 

previous years will be monitored to assess their contribution to the Borough’s housing 

supply. Throughout the monitoring process, the Council will seek to gain as much direct 

information from developers as possible. The final monitoring and housing land supply 

statements will be published on an annual basis after monitoring has been completed and 

will be available to view on the Council’s webpage.  

 

4.69 An updated housing trajectory will be prepared as part of the Local Plan examination to 

take into account the 2021-22 monitoring data in addition to any amendments required 

following examination. 

 

Five year housing land supply 
 

4.70 Paragraph 74 of the NPPF requires that local planning authorities should ‘identify and 

update annually a supply of specific deliverable sites sufficient to provide a minimum of 5 

years’ worth of housing against their housing requirement…’.  

 

4.71 The Submission Local Plan demonstrates a deliverable five-year land supply which is set 

out in the Local Plan trajectory and summarised in Figure 6 below. The Council are 

looking to confirm the 5-year housing land through the Local Plan examination. Where 

local planning authorities are looking to confirm their 5-year supply as part of the 
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examination of plan policies, Planning Practice Guidance6 sets out the requirement for a 

minimum 10% buffer to be added to their housing requirement to account for potential 

fluctuations in the market over the year.  Factoring in this buffer, the Borough’s total 

annual housing requirement is 492.  

 

4.72 In terms of the supply of new homes, Figure 6 below summaries the number of planning 

permissions, sites proposed to be allocated through the new Local Plan, windfall sites and 

reoccupied long term empty properties expected to deliver units within the 5 year period. 

This identifies a total supply over the period 2021-2026 of 3,289, equivalent to a 6.7 

years’ supply of sites. Appendix B sets out the individual sites that make up the Council’s 

5 year housing land supply identified in the new Local Plan covering the period 2021-

2026. 

 

Figure 6: Blackburn with Darwen Local Plan 5 Year Housing Land Supply 

  
NEW LOCAL PLAN FIVE YEAR HOUSING REQUIREMENT 2021-26 
 

 

A Local Housing Need: Dwellings per annum 2021-26 
 

447 

B Local Housing Need: Requirement for 1st April 2021 - 31st March 2026 
 

2235 

C 10% buffer to ensure flexibility (B * 0.10) 
 

224 

D Total housing requirement for period from 1st April 2021 - 31st March 
2026 (B+C) 
 

2,459 

E Annual requirement for period from 1st April 2021 to 31st March 2026 (D/5) 
 

492 

  
HOUSING SUPPLY 2021-26 
 

 

F Housing commitments (discounted by 15% for lapsed/stalled sites) 
 

2212 

G New Local Plan Growth Site Allocations 616 

H Small site windfall allowance (including demolition allowance of 10dpa) 
 

350 

I Reoccupied long term empty properties  111 

J Expected housing supply for the period from 1st April 2021 to 31st 
March 2026 (F+G+H+I) 
 

3289 

K Housing Supply in Years (J / E) 6.7 

 

                                                           
6 Planning Practice Guidance Paragraph: 010 Reference ID: 68-010-20190722 

https://www.gov.uk/guidance/housing-supply-and-delivery
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4.73 As specified in NPPF paragraph 74, sites identified as contributing towards the 5-year 

supply need to be deliverable.  The NPPF Glossary includes a definition of deliverable:  

 

‘To be considered deliverable, sites for housing should be available now, offer a suitable 

location for development now, and be achievable with a realistic prospect that housing 

will be delivered on the site within five years.  

In particular:  

a. sites which do not involve major development and have planning permission, and all 

sites with detailed planning permission, should be considered deliverable until 

permission expires, unless there is clear evidence that homes will not be delivered 

within five years (for example because they are no longer viable, there is no longer a 

demand for the type of units or sites have long term phasing plans).  

 

b. where a site has outline planning permission for major development, has been 

allocated in a development plan, has a grant of permission in principle, or is identified 

on a brownfield register, it should only be considered deliverable where there is clear 

evidence that housing completions will begin on site within five years.’ 

