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PREFACE  

 
This is an updated version of the Griffin Supplem entary Planning Document 

(SPD) originally adopted in July 2011.  
 
The purpose of the update is  principally  to take account of the current 

planning position  and related considerations  as set out in  national planning 
policies , planning practice guidance  and i n the Councilôs updated local 

development documents  in the guidance provided in this document.  
 
At national level the Department for Communities and Local Government  

published the National Planning Policy Framework (NPPF) in March 2012 
and launched the sup porting Planning Practice Guidance in March 2014.  In 

the meantime there have been a number of updates to planning practice 
guidance and the publication of other national planning policies relevant to 
the development of this s ite /s.  

 
The SPD produced in 201 1 was based  on an interpretation and application of 

the policies in the Councilôs Core Strategy (adopted January 2011) and 
saved policies in the Blackburn with Darwen Local Plan (adopted April 

2002). The saved policies have now be en superseded by the Local  Plan Part 
2: Site Allocations and Development Management Policies, adopted in 
December 2015.   Local Plan Part 2 identifies four parcels of land within 

Griffin as a strategic housing land allocation  and regarded as essential to 
the delivery of the Councilôs housing growth agenda.  

 
This  updated SPD picks ups the implications of these changes and sets out 
the current planning position and related considerations for the preparation 

of and decision making on development proposals within Griffin.  
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SECTION 1: I NTRODUCTION  

 
1.1  There is major change planned for the residential neighbourhood of terraced 

housing in Griffin. Both the community and the Council have acknowledged that 
change is much needed to create a sustainable community and neighbourhood. 
This Supplemen tary Planning Document (SPD) outlines the opportunities to 

achieve this change and bring forward a range of innovative development 
schemes which will offer local residents high quality homes, a greate r choice of 

housing and contribute to the enhancement of  this neighbourhood .  
 

1.2  The area included within this  Supplementary Planning Document (SPD) is shown 

in Plan 1: Griffin Supplementary Planning Document boundary  and adjacent 
Conservation Area  (larger copies of all the plans contained within the SPD can be 

found in Appendix E: Plans ) . Initially four development parcels have been 
identified which together make up a strateg ic housing allocation within the inner 
urban area of Blackburn  and deliver, potentially, up to 150 new homes.  

 
1.3  The area covered by the SPD i s located within the Mill Hill ward and is bounded 

by Redlam Brow/Bank Top to the north, Griffin and Bombay Streets to the west, 
Stansfeld Street to the east and Stancliffe Street in the south.  

 

1.4  The SPD will be used by both the public and private sector to  support investment 
decisions  and to guide the  preparation and delivery of proposals for the 

regeneration and redevelopment of the neighbourhood. It will identify the 
national  and local planning policy context, outline the development framework for 

the are a including the opportunities and challenges for site redevelopment and 
provide guidance on the community and the Councilôs expectations for design 
excellence in place making, the housing mix including affordable housing, 

connectivity, green infrastructure  and other related issues.  
 

1.5  In response to the Governmentôs commitment to cut carbon emissions and 
become a well -adapted country it is expected that redevelopment in Griffin will 
adopt  the principles of low carbon living .  The area presents a real opportun ity to 

create a low or lower carbon community, given its close proximity to services, 
public transport and the town centre.  It is vital that members of the community 

are given real opportunities to influence and take action on climate change to 
create a m ore sustainable neighbourhood.  

 

1.6  Four housing development sites  have been identified, which it is expected will be 
redeveloped over the s hort to medium term (3 -5 years); refer to Plan 4 :  

Development  sites . It is possible that further sites may be identified  in the longer 
term.  The identified sites  include: -  

 

1. Witton Parade  

2. East Street/Bombay Street/Coleridge Street and Hardman Street  
3. Stansfeld Street/Hancock Street  

4. Newcastle Street  
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1.7  The guidance in this SPD will apply equally to all future development within the 
Griffin area to ensure that proposals are developed and brought forward in a 

consistent and complementary manner in terms of high quality design, choice of 
housing and response to housing need and overall contribution to the 

regeneration of the neighbo urhood.  
 
