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1 INTRODUCTION 

 Context 

1.1.1 GP Planning Ltd has been commissioned to prepare a Mineral Resource Assessment (MRA) in connection 

with a prospective new housing allocation on land at Bank Hey, Blackburn (the Site). 

1.1.2 The site has been identified as a ‘Housing Growth Site’ in the Blackburn with Darwen Local Plan 2018-2037 

Consultation Draft January 2021 (Site ref SO42). 

1.1.3 The Site lies within the administrative boundary of Blackburn with Darwen Council, a unitary authority. 

1.1.4 The Site is of strategic scale. It extends over an area of around 44 ha.  Existing housing extends along the 

eastern and north western boundaries. There is also school adjacent to the north west boundary. Bog 

Height Road forms the southern boundary whilst Heys Lane bounds the site to the west. The M65 lies 

beyond Bog Height Road to the south.  

Local Planning Policy background 

Local Plan Part 2: Site Allocations and Development Management Policies  

1.1.5 The Blackburn with Darwen Local Plan Part 2 Site Allocations and Development Management Policies was 

adopted in December 2015.   

1.1.6 It is based on the development strategy contained in the Core Strategy (adopted January 2011) and seeks 

to support its implementation by identifying strategic land allocations that are essential for delivering 

Blackburn with Darwen Council’s objectives.  

1.1.7 The Part 2 Plan identifies a series of sites which are considered to be central to the delivery of the Council’s 

overall strategy for new housing, including key sites in urban regeneration areas, major urban sites and a 

number of urban extensions. 

1.1.8 The land to the east of Bank Hey is an urban extension site that has been identified in the Local Plan Part 

2 as a housing allocation in Policy 16/10. It estimates that 315 houses could be built on the site by 2026 

but acknowledges that housing development is expected to continue beyond 2026. 

1.1.9 Policy 16 is reproduced below and the Local Plan Map extract is shown in Figure 1. 
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Figure 1: Local Plan Allocation 2015 
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1.1.10 The development considerations also require that the housing should be brought forward in line with a 

masterplan to be agreed by the Council prior to the granting of planning permission for any part of the 

development. 

1.1.11 The Blackburn with Darwen Borough Council Local Plan 2018 – 2037 Consultation Draft was published in 

January 2021. This is a consultation document that forms part of the preparation stage of the new Local 

Plan. Once complete the new Local Plan will replace the adopted Core Strategy (2011) and Local Plan Part 

2: Site Allocations and Development Management Policies (2015). 

1.1.12 Draft Core Policy 2 states:  

The Council will seek to deliver a minimum of between 358 and 411 net new dwellings per annum (dpa) 

over the plan period. Sufficient land to meet the upper end of this range will be identified, including a buffer 

to allow for flexibility, choice and competition; 

The main locations for new homes are identified as Potential Housing Growth Areas on the Policies Map 

(see Policy GAP1). 

1.1.13 Growth Area Policy 1 is reproduced below. This sets out the criteria for delivery of the Housing Growth 

sites.  The Bank Hey site is identified as one of 66 the Growth Housing Sites in Appendix B of the Draft Plan 

(ref: S042). 
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1.1.14 A redline boundary of the site is contained within Appendix 2 of the Draft Plan and is reproduced below: 

  

 Figure 2: Draft Local Plan Housing Site (Site 042) 

 
1.1.15 Through the Regulation 18 consultation on the draft Local Plan an additional site was promoted, which is 

located adjacent the south eastern boundary of the Site. This will now form part of the larger Bank Hey 

Site, which now includes the additional parcel of land to the south east.  Figure 2 shows the original Bank 

Hey site (orange) and the extension area in white and outlined in red. 
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Figure 3: Bank Hey  extension Area 

 

 Site Features and Constraints 

1.2.1 The character of the landscape changes from north to south. In the north, the land is gently sloping with a 

more enclosed character. To the south the slopes steepen, rising to a high point on the boundary with Bog 

Height Road. 

1.2.2 The Site slopes from its lowest point at the northern corner at around 154m AOD generally towards the 

southern boundary. The Site reaches its highest point of 226m AOD on the southern boundary adjacent to 

properties 87 and 88 Bog Height Road.  

1.2.3 In connection with preparation of the Masterplan for the original site Terra Consult Limited carried out a 

preliminary site investigation (desk study) and followed this with an initial intrusive site investigation. The 

highest elevation of the site is along the eastern boundary. The report identifies that potential sources of 

contamination are likely to be associated with the landfill and made ground in the central southern sector 

of the site. The findings of the exploratory boreholes and changes in topography have been used to 

estimate the extent of landfill material. 
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1.2.4 Beyond the area of landfill there are natural materials with layers of topsoil, glacial fill and bedrock (mainly 

sandstone and local zones of mudstone). The site investigation report provides guidance on geotechnical 

design, foundations and other environmental requirements across the different parts of the site. 

1.2.5 Flood mapping for planning from the Environment Agency shows the proposed development site to be 

fully in Flood Zone 1, with the risk of flooding to the development of the site from all other sources (fluvial, 

groundwater and sewer) considered to be low or negligible. There have been no recorded instances of 

historic flooding at the site. 

Ecology 
1.2.6 The southern portion of the site is dominated by poor semi-improved pasture and marshy grassland with 

the ground sloping, often steeply to the north. Two small areas of low ecological value woodland are 

located within this area, one growing on flat ground along the southern perimeter and the second on 

sloping ground to the northeast. Habitat occurring on steeper, non-wooded slopes is species poor acid 

grassland.  

1.2.7 The northern portion of the site is characterised by flatter ground and is dominated by improved pasture 

together with sections of hedgerows and linear scrub. There are a number of scattered ponds together 

with field drains and ditches and a section of watercourse which follows a natural course. Scattered mature 

trees occur around much of the perimeter.  