 

4.74 To assess the deliverability of sites without extant planning permission identified as 

contributing towards the Borough’s five-year supply, the Council has contacted the 

relevant land promoters to request information on site expectations, availability, predicted 

start and completion years. Any information received on site yields/build out 

rates/estimated commencement is included within the Local Plan housing trajectory.  

 

4.75 A copy of the email sent to relevant site promoters is included in Appendix C and 

information on the deliverability of sites is included in Appendix D. 

 

Housing Mix 

 

4.76 As a key objective within the Local Plan, the Council seeks to provide a mix of housing, 

including affordable homes, to meet the needs of local people. National policy sets out the 

requirement for local authorities to ensure ‘a sufficient amount and variety of land can 

come forward where it is needed7’ and that ‘the needs of groups with specific housing 

                                                           
7 Paragraph 60; NPPF (2021) 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
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requirements are addressed’. The HENA considers the range of factors that influence 

housing demand for different types, tenures and sizes of homes, modelling the 

implications of demographic drivers, market trends, household earnings and affordability.  

 

Figure 7: Recommended housing mix by tenure 

House Type 1-bed 2-bed 3-bed 4+ bed 

Market 0-5% 35-40% 40-45% 15-20% 

Affordable home 

ownership 
20-25% 45-50% 25-30% 0-5% 

Affordable housing 

(rented) 
30-35% 30-35% 25-30% 5-10% 

 

4.77 The strategic conclusions in the affordable sector recognise the role that delivery of larger 

family homes can play in releasing supply of smaller properties for other households; 

together with the limited flexibility one-bed properties offer to changing household 

circumstances which feed through into higher turnover and management issues. The 

conclusions also take account of the current mix of housing in the study area (by tenure). 

 

4.78 Based on the evidence (see Figure 7 above), it is expected that the focus of new market 

housing provision will be on 2-4 bed properties for market housing, and more on 1-3 bed 

properties for affordable housing. Continued demand for family housing can be expected 

from newly forming households. There may also be some demand for medium-sized 

properties (two and three-beds) from older households downsizing and looking to release 

equity in existing homes, but still retain flexibility for visiting family and friends.  

 

4.79 It is important to note that the recommended housing mix set out in the Local Plan applies 

across the Local Authority area, not on a site-by-site basis. The Local Plan DM Policy 3 

(DM3) makes clear that the housing mix is a starting point and that the Council will have 

regard to the nature of the development site and character of the area to determine the 

most appropriate mix in new developments. 

 

Older persons and disabilities 

4.80 The HENA data shows that in general, Blackburn with Darwen has a higher level of 

disability when compared with the national position, and that an ageing population means 
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that the number of people with disabilities could be expected to increase in the future. Key 

findings in the HENA include:  

 

 Total number of those aged 65 and over expected to increase by over 28%, and 

those aged 80 and over expected to increase by 46%; 

 A total need for around 1,700 units of housing for older people (sheltered, enhanced 

sheltered and extra-care); 

 Concentrations of long-term health problems and disabilities in the social rented 

sector; and 

 Need for around 400 dwellings to be for wheelchair users (M4(3)). 

 

4.81 Given the ageing population and increase in levels of disability and mobility problems 

there will be a resultant requirement for specialist housing options. Specialist housing is 

intended to enable people to remain living independently in their own homes for as long 

as possible, with the added benefit that support can be provided. Needs should be met via 

a range of interventions and services and so the provision of specialist housing should be 

flexible enough to respond to the changing needs of an ageing population and supportive 

of increasing health problems. Based on the evidence in the HENA, Policy DM3 outlines 

the required housing mix, which is also tested in the Local Plan Viability Study. Further 

details are provided in the Housing Standards Topic Paper prepared to accompany the 

Submission of the Local Plan. 

 

4.82 As well as the need for specialist housing for older and vulnerable people, the analysis 

also needs to consider registered care, which is considered separately from the overall 

housing need as it relates to an institutional population, rather than households. The need 

for various forms of specialist care, including care homes, requires ongoing consultation 

and working in partnership with the County Council and the Health and Social Care 

Partnership. The Council will review the position annually using a local housing (LIN) 

model to provide its local strategic assessment for specialist housing types.  