1.8  The Council is seeking a fully integrated housing mix on the development sites 

including tenure and house type, in particular larger family housing, for the 
benefit of the local community and to encourage new residents into the area. 

There is an a spiration that a more diverse housing offer will improve the local 
housing market and bring in higher residential values.  

 

1.9  The document supplements and interprets the Councilôs Core Strategy and Local 
Plan Part 2: Site Allocation and Development Managemen t Policies.   It must also 

be read in conjunction with all other relevant Council documents. Further details 
are provided in Section 3: Planning policy framework . 

 

1.10  The SPD is a material consideration in the review of and decision making on all 
planning appl ications  for development within the Griffin area . 

 
1.11  The SPD comprises of: -  
 

¶ The Supplementary Planning Document;  
¶ Statement of community involvement;  
¶ Consultation statement  

¶ Draft s creening statement on the determination of the need for a Strategic 
Environmen tal Assessment ( SEA);  

¶ Adoption Statement
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SECTION 2: VISION AND OBJECTIVES OF THE SPD  

 
Vision for the Griffin neighbourhood  

2.1  During the summer of 2009 the community and the Council worked together on 
a neighbourhood renewal assessment (NRA); refer to Appendi x A: óStatement of 
community i nvolvementô for details. As part of this work residents and other 

stakeholders developed a vision specific to the Griffin area. This vision has 
shaped the content of this SPD:  

 
 ñTo create an area where young and old choose to live in good quality homes in 
a safe and well managed environment.ò 

 
2.2  A number of specific objectives based on three themes ï hou sing, community 

and environment  -  were developed to guide achievement of the vision. The 
following objectives reflect the  commu nityôs aspirations for change and their 
priorities for investment and improvement in their neighbourhood : -   

 
HOUSING o bjectives :  

 
¶ To achieve an improvement in living conditions  
¶ To contribute to the creation of a viable and sustainable housing market  

¶ To dea l effectively with unpopular housing and over supply in the long term  
¶ To introduce opportunities to increase the range of available housing  

 
COMMUNITY o bjectives :  

 
¶ To promote long term confidence and a sustainable community for the future  
¶ To encourage comm unity involvement and engender pride in the area  

 
ENVIRONMENTAL o bjectives :  

 
¶ To improve and enhance the environmental quality of the area  
¶ To provide opportunities to improve liveability through design excellence  

 
Status of the SPD  

2.3  This SPD supplements and interprets the Councilôs Core Strategy and Local P lan 
Part 2: Site Allocations and Development Management Policies.  
 

2.4  It sets out the considerations against which any proposals  for development         
within the Griffin neighbourhood  will be assessed includ ing: -  

 
¶ National  and local planning policy requirements ;  
¶ The opportunities and local challenges for site redevelopment;  

¶ The spatial development framework for the neighbourhood  as set out in this 
document ;  

¶ The Council and resident aspirations for housing gro wth including a choice and 
mix of good quality housing in a safe and attractive neighbourhood;  
¶ The Councilôs urban design principles  and design requirements .  
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Plan 1: Griffin Supplementary Planning Document boundary and adjacent Griffin Conservation Area 
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SECTION 3: PLANNING POLICY FRAMEWORK  
 

3.1  The following section  sets out t he planning policy context and additional 
planning matters that need to be taken into account in the detailing of individual 
scheme proposals and to inform decision making on all planning applications for 

development within Griffin.  
 

Statutory planning fr amework  
3.2  This framework includes the following national and local planning policies :  
 

 

National  context  
 

 National Planning Policy Framework (published March 2012)  

 Planning Practice Guidance (launched March 2014)  

  

Local Plan 
 

 Core Strategy (Local P lan Part 1) , adopted January 2011  

 Local Plan Part 2: Site Allocations and Development Management Policies , 

adopted December 2015  

  

 

National Planning Policy Framework (NPPF)  
3.3  The National Planning Policy Framework (NPPF) 1 sets out the Governmentôs 

plan ning policies and how these are expected to be applied to development. It is 

a material consideration in planning decisions.  
 