1.2.8 There are no statutory environmental designations covering the site, although it falls within the impact 

zone of the West Pennine Moors Site of Special Scientific Interest (SSSI), located approximately 2 km to 

the south and is adjacent to Higher Bog Height Pasture Biological Heritage Site (BHS).  

1.2.9 The dominant character of the landscape is undulating land of large green pastures divided by fencing and 

occasional stone walls. Reasonably steep sided, partially wooded valleys cut through the landscape to 

result in steep slopes in localised areas. The character in the south western quadrant differs as it comprises 

mainly of woodland. 

Existing Services and Utilities 
1.2.10 The most evident constraint is a high voltage power line that crosses the middle of the site on pylons. An 

overall easement corridor of 50 metres width is assumed along the power line. There are also two small 

water bodies in the northern half of the site.  Two public footpaths run along the south western part of 

the site. 
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1.2.11 Figure 4 below shown the main utilities and the directional slopes of the land. The purple dashed purple 

line is the high voltage overhead power line; the green dashed lines are public footpaths; and the red 

dotted lines are stone walls.  Water features are shown in blue. The black arrow shows the directional 

gradient of the land.  

 
  
Figure 4: Utilities and Services 

 
1.2.12 The site falls within a Minerals Safeguarding Area (MSA), the extent and implications of which are 

discussed below.  

1.2.13 As a consequence of the site’s location in a MSA, and in line with Lancashire Minerals and Waste Local 

Plan, it is necessary to prepare a Minerals Resource Assessment to determine the future development’s 

compliance with the requirements of the relevant policy, M2. 

1.2.14 The purpose of this Mineral Resource Assessment and Strategy is threefold: 

• Firstly, the Assessment considers the proposals against national and local policy; 

• Secondly, it considers whether the proposed development itself would sterilise mineral reserves; and 
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• Thirdly, whether the grant of planning permission would mean that other reserves could potentially be 

sterilised by virtue of the proximity of the residential properties and the potential impacts that could 

arise should further development be proposed in the Mineral Safeguarding Area. 

1.2.15 The MRA addresses the nature and extent of the mineral resources. 
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2 MINERALS POLICY CONTEXT  

 The Development Plan 

2.1.1 The current development plan, in so far as minerals extraction is concerned, is: 

• Lancashire Minerals and Waste Development Framework, Joint Lancashire Minerals and Waste 
Development Framework Core Strategy DPD (the “Core Strategy”), Managing our Waste and Natural 
Resources, adopted in February 2009 (Parts 1 and 2); 
 

• Lancashire Minerals & Waste Local Plan, Joint Lancashire Minerals and Waste Local Plan, Site Allocation 
and Development Management Policies (Part One and Part Two), adopted September 2013. 

 
2.1.2 Policy CS1 in the Core Strategy states: 

 

2.1.3 Paragraph 6.1.3 of the Core Strategy states that mineral resources must be safeguarded from other forms 

of development to ensure they are not sterilised and have the potential to be worked in the future.  The 

explanatory text goes on to state ‘Provided there is a commercial interest for the mineral, now or in the 
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future, known mineral resources will be identified in Mineral Safeguarding Areas (MSAs) and safeguarded 

from other forms of development…’. 

2.1.4 Paragraph 6.1.4 goes on to explain that designation of an area for safeguarding does not mean that its 

resource will be worked. 

2.1.5 The Site Allocations and Development Management Policies Plan, Part One, states in the introduction 

(paragraph 1.0.1) that the plan provides site specific policies and allocations, and detailed development 

management policies.  It should be read together with the Core Strategy and the relevant individual local 

plans of the two unitaries and twelve districts that make up the Plan area. 

2.1.6 Mineral safeguarding is addressed in Section 6.2. 

2.1.7 Policy M2 states: 

 

2.1.8 Paragraphs 6.2.1- 6.2.4 set out the reasoned justification for Policy M2. 



GP PLANNING LTD MINERAL RESOURCE ASSESSMENT 

 

B045-01/ Mineral Resource Assessment Bank Hey 
September 2021 12 

 

2.1.9 The MSAs for Lancashire are derived from British Geological Survey (BGS) data, specifically The Minerals 

Resource Map for Lancashire 2006.   

2.1.10 Paragraph 6.2.3 advises that MSAs should not be curtailed by any other planning designation, such as 

urban areas or environmental designations without sound justification.  The mineral deposits in Lancashire 

are extensive and continue under urban areas and are already sterilised by non-mineral development.  As 

a consequence, Lancashire County Council has excluded such area from their MSAs in a wish to make them 

‘realistic and practical as possible’. 

2.1.11 A Guidance Note on Mineral Safeguarding has been prepared by the Council and is discussed below. 

 Emerging Policy 

2.2.1 The Minerals and Waste Local Plan (Adopted Core Strategy and the Site Allocations and Development Plan 

Policies Local Plan) is currently being reviewed, but it is not sufficiently advanced to carry material weight 

in the planning balance. 

 National Planning Policy Framework, July 2021 

2.3.1 Section 17 of NPPF relates to facilitating the sustainable use of minerals. 

2.3.2 Paragraph 209 states: 

It is essential that there is a sufficient supply of minerals to provide infrastructure, buildings, energy and 

goods that the country needs.  Since minerals are a finite natural resource, and can only be worked where 

they are found, best use needs to be made of them to secure their long-term conservation. 