 

4.83 The Blackburn with Darwen Annual Housing and Care Statement of Needs (published 

June 2022) provides this local strategic assessment. It will be used to support decisions 

on future planning applications in line with paragraph 7 of Policy CP4. It identifies current 

supply and demand for housing with care provision in the Borough, and any significant 

gaps. 
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Self and custom build housing 

4.84 The Government is keen to support the development of self-build housing, introducing the 

Self-Build and Custom House Building Act in 2015. This requires local authorities to 

maintain a register of people interested in building their own homes.  

 

4.85 Since 2016, the Council has kept a register of people who are interested in self or custom 

build housing and have used this (alongside planning permissions previously granted) to 

identify sufficient sites to meet the requirement in the Borough. As a result, eight self-build 

plots have been allocated as part of the Queen’s Park allocation (Site H068) in the Local 

Plan in order to meet the Borough’s identified self and custom build needs. 

 

Affordable Housing 

 

4.86 A full assessment of affordable housing need was carried out in the 2018 HENA to identify 

requirements for the Borough over the Plan period. The methodology used follows 

national PPG to consider the key variables that need to be accounted for to accurately 

assess current and future supply and demand. The analysis also takes account of the 

local housing costs and estimates of household income. 

 

4.87  The NPPF definition (Annex 2) of affordable housing now includes those who are unable 

to access the private rented sector and cannot afford to buy. National policy requirements 

have also been revised to require ‘at least 10% of the total number of homes to be 

available for affordable home ownership’ as part of the overall affordable housing 

contribution from the site. 

 

4.88 The evidence has highlighted that the typical cost of buying in the Borough (in the second-

hand market) is sufficiently affordable and there is therefore no need for a discounted new 

build product. Affordable housing that provides rental or shared ownership products 

should be retained in perpetuity, either through retaining benefits for all future occupiers, 

or for the subsidy to be recycled for alternative affordable housing provision. The HENA 

considers the short-term need over the next 5 years of 108 homes per annum; however, 

the study does note that this should not be taken directly as a target.  

 

4.89 The Plan Viability Study (Local Plan evidence base doc ref: E55) has considered the full 

policy requirements of 20% affordable housing, whilst also testing 10% and zero provision 

across the typologies as described earlier. In light of the Covid-19 pandemic there is a 

https://blackburn-darwen.org.uk/wp-content/uploads/E55-Plan-Viability-Study-2021.pdf
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degree of uncertainty with regard to the property market so additional sensitivity testing 

was undertaken to ‘stress test’ the financial viability assessment results. The viability 

testing already carried out at the high and low value position demonstrates the change in 

viability with house price increases/reductions equivalent to +/- 4.6% from the average 

position. This further sensitivity testing demonstrates the impact of changes in landowner 

and developer returns and also changes to construction costs (inclusive of fees and 

contingencies). 

 

4.90 The viability assessment recognises that in certain circumstances there may need to be a 

balance achieved between any requirements for affordable housing and S106 

contributions; however, the sensitivity testing demonstrates that on considering a range of 

typologies only limited adjustments may be required to achieve a viable position. 

 

First Homes 

4.91 In May 2021, the Planning Practice Guidance was updated to introduce a specific kind of 

discounted market sale housing called ‘First Homes’. First Homes have been identified as 

the government’s preferred discounted market tenure that should be discounted by a 

minimum 30% against market value, only be sold to those who meet the eligibility criteria8, 

have restriction applied to the title and the resale value capped. The requirement is that at 

least 25% of all affordable housing units should be First Homes and this has been 

included in Policy DM5: Affordable Housing and Rural Exception Sites of the new Local 

Plan as a result. 

 

Gypsy, Traveller and Travelling Showpeople 

 

4.92 Planning policy for traveller sites (PPTS), first published in March 2012 and updated in 

August 2015, requires an assessment of the current needs of Gypsies, Travellers and 

Travelling Showpeople (GTTS) and a projection of future needs. 

  

4.93 The calculation of pitch/plot requirements in the Blackburn with Darwen GTAA (2019) is 

based on established DCLG modelling methodology, as advocated in Gypsy and Traveller 

Accommodation Needs Assessment Guidance (DCLG, 2007). The Guidance specifies the 

use of a fieldwork survey to supplement secondary source information and derive key 

supply and demand information.  