3.4  The NPPF promotes sustainable development.  With regards to housing , NPPF 
encourages development that delivers a wide choice of hi gh quality homes, 
widens opportunities for home ownership and contributes to the creation of 

sustain able and inclusive communities. Paragraph  50 note s that to achieve this 
local authorities are advised to:  

 
¶ óplan for a mix of housing based on current and f uture demographic trends, 

market trends and the needs of different groups in the community  (such as, 

but not limited to families with chi ldren, older people , people with 

disabilities é.; 

¶ Identify the size, type, tenure and range of housing that is required in 

particular locations, reflecting local demand;ô 

 
3.5  The NPPF also places considerable importance on securing high quality and 

inclusive design. It recognises that good design is a key aspect of sustainable 

                                                 
1
 The National Planning Policy Framework is available to view on the governmentôs website: 

www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf  
 

http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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development and should contribute positively to ma king places better for 
people. One of its core planning principles is planning should :  

 
¶ óalways seek to secure high quality and inclusive design and a good standard 

of amenity for all existing and future occupants of land and buildings;ô   

 

3.6  National policy  is a material consideration in the review of and decisions making 
on all planning applications  

 

Planning Practice Guidance (PPG)  
3.7  National Planning Practice Guidance (PPG) 2 provides further guidance on 

securing high standards of design in new development 3. It emphasises the 
importance of design in successfully integrating development with its 

surrounding context. Additionally, the guidance encourages new development to 
be distinctive, responsive to natural features and locally characteristic patterns 
of de velopment, provide attractive and well - connected permeable street 

networks and integrate a system of easily accessible open and green spaces.  
 

Local Plan  

Core Strategy (Local Plan Part 1)  
 

 
3.8  The Core Strategy sets out the spatial framework and priorities f or planning and 

development in the borough to 2026  to meet the Councilôs growth agenda 
including the regeneration of some of the older housing neighbourhoods, such 

as Griffin, within the inner urban area .  
  

3.9  It includes a suite of thematic, spatial policie s including land supply for business 

development/quantity, quality and mix of housing/provision of public 
facilities/protecting and enhancing the environment/place making and access to 

services and jobs.  
 

3.10  This SPD and the regeneration of Griffin responds to one of the major spatial 

issues in relation to housing policy: the delivery of a regeneration agendaé 
 

ómaking older neighbourhoods attractive places in which people choose to live 
by widening the choice of housing, improving housing conditions, providi ng 
affordable housing and joining up with a wider range of economic, 

environmental and social measures.ô 
 

3.11  This SPD will supplement and expand  principally  upon the fo llowing Core 
Strategy policies. The list is not  exhaustive.  

                                                 
2
 Planning Practice Guidance was launched by the Department for Communities and Local Government (DCLG) in 

March 2014. It can be viewed:  
http://planningguidance.communities.gov.uk/  
 
3
 http://planningguidance.communities.gov .uk/blog/guidance/design/  

Accessed 07 June 2016  

http://planningguidance.communities.gov.uk/
http://planningguidance.communities.gov.uk/blog/guidance/design/
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¶ Policy CS1: Targeted Growth Str ategy  
¶ Policy CS5: Locations for New Housing  

¶ Policy CS7: Types of Housing  
¶ Policy CS8: Affordable Housing Requirements  
¶ Policy CS9: Existing Housing Stock  

¶ Policy CS13: Environmental Strategy  
¶ Policy CS16: Form and Design of New Development  

¶ Policy CS19: Green I nfrastructure  
 
3.12  The Core Strategy was adopted in January 2011 and forms Part 1 of the local 

development plan . A copy of the document is available on the Councilôs website 
at:  

http://www.bl ackburn.gov.uk/Pages/Core -Strategy - .aspx  
 

 

Local Plan Part 2: Site Allocations and Development Management   Policies  
 

 
3.13  The Local Plan Part 2 (LP2) was adopted in December 2015 and replaces the 

previously saved policies in the Borough Local Plan (adopted 2 002).  
 