2.3.3 In respect of developing appropriate policies, Paragraph 210 advises that planning policies should, inter 

alia: 

c) safeguard mineral resources by defining Mineral Safeguarding Areas; and adopt appropriate policies so 

that known locations of specific minerals resources of local and national importance are not sterilised by 

non-mineral development where this should be avoided (whilst not creating a presumption that the 

resources defined will be worked); 

d) set out policies to encourage the prior extraction of minerals, where practical and environmentally 

feasible, if it is necessary for non-mineral development to take place; 
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Note: bold is the Author’s emphasis 

2.3.4 The implications of extant policies are discussed in Section 7 of this MRA. 
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3 MINERAL SAFEGUARDING 

 Introduction 

3.1.1 This section explains the overarching policy background to mineral safeguarding and the emerging local 

policy context. 

 Minerals Policy Statement 1: Planning and Minerals (November 2006) 

3.2.1 Prior to the publication of the National Planning Policy Framework in March 2012 (NPPF), Minerals Policy 

Statement 1: Planning and minerals (November 2006) (MPS 1) and the accompanying Planning and 

Minerals: Practice Guide provided the national planning policy for mineral safeguarding.  Paragraph 15 

sets out national policy on safeguarding mineral reserves with the following intent: 

i. To place an obligation on all Mineral Planning Authorities (MPAs) to define Mineral Safeguarding 

Areas (MSAs) in Local Development Documents (LDDs) to ensure that ‘proven’ resources are not 

needlessly sterilised.   

ii. To encourage the prior extraction of minerals ‘where practicable’ if non-mineral development is 

necessary in MSAs. 

iii. In two-tier planning areas, such as in this case, include policies and proposals to safeguard mineral 

resources within MSAs in county LDDs and MSAs in district LDDs.  Counties should define Mineral 

Consultation Areas (MCAs) based on MSAs.  Where a planning application is submitted within an 

MCA, the District Council should consult the County Council on the application. 

iv. District Council’s responsible for spatial planning of land defined in MSAs should not normally 

include policies and proposals in their LDDs for non-minerals development in those areas, or 

sensitive development around MSAs, where such policies would affect the potential for future 

extraction of minerals. 

3.2.2 It was not intended for MSAs to impose a blanket restriction on development within them and there is no 

presumption that mineral resources will be worked in these areas.  Furthermore, the delineation of 

minerals resources does not involve consideration of the full range of land use constraints that might apply 

if future extraction was to be considered. 

3.2.3 The purpose of MSAs is to ensure that the presence of mineral resources is both adequately and effectively 

considered in land-use planning decision making. 
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 National Planning Policy Framework, March 2012 

3.3.1 NPPF 2012 confirmed that the purpose of the planning system was to contribute to the achievement of 

sustainable development and that the policies in paragraphs 18-219, taken as a whole, constituted the 

Government’s view of what sustainable development in England means in practice for the planning 

system.  

3.3.2 Section 13 of NPPF 2012 addressed the sustainable use of minerals. 

3.3.3 NPPF 2012 confirmed that, in preparing local plans, local planning authorities are required to define 

Mineral Safeguarding Areas (Paragraph 144) and adopt appropriate policies in order that known locations 

of specific mineral resources of local and national importance are not needlessly sterilised by non-mineral 

development, whilst not creating a presumption that the resources defined will be worked, and there is a 

requirement to define Minerals Consultation Areas based on the MSAs.   

3.3.4 The use of the word needlessly does not feature in NPPF 2021.   

 National Planning Policy Framework, July2021 

3.4.1 The updated NPPF confirms that the purpose of the planning system is to contribute to the achievement 

of sustainable development.  At a very high level, the objective of sustainable development is summarised 

as meeting the needs of the present without compromising the ability of future generations to meet their 

own needs.  There are three overarching objectives within the planning system to ensure that sustainable 

development is achieved: 

• An economic objective – sustainable development should help build a strong, responsive and 

competitive economy by ensuring that sufficient land of the right types is available in the right places 

and at the right time to support growth, innovation and improved productivity; and by identifying and 

coordinating the provision of infrastructure. 

• A social objective – sustainable development should support strong, vibrant and healthy communities, 

by ensuring that a sufficient number and range of homes can be provided to meet the needs of present 

and future generations; and by fostering a well-designed and safe built environment, with accessible 

services and open space that reflect current and future needs and support communities’ health, social 

and cultural well-being; and 

• An environmental objective – sustainable development should contribute to protecting and enhancing 

natural, built and historic environment; including making effective use of land. helping to improve 
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biodiversity, using natural resources prudently, minimising waste and pollution, and mitigating and 

adapting to climate change, including moving to a low carbon economy. 

3.4.2 The three roles should not be undertaken in isolation.  This assists in weighing up the balance in the 

decision-making process.  The sustainable credentials of the proposed housing development are an 

important consideration when determining the planning balance. 

3.4.3 Section 17 of the NPPF deals with facilitating the sustainable use of minerals and recognises the important 

role minerals have in supporting growth and the need to plan for sufficient supply.  Minerals resources are 

finite and should be used with that in mind.  Consideration needs to be given to whether the extraction of 

minerals alongside this proposal is sustainable. 

3.4.4 In preparing local plans, MPAs should safeguard mineral resources by defining Mineral Safeguarding Areas 

and Mineral Consultation Areas (Paragraph 210, c ) and adopt appropriate policies so that known locations 

of specific mineral resources of local and national importance are not sterilised by non-mineral 

development, where this should be avoided (whilst not creating a presumption that the resources defined 

will be worked).   

3.4.5 Planning policies should also set out policies to encourage the prior extraction of minerals, where this is 

practical and environmentally feasible, if it is necessary for non-mineral development to take place. 

3.4.6 NPPF does not require MPAs to include policies that prevent all development in MSAs. There is flexibility 

if there is a degree of necessity for the non-mineral development.   