                                                           
8 https://www.gov.uk/guidance/first-homes 
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4.94 The GTAA identified one permanent local authority site (with 20 pitches) and six private 

authorised sites (with 22 occupied pitches) in Blackburn with Darwen. There are two 

further sites owned by Gypsies and Travellers that are to be brought forward for new pitch 

development. The GTAA has assumed a total of 42 occupied pitches and 55 households 

living in pitches – this variance is accounted for by 13 households currently 

concealed/doubling up on the Council site.  

 

4.95 The GTAA has evidenced the need for 17 additional permanent and 5 transit gypsy and 

traveller pitches in the Borough over the plan period. No requirement for travelling 

showpeople was identified. The GTAA highlights the existing transit pitches in Hyndburn 

as a potential opportunity to address short-term transit need in Blackburn with Darwen 

Council whilst the required pitches are developed within the Borough specifically or part of 

a wider sub-regional response. 

 

4.96 The Borough’s identified need for pitches throughout the Local Plan period to 2037 will be 

met through a combination of proposed site allocations (detailed in emerging Policy CP4) 

and the criteria based policy approach set out in emerging Policy DM4 for proposals on 

non-allocated sites. 

 

4.97 The Council has completed and published a Gypsy and Traveller Site Selection 

Methodology (December 2020) (Local Plan Evidence Base document ref: E26) to identify 

specific, deliverable sites in the Borough to meet the next five years’ requirement. This 

process was consistent with the Site Assessment Methodology undertaken as described 

above for site selection, and consisted of the following stages: 

 Stage 1: Initial list of sites - lists the variety of sources from which sites have been 

gathered for consideration as Gypsy & Traveller allocations in the new Local Plan 

(Council owned sites);  

 Stage 2 – Site screening: initial sieve of unreasonable or inappropriate options 

based on size, location or availability; and 

 Stage 3 – The detailed appraisal of site options (including the assessment of 

sustainability): taking account of a wide range of environmental, accessibility, 

infrastructure, and other policy factors/constraints.  

4.98 To further support the proposed allocations, outline site feasibility studies have also been 

prepared (Local Plan Evidence Base document refs: E24 & E25). 

https://blackburn-darwen.org.uk/wp-content/uploads/E26-Gypsy-and-Traveller-Site-Selection-Methodology-2020.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E24-Gypsy-and-Traveller-Site-Selection-Outline-Feasibility-Study-Intack-Bus-Depot-Whitebirk-2020.pdf
https://blackburn-darwen.org.uk/wp-content/uploads/E25-Gypsy-and-Traveller-Site-Selection-Outline-Feasibility-Study-HWRC-George-Street-West-2020.pdf
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5. Consultation 
 

5.1  This section outlines the comments received through the Regulation 18 (Issues and 

Options) and Regulation 19 (Publication) consultations, and summarises the key changes 

made as a result of representations. Further information on consultation, a summary of 

the Regulation 19 comments received, and the council response, can be found within the 

‘Regulation 22  Consultation Statement’, available through the Local Plan’s Examination 

library. 

 

Regulation 18 Consultation (8 January 2021 – 19 February 2021) 

5.2 A number of comments were received during Regulation 18, summarised as: 

 

 Policy CP2 (Housing Development): A number of comments highlighted concerns about 

the use of a range of figures for the Borough’s housing requirement (358-411dpa), in 

addition to planning for a housing target much higher than needed. 

 

 Policy GAP1 (Housing Growth Sites): Several comments were received on the proposed 

Housing Growth Sites, with the Strategic Housing Site at North East Blackburn receiving 

the highest number of representations, mostly objecting to its allocation. Concerns largely 

centred around: the lack of need for the site and infrastructure to support it, loss of open 

space, impact on wildlife and transport implications. 