3.14  The Part 2  Plan supports the implementation of the development strategy set 
out in the Core Strategy. It  identifies a series of strategic land allocations, for a 
range of uses including housing, employment and green infrastructure, 

considered funda mental to delivering the growth targets s et out in the Core 
Strategy. Additionally it sets out a suite of development management policies 

that will apply to every development proposal that requires planning permission.  
 

3.15   The Part 2 Plan includes a set of 1 2 core policies  that clarify the Councilôs 
approach to a range of key issues, such as impact and design , accessibility and 
developer contributions  that apply to all development. Additional policies are 

theme based in line with the spatial interventions set  out in the Core Strategy; 
these cover employment/housing/public facilities/environment/quality of place 

and access to services and jobs.  The particular thematic policies that need to be 
taken into account in preparation for submitting scheme proposals wit h a 
planning application include the following. This should not be regarded as a 

complete list and can be discussed in more detail with individual 
applicants/ developers/housebuilders at planning application stage.  

 
¶ Policy 16/4: Griffin Development Site  
¶ Policy 18: Housing mix  

¶ Policy 38: Green infrastructure on the adopted policies map  
¶ Policy 40: Integrating green infrastructure and ecological networks with new 

development  
 

3.16  The planôs housing land allocations are essential to the delivery of the Councilôs 

ove rall strategy for housing growth and include a range of sites within the inner 

http://www.blackburn.gov.uk/Pages/Core-Strategy-.aspx
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urban area, on the edge of the urban area , in some cases forming urban 
extensions,  and in the rural areas of the borough.  

 
3.17  The four development sites identified within Griffin  together form a housing 

allocation site within the inner urban area ; refer to Policy 16/4 : Griffin 

Development Site . Policy 16/4 identifies a number of site specific development 
considerations that will need to be taken into account alongside other local p lan 

policies as part of the development process including scheme detailing and 
obtaining planning consent. An extract from the plan; Policy 16/4 Key 
development considerations is provided below:  

 

KEY DEVELOPMENT CONSIDERATIONS  
 

1.  The Griffin Supplementary Pl anning Document has been produced to guide the 
development of the area.  

2.  Some of the parcels of land that comprise the site, such as the Newcastle Street 
site, are in close proximity to existing industrial units which may have some 
impact on the amenity of the future occupiers of any housing.  

3.  The development proposals should incorporate an element of replacement on -site 
open space.  

4.  Some of the parcels of land are immediately adjacent to a reas which the SFRA 4 
has shown as  having a high probability of flooding  (Flood Zone 3). Consequently, 
even though the site is largely at a low risk of surface water flooding, 

consideration will need to be given to the management of surface water run -off.  

5.  The nearby Witton junction has been declared an Air Quality Management A rea 

due to traffic fumes exceeding the health based nitrogen dioxide objective.  

6.  Completion of appropriate ground investigation works to establish the extent of 
any ground contamination and whether any mitigation measures are required.  

The site may be loc ated on part of an infilled clay pit.  

 

3.18  A copy of the Part 2 Plan can be found at:  
 

http://www.blackburn.gov.uk/Pages/Local -plan -part -2.aspx  
 

Additional Planning Policy Consideration s 
 

 

3.19  In addition to the planning policy position set out above there are a number of 
related planning matters that are an integral part of the guidance within this 

SPD. In some cases the following expands on the references to planning policy 
provided above . These include:  
 

¶ Supplementary Planning Documents  

                                                 
4 A SFRA plan for this area is included in  Appendix F 

http://www.blackburn.gov.uk/Pages/Local-plan-part-2.aspx
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¶ The existing area of green infrastructure  in the East Street/Bombay 

Street/Coleridge Street and Hardman Street area;  

¶ Provision of affordable housing;  

¶ Housing space standards;  

¶ Car parking standards;  

¶ Securi ng design quality/d esign requirements , and;  

¶ Developer contributions.  