3.4.7 The nature of the delineation of MSAs exercise means that judgement needs to be applied as the reserves 

are mapped with no consideration of the wider land use planning implications and the acceptability of 

future extraction.  MSAs are a useful tool to allow the existence of mineral resources to be ‘flagged up’ for 

consideration as part of other potential developments. 

3.4.8 The MSA is intended to cover the full estimated extent of the reserve.  The definition of MSAs on its own 

will not safeguard reserves and there are normally linked development management policies to afford 

additional protection. 

3.4.9 When determining planning applications Local Planning Authorities (LPAs) should not normally permit 

other development proposals in MSAs if it might constrain potential future use for mineral extraction 

(Paragraph 212, NPPF).  The use of the word normally is important because it means that the NPPF does 

not require all development in MSAs to be refused. 
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3.4.10 Minerals are finite and can only be worked where they occur.  Sterilisation of minerals can occur as a result 

of surface development on top of reserves or by development that is close to the boundary of a resource.  

Where mineral resources exist below a development the prior extraction of those minerals should be 

considered.  NPPF states, in Paragraph 210, d, that the MPA should set out polices to encourage the prior 

extraction of minerals, where practical and environmentally feasible.  There is no explicit reference to 

practical or environmental feasibility in the MPAs adopted policies, which are considered below. 

 Planning Practice Guidance, March 2014 

3.5.1 Planning Practice Guidance (PPG) includes guidance on planning for mineral extraction in the plan making 

and application process.  Section 2 of the Minerals Guidance addresses mineral safeguarding commencing 

at Paragraph: 002 Reference ID: 27-002-20140306. Section 3 covers planning for mineral extraction and 

Section 4 provides guidance on assessing the environmental effects from mineral extraction. 

Section 2 Mineral Safeguarding 
3.5.2 The guidance re-iterates NPPF by stating that mineral safeguarding is the process of ensuring that              

non-minerals development does not needlessly prevent the future extraction of minerals resources of 

local and national importance.  The use of the word needlessly is important.  Needless means without 

cause or reason.  In the same way as the over-arching NPPF, PPG is not imposing a complete restriction on 

non-minerals development in MSAs.  

3.5.3 MPAs are advised to adopt a systematic approach to safeguarding mineral resources, which: 

• Uses best available information on the location of all mineral resources; 

• Involves consultation with stakeholders to define MSAs; 

• Sets out MSAs on the polices map that accompanies the local plan; and 

• Adopts clear development management policies which set out how proposals for non-mineral 

development in MSAs will be handled, and what action applicants for development should take to 

address the risk of losing the ability to extract the resource.  This may include policies that encourage 

the prior extraction of minerals, where practicable, if it is necessary for non-mineral development to 

take place in MSAs and to prevent the unnecessary sterilisation of minerals. 

 

3.5.4 Councils are advised to: 
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• Have regard to the local minerals plan when identifying suitable areas for non-mineral development 

and should show MSAs on their policy maps; 

• Consult the MPA and take account of the policies in the local minerals plan before determining 

applications for non-mineral development; and 

• When determining planning applications, doing so in accordance with development policy on mineral 

safeguarding, and taking account of the views of the MPA on the risk of preventing extraction. 

 

3.5.5 PPG contains a link to Mineral safeguarding in England: good practice advice Open Report OR/11/046, 

British Geological Survey 2011.  This is the second edition of the guide, the first having been produced in 

2007.  This guide provides clearer guidance and assistance with implementing certain aspect of the mineral 

safeguarding process.   

3.5.6 The BGS Report, while published pre-NPPF, remains relevant.  At Paragraph 1.1.2 it states, ‘The essence of 

any safeguarding process is that it should introduce the consideration of minerals into the decision-making 

balance, so that access to mineral resources for future generations is preserved as far as possible’.  This 

recognises that it will not be possible to safeguard minerals resources in all cases. 

3.5.7 The Guide sets out a 7-stage safeguarding methodology: 

• Identify the best geological and resource information; 

The definition of up to date MSAs requires up to date, factual information on the physical location of 
mineral resources and should be based principally on the best available mineral resource information at 
the time they are prepared.  A robust credible starting point is BGS data.  Mineral deposits do not 
necessarily equate to viable mineral resources.  Where available other data should also be incorporated 
e.g., from industry, sand and gravel assessments, Coal Authority data. 

 
• Decide which minerals to safeguard and the physical extent of MSAs; 

The best available data gathered from Stage 1 should then be used as a basis for deciding those minerals 
that are of economic importance and should be safeguarded.  Information should be used to compile 
resource maps best done using GIS.  MSAs should usually cover the whole resource and not be curtailed 
by other planning considerations.  Decisions and modifications to the extent of any resources should be 
fully recorded and justified.  It may be appropriate to extend the MSA beyond the resource boundary to 
take account of the risks associated with sterilisation by incompatible development nearby. In urban 
areas MPAs should define MSAs to highlight the potential for extracting minerals beneath large 
regeneration projects and brownfield sites.  In exceptional circumstances the definition of MSAs to 
exclude urban areas may be justified e.g., where the method of working the mineral may not acceptable. 
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• Undertake consultation on Draft MSAs; 

The proposed list of minerals to be safeguarded and the justification together with maps of mineral 
resources and draft MSAs should be the subject of specialist consultations.  Key consultees include the 
Coal Authority, English Heritage, BGs and neighbouring MPAs.  Consultation may take many forms.  

  

• Decide on the approach to safeguarding in the Core Strategy; 

It is essential that the approach to safeguarding is defined in the Core Strategy. 