 

5.3 Following on from the comments received, the Council undertook further studies to update 

and inform its evidence base, including producing a 2021 update to the 2018 HENA and 

undertaking Heritage Impact Assessments for relevant Growth Allocation sites. The 

Council also updated its consideration of reasonable alternative sites through the SA and 

SAM to reflect comments received, and additional proposals made, during the Regulation 

18 consultation. Full details of the council response can be found in the Regulation 22 

consultation statement, including Appendix B – Regulation 18 consultation statement (and 

within that, Appendix J). 

 

5.4 The most notable change following the Regulation 18 consultation has been the 

abandonment of protected, renewal and growth areas and related policy, and the 

restructuring of the plan against core and development management policies, resulting in 

the development of new policies. Site-specific policies have since been developed setting 

out Key Development Considerations for each of the growth sites. 
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Regulation 19 Consultation (4 February 2022 – 18 March 2022) 

5.5 The Regulation 19 consultation is summarised through the Regulation 22 consultation 

statement and so that document should be referred to for a wider narrative of comments 

received. 

 

 Policy CP2 (The Spatial Approach): A number of the comments received on the policy 

suggested removing additional land from the Green Belt to allocate as housing sites. 

Representations were also submitted objecting to the proposed Countryside designation 

of the site and requesting its reinstatement as Safeguarded Land. Conversely, an 

objection was received to the proposed designation of the Preston New Road/Wyfordby 

Avenue site as Countryside Area and instead requesting the site be designated as Green 

Belt.  

 

 Policy CP4 (Housing Development): Several representations highlight that the Local Plan 

is planning for a housing requirement higher than what is required. Other comments 

received, however, were generally supportive of utilising a housing figure above the 

standard method. Queries were also raised on the assumptions made within the Local 

Plan housing trajectory and justification for the number of self-build plots identified.  An 

objection to the Gypsy and Traveller transit site allocation at Land adjacent Intack Bus 

Depot, Blackburn was also received.  

 

 Housing Growth Allocation Policies: the specific policy for the North East Blackburn 

Strategic Housing Site (SHS) (H195) received by far the most comments of all the 

Housing Growth Allocations. Most of those representations objected to the proposed SHS 

allocation. An objection was also received from Historic England who requested additional 

evidence base work be undertaken to inform an amended policy and layout.  

 

1.6. Due to the number of responses received on the proposed SHS allocation, a separate 

paper has been prepared for the site, identifying the main concerns raised, and the 

Council’s response, supplied as Appendix D(vi) of the Regulation 22 consultation 

statement. It includes some minor modifications to wording relating to key development 

considerations in the site specific policy H195. To address the concerns raised by 

Historic England, an Addendum to the Heritage Impact Assessment previously 

undertaken for the site was prepared by Growth Lancashire. This resulted in the 

recommendation of a number of mitigation measures which were included within the site 
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specific policy for H195. The Council is in continued communication with Historic England 

in relation to the site. 

 



Appendix A: Local Plan Housing Trajectory 2021-2037 
 

 

Year 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 2029/30 2030/31 2031/32 2032/33 2033/34 2034/35 2035/36 2036/37

Annual housing requirement 447 447 447 447 447 447 447 447 447 447 447 447 447 447 447 447

Actual Completions - net

Projected Completions - from housing commitments 373 549 479 449 362 274 207 185 139 98 98 77 64 51 43 46

Projected Completions - from new Growth sites 0 17 106 215 278 211 276 234 170 161 175 175 175 175 175 153

Anticipated windfalls - net 70 70 70 70 70 70 70 70 70 70 70 70 70 70 70 70

Additions - net reduction in Long Term Vacant (LTV) dwellings 23 23 22 22 21

Net delivery vs. requirement (cumulative plan period) 19 231 461 769 1054 1161 1268 1310 1242 1123 1019 894 756 605 446 268
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Appendix B: Local Plan 5 year housing land supply of sites 2021-2026 
 

Projected completions – from housing commitments 

SITE 
REF 

LOCATION TOWN_VILLAGE 
PLANNING 
APP REF 2

0
2
1

/2
2

 

2
0
2
2

/2
3

 

2
0
2
3

/2
4

 

2
0
2
4

/2
5

 

2
0
2
5

/2
6

 