Supplementary Planning Documents  
3.20  Following the adoption of the Local Plan Part 2 in December 2015 a number of 

the Supplementary Planning Documents (SPDs) that provided additional 
guidanc e on many of the saved policies in the former plan 5 have fallen away. 

The updating and replacement of a number of the SPDs that are in regular use 
together with the preparation of a suite of new SPDs to support delivery of LP2 
is included in the Planning T eamôs current work programme  for adoption during 

2017.  In the meantime the following  document  identifies  good practice that the 
Council expects to be taken into consideration  when exploring options for 

development within  Griffin : -  
 
¶ Blackburn with Darwen Borough Design Guide SPD and Col our Study (adopted 

March 2006) . 

3.21  Supplementary Planning Documents in place that need to be taken into account 
include:  

 
¶ Blackburn with Darwen R esidential Design Guide (revised edition  2017 );  

¶ Green Infrastructure and Ecological Networks SPD (adopted December 2015)  
 

3.22  All of the above SPDs are available to view on the Councilôs website at: 

 
http://www.blackburn.gov.uk/Pages/Supplementary -Planning -Documents - .aspx  

 
Designated green infrastructure   

3.23  In addressing the need to promote healthy communities  NPPF states that:  
 
óExisting open spaceéééé..should not be built on unless:é 

 
¶ The loss resulting from the proposed development would be replaced by 

equivalent or better provision in terms of quantity and quality on a suitable 
location;ô 
 

3.24  Planning Policy Guidance states that 6 óopen space should be taken into account 
in planning new d evelopmentô and consideration given to the impact  of 

proposals on existing  open space.  The guidance acknowledges that open space 

                                                 
5 Blackburn with Darwen Borough Local Plan, adopted April 2002  
6
 Accessed 07 July 2016: Open space, sports and recreation facilities, public rights of way and local green spaceô 

http://www.blackburn.gov.uk/Pages/Supplementary-Planning-Documents-.aspx
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can take many forms including open areas within a development and can 
provide a wide range of benefits, both functional and vis ual, to people living and 

working nearby; have ecological value  and contribute to gre en infrastructure, as 
well as be ing an important part of the landscape and setting of built 
development, and an important component in the achievement of sustainable 

devel opment.ô  
 

3.25  As noted in Section 2: Vision and objectives of the SPD  the communityôs 
environmental objectives for the redevelopment of the area include a clear need 
to enhance the environmental quality of the area.  

 
3.26  All of the above is reinforced in the hous ing land allocation Policy 16/4  which  

notes  that the development is required to:  
 

óincorporate an element of replacement on -site open spaceô. 
 

3.27  The óon-site open spaceô being referred to is an area of green infrastructure (GI)  

centrally locat ed within the n eighbourhood within the East Street/Bombay 
Street/Coleridge Street and Hardman Street  area . Figure 1 below  shows the 

boundary of the GI  which covers approximately 0.86 ha.  
 

Figure 1: Green infrastructure  
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3.28  The spatial development framework  set out in Sec tion 5 :  Vision  for the 
redevelopment of Griffin  acknowledges that the Council is willing to release this 

area of land for housing development on the understanding that reprovision is 
made as an integral part of the redevelopment scheme. Further information  on 
the approach to reprovision is provided below.  

 
3.29  The GI  is cla ssified in the Councilôs latest open space audit 7 as amenity 

greenspace with provision for childrenôs play. The primary function  of amenity 
greenspace  is to provide opportunities for informa l access to greenspace close to 
home and/or the enhancement of the appearance of residential areas. The 

locally set catchment area for accessibility is 10 minutesô walk/800 metres.  
 

3.30  The GI  did previously include an equipped play area. However this was  
decommissioned, with resident agreement, following a drop in use as a result of 

the relocation of a significant number of residents from the acquired/demolished 
properties. It should be noted that this does not remove/negate the planning 
policy requirement fo r a childrenôs play area as part of the redevelopment.  