 

• Include Mineral Assessments in the local list of information requirements; 

The definition of MSAs will not in itself safeguard mineral resources.  Effective safeguarding will only be 
achieved by outlining criteria against which planning applications for land use and development in the 
MSAs will be considered.  A criteria based safeguarding policy is advised, stating the circumstances 
where non-mineral development would be appropriate.  It may also be useful to set out exemption 
criteria e.g., householder development.  MSA boundaries should be presented on proposals map that 
accompanies the relevant DPD. 
 

• Include safeguarding in district level DPDs; 

This stage is only where there are two tier authorities. 

 

• Include Mineral Assessments in local list requirements; 

Sufficient information on mineral resources is necessary for local authorities to determine non-mineral 
planning applications submitted in MSAs.  The requirement for a Mineral Assessment could be 
administered through the Local List. 
 

3.5.8 The information that is required in a Mineral Assessment/MRA should be relevant, necessary and material 

to the application in question.  The Mineral Assessment should include a site specific, desk-based 

assessment of existing surface and solid geological information and an analysis of that information, its 

potential for use in forthcoming development and an assessment of whether it is feasible and viable to 

extract the mineral resources ahead of development to prevent unnecessary sterilisation. 

3.5.9 Where an applicant proposes development within an MSA, the planning authority should ensure that the 

applicant has considered all the options to avoid sterilisation of the minerals. 

3.5.10 An assessment of the viability of prior extraction will need to take into account whether the environmental 

conditions are suitable to support extraction and whether extraction is achievable in an acceptable 

timeframe.  Additional considerations may also include the availability of the market to deal with the 

supply and the financial outlay required to develop the subsequent excavation. 
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3.5.11 PPG also assists with guidance on assessing environmental impacts of mineral extraction.   

3.5.12 The introduction of a significant mineral extraction element would most likely give rise to impacts that 

could be considered significant and more than localised. 

3.5.13 PPG lists the type of environmental issues that would need to be considered.  It also addresses whether 

separation distances / buffer zones are appropriate, confirming that in specific circumstances they may be 

necessary.  Any proposed distances should be established on a site-specific basis and should be effective, 

properly justified and reasonable. 

 Local Policy & Guidance 

3.6.1 Section 2 of this Report sets out the extant minerals policy context. 

3.6.2 Lancashire County Council Extant policies CS1 and M2 are relevant. 

3.6.3 The Guidance Note on Policy M2 – Safeguarding Minerals (Minerals Safeguarding Areas) was published in 

December 2014. 

3.6.4 It postdates NPPF 2012 guidance.  While it predates NPPF 2021, the principle of safeguarding minerals has 

not fundamentally altered. 

3.6.5 The Guidance Note highlights the importance of mineral safeguarding in decision making.  It makes clear 

that the presence of a MSA does not preclude other forms of development.  It is a policy tool to alert 

developers to the prospect that minerals may be sterilised. 

3.6.6 Proposals within MSAs must be considered against Policy M2. 

3.6.7 Policy M2 provides criteria against which to judge the appropriateness of development within an MSA.  In 

terms of decision making, the Guidance Note summarises Policy M2 as follow (Section 4): 

• Does the non-minerals development prevent the future extraction of a mineral resource? 

• If it does prevent the future extraction of a mineral resource: 

- Can the full extent of the resource be extracted satisfactorily prior to the non-mineral development? 

- Is there an overarching need for the non-minerals development that outweighs the need to avoid 

sterilisation? 
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3.6.8 Appendix C of Guidance Note relates to Minerals Resource Assessments and explains that the level and 

detail in a MRA should be appropriate to the scale and nature of the proposed development. 

3.6.9 The MRA should specify whether there are resources present and, if that is the case, whether it is feasible 

to extract them. 

3.6.10 Evidence should be presented on geology, acceptability and viability of extraction and the potential for 

proximal sterilisation. 
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4 SITE LEVEL MINERAL RESOURCES AND SAFEGUARDING  

 Background History, Geology and Ground Conditions 

4.1.1 Based on geological records it is known that nearly all of the proposed development site contains mineral 

resources. 

Site History  
4.1.2 There is no record of any mineral applications/permissions within the site listed on the LCC on-line public 

access site prior to 2009.  There are records of mineral waste applications on the Blackburn and Darwen 

public access site. These relate to Bog Heights Quarry, which was restored by landfill using industrial waste. 

The available details are listed below: 

• Bob Height Quarry - Tipping of industrial waste (renewal) approved 4 March 1977 (10.77/0100) 

• Bob Height Quarry - Formation of new vehicular access, fill depressions and restore land to 
agricultural use; no objection 10 March 1987 (10.87/0035) 

 

4.1.3 The site subject to the above applications is outlined on the Council’s public access site is shown below: 

 

Figure 5: Application area for the former Bob Heights quarry/landfill 
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4.1.4 The southern boundary of the site is located within a Coal Mining Reporting Area. A very small section is 

recorded as a ‘Development High Risk Area’, lying within the likely zone of influence on the surface from 

underground coal workings. 

Site Geology 
4.1.5 Figure 6 is an extract from the BGS Mineral Resources Map for Lancashire. This shows superficial deposits 

and that the Site is mainly underlain by sandstone (light brown) with some brick clay/fireclay (grey). The 

BGS online viewer bedrock plan also confirms the presence of sandstone in this locality (see Figures 7 and 

8). 

  

 

Figure 5: BGS Geology of Britain Viewer Superficial Deposits 
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Figure 7: Geology of Britain Viewer Bedrock Deposits 

 

Figure 8: Geology of Britain Viewer Bedrock Deposits  

 

4.1.6 The BGS web resources shows 3 borehole records within the site boundary.  The depth is unknown for all 

three. SD62SE337 relates to a well at Craven Brow. SD62SE331 and SD 62SE347 were both at Bank Hey 

Farm, dated 1965, but no other details are shown on the borehole log sheet. The borehole locations are 

shown on Figure 9 below. 
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Figure 9: Borehole logs in the vicinity of the proposed housing site 
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5 MINERAL SAFEGUARDING AREA  

 Extent 

The Site is located in a Mineral Safeguarding Area.  The map extract below (Figure 10) is taken from Lancashire 

County Council’s web-based resource ‘Mario’.  It shows that almost all of the site is impacted by the MSA. The 

MSA areas generally correspond to the BGS mineral resource map. 