H001 Alaska Street Housing Site Blackburn 10/18/0270 23     

H002 Albion Mill, Albion Street Blackburn Blackburn 10/16/0835 5     

H004 Ellison Fold Way Phase 2 - 16/14 Darwen 10/21/0122  7 30 30 30 

H005 Beechwood Garden Centre, Roman Road Blackburn 10/16/0838 5     

H007 Belgrave Mill site, Darwen 10/05/1095   7 30 30 

H010 Brokenstone Road, Blackburn Blackburn 10/18/1116   7 30 30 

H011 Lomond Gardens (St Bede's) Blackburn 10/21/0277 6 25 4   

H014 Charles Street Development Site Blackburn 10/11/0068 12     

H015 Clarendon Road East Blackburn 10/19/0467   7 30 23 

H017 Land at Cranberry Lane Darwen 10/17/1313 30 16    

H020 Salisbury Road (formerly Greenways) Darwen 10/20/0513  9    

H025 Feniscliffe Bank Tower Rd/Hillcrest Rd Blackburn 10/19/0677 15     

H026 Fishmoor Drive (Parcel 1) - former TGH 
land Blackburn 10/20/0934  30 30 30 30 

H027 Fishmoor Drive (Parcel2) - former T2000 Blackburn 10/20/0934  30 30 9  

H028 Fishmoor Drive (Parcel 3) - Roman 
Road/Newfield School - 16/8 Blackburn 10/20/0934  7 30 30 30 

H031 Gib Lane Phase A Blackburn 10/14/1331 25 25 9   

H033 Gib Lane Phase C Blackburn 10/17/0211 25 25 25 25 25 

H034 Gib Lane Phase D - 16/9 Blackburn 10/19/0662 6 25 25 25 25 

H035 Gib lane Phase E - 16/9 Blackburn 10/19/0662    18 25 

H037 Griffin Development Site - 16/4 Blackburn 10/19/1145 30 56 30 25  

H043 Hoddlesden Mill Hoddlesden 10/21/0008   9 25 25 

H048 Hollins Grove Darwen 10/20/0107 6 25 6   
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H051 Old Blackburnians Memorial Ground, 
Lammack Road Blackburn 10/19/0617  30 12    

H055 Tower View, Marsh House Road Darwen 10/18/1048  8 9    

H056 Ellison Fold Way Phase 1 - 16/14 Darwen 10/21/0122 30 30    

H057 Milking Lane, Lower Darwen Darwen 10/18/1149   6 25 25 16 

H060 North Blackburn - Phase 1 Land at Yew 
Tree Drive/Whinney Lane Blackburn 10/17/0578  25 25 25 25 25 

H062 Land West of Rugby Club - 16/2 Blackburn 10/20/0265 6 25 25 6  

H064 Pole Lane North Darwen 10/16/0789  25 25 25 25 1 

H065 Pole Lane South Darwen 10/19/0317  10 25 25 25 25 

H067 Land off Queen Victoria Street, Mill Hill Blackburn 10/19/0056 10 30 28   

H070 Roe Lee - Phase 1 North Site Blackburn 10/18/0895  30 30 30 30 12 

H074 SAPPI (Phase 1A) Blackburn 10/18/0290  7 30 30 28  

H075 SAPPI (Phase 1B) Blackburn 10/18/1097     7 30 

H078 Land off School Lane, Guide Blackburn 10/18/0075  26     

H082 Albert Street Hoddlesden 10/18/0326   3 11   

H093 Laneside, Shorrock Lane Blackburn 10/19/1182  8     

H189 Land to East of Rugby Club - 16/2 Blackburn 10/21/0636  17 30   

H196 Land off Whalley Old Road Blackburn 10/20/0716   6 25 25 25 

H200 St Stephen's Conservative Club, Robinson 
Street Blackburn 10/19/0275  3 10    

H201 Land at Bowen Street Blackburn 10/19/1062  6 19    

H202 St Chad's, 216 Pleckgate Road Blackburn 10/19/1057 2 4    

H203 Land at Fountain Street, Darwen Darwen 10/19/0113  3 7    

H204 Vacant land off Victoria Buildings, 
Waterside Darwen 10/19/0807 3 7    

H225 Land and properties off Billinge End Road Blackburn 10/18/0396 5     

H226 14 East Park Road Blackburn 10/18/0404 7     

H059 Palm Tree Islamic School (Former 
Montague Health Centre), Oakenhurst Road Blackburn 10/19/0706  7 25 25 19 