 
3.31  With regard to the replacement  of the GI  within the development proposals. The 

Council recognises that it needs to balance its requirements on the consideration 
of a number of matters including planni ng policy requirements for the protection 
of identified GI , the needs of the local community, the proposed green 

infrastructure framework and functionality within the scheme layout and 
ongoing maintenance by the developer.  

 
3.32  A fundamental priority for the p roposals is the delivery and ongoing 

maintenance of a well -designed, high quality and integrated green infrastructure 

framework within the development.  
 

3.33  Accepting that there is a policy requirement for the provision of open space as 
an integral part of th e development scheme /s  and additionally a policy  
requirement for the replacement  of the GI,  the Council considers it would be 

pragmatic for the open space component of the redevelopment scheme to 
combine these planning policy requirements. In essence this means that the 

Council will be asking the successful developer to mitigate/co mpensate for the 
loss of the GI  by providing an enhanced level of greenspace on site over and 
above that which would generally be acceptable in new residential schemes. The 

Counci l is not being prescriptive about how this must be delivered. We are 
looking for a well -designed high quality landscaped setting for the development 

and a creative approach to the incorporation/functioning and maintenance of 
open space within the new resid ential areas including for example high 

                                                 
7 Blackburn with Darwen Open Space Audit, May 2014:  
http://www.blackburn.gov.uk/New%20local%20plan%202/5.19a%20B wD%20Open%20Space%20Audit%20May%2
02014.pdf  
 
 
 

 

http://www.blackburn.gov.uk/New%20local%20plan%202/5.19a%20BwD%20Open%20Space%20Audit%20May%202014.pdf
http://www.blackburn.gov.uk/New%20local%20plan%202/5.19a%20BwD%20Open%20Space%20Audit%20May%202014.pdf
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specification street trees and/or community garden, possibly with allotment 
space. Other ideas would be welcomed.  

 
3.34  The applicant/ developer will be expected , at planning application stage , to 

clearly indicate how the enhanced provision has been incorporated in the 

scheme design and how it will be maintained. It is anticipated that this will be 
one of the key items for the public consultation on emerging proposals.  

 
3.35  The Council is happy to work with the successful devel oper to determine the 

most suitable way of providing the open space component of the scheme.  

 
3.36  Developers should note that it will be their responsibility to make arrangements 

for the ongoing future maintenance of all greenspace within the public areas in 
the redeveloped sites.  This is set out in Policy 40: Integrating green 

infrastructure and ecological networks with new development.  
 

Provision of affordable housing  

3.37  The Councilôs affordable housing policy set out in Core Strategy Policy CS8: 
Affordable hou sing requirements  will apply ; this identifies a requirement  for 

20% of new housing to be affordable. The policy does allow for flexibility  in 
delivery including provision off -site or via a commuted sum. Commuted sum 
monies may be used to bring empty proper ties back into use or assist the 

development of stalled brownfield sites elsewhere in the borough.  
 

3.38  The Council is very willing to work with the individual developers to identify an 
agreeable solution that best meets  policy requirements,  local need and ove rall 
scheme delivery.   

 
Housing space standards  

3.39  In June 2012 the Council approved the use of a set of óLocal Housing Space 
Standardsô which apply to new dwellings. These set out the minimum dwelling 
sizes for a range of house types/numbers of bedrooms. A copy is available on 

the Councilôs website at:   
 

http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Housing_Space_Standa
rds_final.pdf  
 

Car parki ng standards  
3.40   The Councilôs benchmark car parking standards including advice on the 

minimum dimensions for car parking spaces and residential garages can be 
found at:  

 

http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Parking%20Standards
%20Adopted%20April%202014.pdf  

 
3.41  These recommend that the following allocations per dwelling are used in scheme 

layout and design:  

 

http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Housing_Space_Standards_final.pdf
http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Housing_Space_Standards_final.pdf
http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Parking%20Standards%20Adopted%20April%202014.pdf
http://www.blackburn.gov.uk/Lists/DownloadableDocuments/Parking%20Standards%20Adopted%20April%202014.pdf