 

Figure 10: Extract from MSA Mapping 

5.1.1 With reference to the previous extracts from the BGS Geology of Britain viewer, the swathe of blue is 

consistent with sandstone. 
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6 ENVIRONMENTAL EFFECTS OF MINERAL WORKINGS 

 Introduction 

6.1.1 The extraction of minerals can give rise to certain environmental effects.  NPPF recognises this at 

Paragraph 210 and requires environmental criteria to be set out in Local Plans, in line with the other 

policies in NPPF, against which planning applications will be assessed to ensure that permitted and 

proposed operations do not have unacceptable adverse impacts on the natural and historic environment 

or human health, taking into account the cumulative effects of multiple impacts from individual sites 

and/or a number of sites in a locality. 

6.1.2 When determining planning applications, mineral planning authorities (MPAs) should ensure that there 

are no unacceptable adverse impacts and that unavoidable noise, dust and particle emissions are 

controlled and that appropriate noise limits are established for extraction in proximity to noise sensitive 

properties. 

6.1.3 Policy DM2 ‘Development Management’ of the Local Part 2 Site Allocations and Development 

Management Plan, confirms that minerals development is supported where it can be demonstrated that 

all material, social, economic or environmental impacts that would cause demonstrable harm to have been 

eliminated or reduced to acceptable levels. 

6.1.4 The supporting text specifically mentions the need to consider visual impact, noise impact, dust, heavy 

goods vehicle generation, water protection, nature conservation, history and geodiversity. 

6.1.5 Planning Practice Guidance addresses these potential effects in more detail. 

6.1.6 All of the matters are relevant when considering the impact of mineral working prior to the residential 

development and the impact of residential development on potential future mineral workings beyond the 

site in the MSA. 

Proximity of mineral workings to communities 
6.1.7 The Guidance provides for a programme of work to be agreed, which takes into account, as far as is 

practicable, the potential impacts on the local community over the life of the development.  In some 

circumstances, a new or extended permission may not provide adequate protection and separation 

distances (formerly referred to as Buffer Zones) may be justified.  There is no suggested distance, but the 

distance should be effective but reasonable taking into account: 
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• The nature of mineral extraction activity (including its duration) 

• The need to avoid undue sterilisation, location and topography 

• The characteristics of the various environmental effects; and  

• The various amelioration measures that can be applied. 

Dust Emissions 
6.1.8 The NPPF makes it clear that unavoidable dust emissions are controlled, mitigated or removed at source 

and that a dust assessment study should be undertaken.  Guidance is provided on the key stages of 

assessment and the potential health effects of dust.  Residential properties are deemed to be of medium 

sensitivity. 

Noise Emissions 
6.1.9 The NPPF makes it clear that MPAs should ensure that unavoidable noise emissions are controlled, 

mitigated or removed at source and that appropriate noise limits should be established for extraction in 

proximity to noise sensitive properties. 

6.1.10 A noise emissions assessment should be carried out and should identify all potential sources of noise in 

the context of the existing noise climate and background noise at noise sensitive properties. 

6.1.11 The proposed noise standards carry forward previous guidance in MPS 2.  Subject to a maximum of 55dB 

(A)LAeq, 1h (free field) MPAs should aim to establish a noise limit at noise sensitive properties that does 

not exceed the background level by more than 10dB (A).  In some cases, that may be difficult and in those 

cases the limit set should be as near that level as practicable during normal working hours and should not 

exceed 55dB(A)LAeq, 1h (free field).  Evening limits should not exceed the background level by more than 

10dB(A) and night-time limits should not exceed 42dB(A)LAeq, 1h (free field) at noise sensitive properties. 

6.1.12 The Guidance acknowledges that some temporary operations are inherently noisy and cannot meet the 

limits e.g., soil stripping.  Increased temporary daytime noise limits of up to 70dB(A)LAeq, 1h (free field) 

for periods of up to 8 weeks in a year at noise sensitive properties should be considered to facilitate site 

operations. 

6.1.13 The potential environmental impacts of any future extraction are contained in Section 7 of this Report. 
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7 THE IMPACT OF MINERAL SAFEGUARDING AREAS 

 Introduction 

7.1.1 In order to determine the impact of the proposed residential development on the MSA it is necessary to 

examine a number of topics, before reaching a conclusion. 

7.1.2 This section addresses:  

• Site topography, geology and context 

• Identified environmental considerations 

• The location and boundaries of the MSA  

• The likely environmental effects of mineral extraction  

• The need for and likelihood of future mineral extraction in the adjacent MSA 

• The prospect of being able to extract minerals prior to extraction 

• The need for the housing development 

 

 Site Topography and Context 

7.2.1 The character of the landscape changes from north to south. In the north, the land is gently sloping with a 

more enclosed character. To the south the slopes steepen, rising to a high point on the boundary with Bog 

Height Road. 

7.2.2 The site slopes from its lowest point at the northern corner at around 154m AOD generally towards the 

southern boundary. The site reaches its highest point of 226m AOD on the southern boundary adjacent to 

properties 87 and 88 Bog Height Road.  