H227 Land off Wellington Street, Mill Hill Blackburn 10/20/0346 7 25 10   

H228 Wayoh Barn, Blackburn Road Edgworth 10/20/0464  5    

H229 Land at Moulding Close Blackburn 10/20/0637  9    
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Total residential units (all sites listed) 439 646 563 528 426 

15% lapse on residential commitments 66 97 84 79 64 

Total dwellings (inc 15% lapse on commitments) 373 549 479 449 362 

 

Total projected completions from housing commitments 2021-2026 2212  

 

Projected completions – from new Growth Sites 
 

SITE REF 

LOCATION TOWN_VILLAGE 2
0
2
1

/2
2

 

2
0
2
2

/2
3

 

2
0
2
3

/2
4

 

2
0
2
4

/2
5

 

2
0
2
5

/2
6

 

RESIDENTIAL 

H039 Haslingden Rd (Fishmoor Reservoir) Site Blackburn  10 50 30 30 

H042 Land at Bank Hey - 16/10 Blackburn  7 30 30 30 

H044-46 Land at Holden Fold (Fmr Darwen Moorland)  Darwen   7 30 30 

H068 Queen's Park Sites Blackburn   1 3 14 

H072 Roe Lee - Phase 3 Mill 1 Site  Blackburn    6 20 

H080 Springside Works  Belmont    5 20 

H195 North East Blackburn Strategic Housing Site  Blackburn    30 60 

H198 Site of former Longshaw HOP Crosby Road Blackburn    4 14 

H217 Vicarage (St Silas') off Preston New Road Blackburn    5 5 

H222 Land at Blackburn RUFC Blackburn  

 

6 17 

 

H224 Land off Bog Height Road Blackburn   6 30 30 

MIXED USE 

MU008 Issa Way South  Blackburn   6 25 25 

        

Total number of dwellings 0 17 106 215 278 

 

Total projected completions – new Growth sites 2021-2026 616  
 

 

 



Appendix C: Email sent to site promoters 
requesting information on deliverability of sites 
 

Dear x 

The Council is progressing with preparation of its new Local Plan covering the period to 2037. 

Following Regulation 18 consultation on a draft Local Plan in January-February 2021, we are now 

working on finalising the sites to allocate within the plan in order to meet our identified 

development needs. Public consultation on the Regulation 19 Plan will commence in January 

2022. 

As required by National Planning Practice Guidance, we are required to demonstrate 5 years’ 

worth of deliverable housing sites and in certain circumstances, provide robust, up to date 

evidence to demonstrate deliverability. Such evidence may include: 

 current planning status – for example, on larger scale sites with outline or hybrid 
permission how much progress has been made towards approving reserved matters, or 
whether these link to a planning performance agreement that sets out the timescale for 
approval of reserved matters applications and discharge of conditions; 

 firm progress being made towards the submission of an application – for example, a 
written agreement between the local planning authority and the site developer(s) which 
confirms the developers’ delivery intentions and anticipated start and build-out rates; 

 firm progress with site assessment work; or 

 clear relevant information about site viability, ownership constraints or infrastructure 
provision, such as successful participation in bids for large-scale infrastructure funding or 
other similar projects. 

 

We have identified Land at x as a site which we require such evidence to be submitted to support 
its inclusion in the Plan and which I believe you are involved with. I would therefore appreciate it if 
you could prepare a short response confirming: 

 the information we have included in our housing trajectory regarding anticipated start and 
build out rates for the site is accurate for the 5 year period 2021-2026 (please see 
attached - 5 year period highlighted); and  

 any deliverability information you can provide to evidence that housing completions will 
begin on the site within the 5 year period. 