 Local Environmental Considerations 

7.3.1 In connection with preparation of the Masterplan for the site Terra Consult Limited has carried out a phase 

1 and phase 2 site investigation in 2017. In respect of the former landfill area Plot B, the report identifies 

that there is an upper layer of inert type waste, with a lower layer of commercial household waste 

including wood, plastic metal carpet and paper in a clayey matrix. Plot B is shown on Figure 10 below. The 

landfill was found to be at least 3.4 m thick in places with base nor proved. 
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7.3.2 The degradable materials found in the landfill present a potential source of ground gases and the report 

recommends further assessment in this regard. 

7.3.3 The report recommends that either the landfill area is not built on or the household/commercial materials 

are excavated sorted and processed.  

 

Figure 11: Plots as shown in the Ground Investigation Report 

7.3.4 Beyond the area of landfill there are natural materials with layers of topsoil, glacial fill and bedrock (mainly 

sandstone and local zones of mudstone). The site investigation report provides guidance on geotechnical 

design, foundations and other environmental requirements across the different parts of the site. 

7.3.5 There are residential properties abutting the eastern boundary of the site. There is a school close to the 

north-western boundary. Other isolated residential properties are dotted around the western and 

southern boundaries 

7.3.6 The residential areas and individual properties are shown on the plan extract below: 
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Figure 12: Residential properties/areas adjacent and within the site. 

 

 The Likely Environmental Effects of Minerals Extraction in the MSA  

7.4.1 There are two approaches to considering the impact of MSAs.  The first is consideration of the impacts 

arising from prior extraction at the development site on existing residents.  In this case those are the 

receptor locations described above. 

7.4.2 The second is the impact of working minerals in the MSA beyond the development site and the additional 

phases of working associated with the quarry in the future and the impact that would have on the living 

conditions of future residents associated with the proposed development site, referred to in the Guidance 

Note as proximal impact. 

7.4.3 The impacts that may be experienced are considered to be amenity impacts arising from noise, dust and 

plant associated with quarrying activities.  
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 Policy Requirements 

7.5.1 Policy M2 states that planning permission will not be supported for non-minerals development unless the 

applicant can demonstrate to the satisfaction of the Minerals Planning Authority that: 

• The mineral concerned is no longer of any value or has been fully extracted. 

• The full extent of the mineral can be extracted satisfactorily prior to the incompatible development 

taking place. 

• The incompatible development is of a temporary nature and can be completed and the site returned to 

its original condition prior to the mineral being worked. 

• There is an overarching need for the incompatible development that outweighs the need to avoid the 

sterilisation of the mineral resource. 

• The prior extraction of minerals is not feasible due to the depths of the deposit. 

• Extraction would lead to land stability problems. 

 

7.5.2 The bullet points in the policy are not ‘either/or’ and on face value consideration is required to be given 

to all of the points.  However, that cannot have been the intention given the wording of bullet point one, 

for example.  In that case there would be no need to demonstrate compliance with the other points.  The 

same would be true of bullet point four where there is an overarching need for the non-minerals 

development. 

7.5.3 Notwithstanding this point on policy interpretation, the matters are addressed below to ensure a robust 

consideration of the mineral safeguarding area in this location.  

Is the mineral no longer of value or has it been fully extracted? 
7.5.4 The BGS web resources shows 3 borehole records within the site boundary.  The depth is unknown for all 

three. SD62SE337 relates to a well at Craven Brow. SD62SE331 and SD 62SE347 were both at Bank Hey 

Farm, dated 1965, but no other details are shown on the borehole log sheet.  

7.5.5 There is therefore doubt as to the value of the mineral resource in this particular location, given that there 

are no borehole records after 1965. 

7.5.6 However, the fact remains that the sandstone resource holds value, so the remaining bullet points are 

examined. 
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The full extent of mineral can be extracted satisfactorily prior to the non-mineral 
development taking place? 

7.5.7 In MSA terms, the prospect of prior extraction relates to the area of the MSA which has not already been 

worked. In this case none of the MSA within the site area has been worked.  

7.5.8 Extant policy, emerging policy and NPPF all require due consideration to be given to prior extraction. 

7.5.9 Turning to NPPF, it is expected that planning policies should safeguard and not sterilise known mineral 

resource of local importance.  Policies should encourage the prior extraction of minerals, where practical 

and environmentally feasible, if non-minerals development is necessary.   

7.5.10 In order to justify the sterilisation of minerals there are several strands to be explored: 

• Determine whether the proposal could be modified to avoid sterilisation; 

• Determine the potential for the use of the mineral in the development and whether it is feasible or 

viable, and 

• Determine the commercial and practical considerations of prior extraction. 

 

Can the proposal be modified to avoid sterilisation? 
7.5.11 Given the site topography and physical constraints, the development could not accommodate an element 

of extraction from the prospective mineral safeguarding land.  This would have the disbenefit of lowering 

the land levels, that would then in turn require additional material to raise the levels back.  

7.5.12 In terms of the northern half of the site the remaining area left after stand-offs have been applied is in the 

order of 7.5ha. On the face of it this area would be large enough to accommodate a small sandstone 

quarry. However, this area is an L Shape and ideally sandstone quarries would be quare or oval in shape.  

The width of the main area is ranges from about 90m in the west to about 130m in the east, which is 

relatively narrow. The land would also have to accommodate a stocking area, overburden storage area, 

portacabin, hardstanding for vehicles and plant and screening bunds (given the proximity to housing).  This 

would reduce the available extraction area. Also, the lack of evidence that there is a viable mineral 

resource makes it unlikely that this area would ever be worked. 

7.5.13 The southern area remaining after stand-offs have been applied is about 6.3 ha. However, there is a further 

constraint in this area, which is the old landfill site (shown in purple). It would not be environmentally 

acceptable or practical to dig up a restored landfill, which has been filled with commercial/household 
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waste. This effectively takes up half of the land leaving only two small (1.25 and 1.2ha) separate parcels 

left unaffected by constraints. These are not large enough to be worked.  

7.5.14 Figure 13 shows the remaining MSA area (in red) when constraints and buffers are applied. The outlined 

area in yellow is the MSA area remaining after the former landfill site has been excluded. 

7.5.15 The prior extraction of minerals is rendered socially, environmentally and commercially unviable. 

 
 

Figure 13:  MSA area with buffers applied (Extract from Google Earth Imagery) 
 
Is there potential for the mineral to be used in the development?  Is that feasible or 
viable? 

7.5.16 There is no potential for the minerals to be used in the development. 

Is the non-mineral development temporary in nature? 
7.5.17 The proposed development is not temporary. 

Is there an overarching need for the development? 
7.5.18 There is considered to be an overarching need for residential development in Blackburn with Darwen and 

the site is allocated within Local Plan Part 2 for such use.  It is also identified as a proposed housing growth 

site in the Regulation 18 Draft Local Plan. 
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7.5.19 Even if this were deemed not to be the case, there remains no prospect the MSA areas within the site 

would ever be worked for reasons set out above. 

Would extraction lead to land instability? 
7.5.20 In order to extract minerals, it is necessary to do It in a safe way that does not give rise to land stability 

issues.  Accordingly batters and buffers would be required, depending on the depth of the reserves.  

Applying such batters only serves to reduce further workable deposits which have already been deemed 

to be unviable. 

 The Need for and Likelihood of Future Extraction in the adjacent MSA  

7.6.1 Once the residential development is completed, residential properties and their associated curtilages will 

be located around the site. 

7.6.2 NPPF, Section 15 Conserving and Enhancing the Natural Environment, states that the intention is that the 

planning system should prevent developments from contributing to or being put at unacceptable risk from 

or being adversely affected by unacceptable levels of soil, air, water or noise pollution or land instability.  

It adds that development should, wherever possible, help to improve local environmental conditions  

(paragraph 174 e). 

7.6.3 The wider MSA is shown in Figure 14 below. 

7.6.4 It is acknowledged that the purpose and role of MSAs is not just about dealing with extraction in the plan 

period but is also about ensuring that reserves are available for future generations.  The delineation of the 

MSA boundaries is led by the geology and the potential for minerals.  Environmental factors arising from 

extraction are not taken into account.  

7.6.5 The wider MSA extends for a distance to the north west and southwards, beyond the M65. However, it 

effectively stops at the housing development to the east, before being apparent again around Eccleshill. 

There are only small pockets of the resource to the west. 

7.6.6 If the housing were to be developed up to the boundary red line, then there is the possibility that a small 

element of the minerals reserve could be “sterilised” by the imposition of buffers between the new 

housing and the north western extremity of the mineral workings. However, given the extensive nature of 

the mineral reserve, this is not considered to be so significant as to override the housing need in this 
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locality.  There are “barriers” to any mineral working immediately to the east because of existing housing 

development and to the south because of the M65 motorway. 

 

Figure 14: Wider MSA 

 Compliance with other Policies 

7.7.1 Paragraph 212 of the NPPF states that local planning authorities should not normally permit other 

development proposals in MSAs where they might constrain potential future use for these purposes.  The 

policy does not impose a blanket restriction on other development.  The test is whether the development 

proposals might constrain future extraction.   

7.7.2 There is little prospect of minerals being extracted from the development site. 

7.7.3 Under these circumstances, it is considered that allocating this site for future residential development in 

the new Local Plan would not conflict with the intentions of policy in the NPPF or the extant or emerging 

minerals policies. 

7.7.4 Prior extraction is rendered socially, environmentally and financially unviable. 

7.7.5 It would be difficult to extract the full extent of the potential mineral resources on the application site due 

to site constraints and the requirement for mitigation.   
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7.7.6 There is little prospect of the mineral being extracted as a result of the irregular shape of the land and 

narrow width of the resource and other constraints.  This renders the mineral of no potential value. 

7.7.7 The prior extraction of minerals from the wider MSA is not feasible due to the limited area and the need 

to provide mitigation. 

7.7.8 There is an overriding need for the residential development in order to meet the borough’s identified 

housing requirement and as a result is proposed for allocation within the new Local Plan.. 
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8 CONCLUSIONS  

 Conclusions from this Report 

8.1.1 The proposed residential allocation lies within a Mineral Safeguarding Area, which extends beyond the site 

boundary. 

8.1.2 An assessment of viability of prior extraction needs to take account of the nature and extent of the mineral 

resource present.  It also needs to take account of whether the environmental conditions are suitable to 

support extraction and whether extraction can be achieved in a reasonable timescale. 

8.1.3 In this instance the environmental considerations include the juxtaposition of the site to residential and 

commercial receptors, constraints afforded by overhead electricity lines and former landfill and the 

impacts that would arise as a result of extracting the minerals. 

8.1.4 There is no conflict with Policy M2 or the Guidance Note as: 

• There is no potential value in extracting the minerals, the extent and nature of which would not be 

commercially viable; 

• There is no prospect of prior extraction; 

• There is an overriding need for the development; 

• The introduction of residential receptors will not result on proximal sterilisation of the wider MSA, 

• The mineral is effectively sterilised by the land use context. 

 

8.1.5 There is no prospect of minerals ever being worked in the future, so there is no conflict with paragraphs 

210 and 211 in NPPF. 

8.1.6 There is a clear, identified need for development in contributing to the borough’s housing delivery targets 

in the medium term.  New housing can be delivered in a sustainable manner consistent with NPPF. 

8.1.7 Overall, the proposed development allocation is consistent with policies in NPPF, the Joint Lancashire 

Minerals and Waste Plan and the Blackburn with Darwen Local Plan. 
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