 

Many thanks 

Laura Ainscow-Gorst 

Principal Strategic Planner 

PLACE | Growth & Development 

Blackburn with Darwen Borough Council 

Third Floor | One Cathedral Square | Blackburn | Lancashire | BB1 1FB 

Tel: 01254 585809 

Team assist: 01254 585962 

Email: laura.ainscow-gorst@blackburn.gov.uk 

 

 

https://protect-eu.mimecast.com/s/L0CqCy8KxsrBO97HKPJQi/
mailto:laura.ainscow-gorst@blackburn.gov.uk


Appendix D: Information received on deliverability of sites 
 

Site 
Ref 

Location Town/village Information on deliverability (as at January 2022) 

H015 Clarendon Road East Blackburn Outline planning permission granted for up to 60 dwellings (planning app. Ref: 
10/19/0467). Council is progressing with CPO for part of the site with unregistered 
ownership. Currently preparing the tender documents to offer the site for 
development. The tender is proposed to run concurrently with the CPO process 
with development being planned in two phases. 

H037 Griffin Development Site Blackburn Phase 1 of site development completed. Great Places progressing with bringing 
Phase 2 forward for development. 

H039 Haslingden Rd (Fishmoor Reservoir) 
Site 

Blackburn Planning application currently being considered (ref: 10/21/1426), due to go to 
Planning and Highways Committee in May 2022; recommended for approval.  

H042 
Land at Bank Hey 

Blackburn Site is being developed by national housebuilder. Planning application due to be 
submitted in 2022. Land at Bank Hey Masterplan adopted by the Council. 

H044-
46 

Land at Holden Fold (Fmr Darwen 
Moorland)  

Darwen Site has been subject to informal tender process, concluding on 13th May 2022. 
Council will appoint preferred developer in July 2022, with planning application 
due to be submitted in November 2022 and development commencing in Spring 
2023. Land at Holden Fold Masterplan adopted by the Council. 

H068 

Queen's Park Sites 

Blackburn Council owned site. A Feasibility study and engineering assessment have been 
completed for the site which identifies its suitability and number of plots 
achievable. This will be followed by further site works to prepare the plots for sale. 

H072 

Roe Lee - Phase 3 Mill 1 Site  

Blackburn Allocated for development in Local Plan Part 2. New owner of the site in 
correspondence with the Council to bring the site forward for development in the 
short term. 

H080 

Springside Works  

Belmont Previously granted outline planning permission (planning app. Ref 10/14/0440) for 
up to 110 dwellings. Agent has confirmed a clear intention by the landowner to 
progress the development of the site. Is at present instructed by a national 
housebuilder with regard the design of the residential layout – planning application 
due to be submitted in July 2022. Agent confirmed information within the Local 
Plan trajectory is accurate. 

H195 
North East Blackburn Strategic Housing 
Site  

Blackburn Landowners’ agents confirmed intention to bring forward the site for development 
through preparation of a Development Framework. Council is working closely with 
landowners and their agents to progress works to ready the site for development. 
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H196 

Land at Whalley Old Road  

Blackburn  Outline planning permission granted for up to 165 dwellings (planning app. Ref 
10/20/0716). Vistry Partnerships due to submit reserved matters application in 
July 2022. 

H198 Site of former Longshaw HOP Crosby 
Road 

Blackburn Council owned site. The Council has commenced preliminary work to bring the 
site forward for development. 

H217 Vicarage (St Silas') off Preston New 
Road 

Blackburn Landowner has confirmed that a Feasibility Study has been undertaken to inform 
the site’s development. 

H222 

Land at Blackburn RUFC 

Blackburn Agents confirmed through correspondence that development on the site is 
anticipated to commence within 5-year plan period. Part of the North Blackburn 
housing allocation within Local Plan 2 which has adopted Masterplan in place. 
Agent confirmed information within the Local Plan trajectory is accurate. 

H224 

Land off Bog Height Road 

Blackburn Agents confirmed through correspondence that development on the site is 
anticipated to commence within 5-year plan period. Site forms part of the adopted 
Land at Bank Hey Masterplan. Agent confirmed information within the Local Plan 
trajectory is accurate. 

MU008 Issa Way South Blackburn  Council owned site. Preliminary work on development options commenced. 



 


