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REPORT TO WEST CRAVEN AREA COMMITTEE ON 04 JULY 2017    
 
Application Ref:      17/0203/FUL 
 
Proposal: Full: Major: Conversion of former (D1) school to 11 apartments 

(C3) and parking. 
 
At: Barnoldswick Church Of England Primary School, York Street, 

Barnoldswick 
 
On behalf of: Skipton Properties Ltd 
 
Date Registered: 03/05/2017 
 
Expiry Date: 02/08/2017 
 
Case Officer: Alex Cameron 
 
This application has been brought before Committee as it is a major application. 
 

Site Description and Proposal 
 
The application site is a vacant former primary school building located within the 
settlement of Barnoldswick between York Street and Wellington Street. The site is 
surrounded by terraced dwellings on all sides. The boundary of Barnoldswick 
Conservation Area runs along the rear of Chapel Street to the west of the site. 
 
The proposed development is the conversion of the building to 11 apartments. The 
proposed layout would consist of 4 one bedroom and 7 two bedroom apartments over 
three levels. 5 garages in the ground and lower ground floors are proposed together 
with external parking areas for 13 cars. 
 
The external alterations proposed include the demolition of an existing flat roofed 
extension on the Wellington Street side, formation of 10 dormer windows, installation of 
rooflights, alterations to window openings, formation of new window, door and garage 
door openings, alterations to existing boundary walls and formation of new vehicular 
accesses from York Street and Wellington Street. 

 
Relevant Planning History 
 
None. 

 
Consultee Response 
 
LCC Highways – No objections in principle regarding the proposed conversion of a 
former school to 11 apartments and parking at the above location. We are of the opinion 
that the proposed development should have a negligible impact on highway safety and 
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highway capacity in the immediate vicinity of the site, subject to the following comments 
being noted, and conditions and note being applied to any formal planning approval. 
 
The developer has indicated thirteen external parking spaces and five internal parking 
spaces, via garages. The proposed parking provision has been designed to the 
maximum parking standards as recommended in both the 'Joint Lancashire Structure 
Plan' and the 'Replacement Pendle Local Plan 2001-2016 Appendix 2: Car and Cycle 
Parking Standards'. The maximum number of on-site parking spaces would not 
necessarily need to be provided due to the site's sustainable location, including links to 
the public transport network, although we support the number of parking spaces as 
submitted. 
 
There appear to be bollards delineating the external parking spaces in front of the 
garages on the York Street side of the site. These should be removed from the scheme 
so that they do not restrict the use of the parking spaces. 
The boundary walls along Wellington Street and York Street should be reduced to a 
height not greater than 1m to improve visibility for vehicles and pedestrians both 
entering and leaving the site, together with other highway users on both streets. If the 
developer wishes to retain the boundary at 1.8m height we would ask that the upper 
0.8m is provided via railings to improve visibility both within and outside the site. A 
suitable condition for the boundary treatment should be applied. 
 
The proposed new vehicle accesses from York Street and Wellington Street would need 
to be constructed under a Section 278 legal agreement with Lancashire County Council 
as the Highway Authority. Works to include, but not be exclusive to, the provision of 
radius kerbs, tactile paving and the revocation of the existing School Keep Clear Traffic 
Regulation Orders on both streets. 
 
The developer should provide an additional secure, covered bike store on the 
Wellington Street side of the site to ensure adequate storage facilities are provided 
within the site. 
 
If the local planning authority is minded to approve this application I would ask for the 
following conditions and note to be applied to any formal planning approval granted: 
construction method statement, wheel washing, off-site highway works, highway survey, 
boundary wall height, car park surfacing, cycling facilities, parking and turning, garages 
to be retained.  
 
LCC School Planning Team – An education contribution is not required. 
 
Lancashire Fire and Rescue Service – The applicant should be made aware of 
conditions which will have to be satisfied on a subsequent Building Regulations 
application. 
 
PBC Environmental Health - Recommend that a condition is attached requiring an 
electric vehicle charging point to be installed for each dwelling. 
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Yorkshire Water – No comments. 
 

Public Response 
 
Press and site notices has been posted and nearest neighbours notified – One 
response received making the following request: 
 
This building still holds Barnoldswick Church of England Primary School's historic 
foundation stone. Dated 1883, it can be viewed by accessing the building through main 
entrance 1. It is built into the wall above the staircase leading from the lower car park 
level on York Street to flats 2,3,4,5,6 and 11. The stone has sentimental and symbolic 
value to the past, present and future Church School Community. We respectively 
request that during this extensive building project, consideration be given to the 
relocation of this stone to the new Barnoldswick Church of England Primary School site 
on Kelbrook Road. 

 
Officer Comments 
 
Policy 
 
Pendle Local Plan Part 1: Core Strategy 
 
Policy SDP1 takes a positive approach that reflects the presumption in favour of 
sustainable development contained in the National Planning Policy Framework. 
 
Policy SDP2 sets out the roles each settlement category will play in future growth. 
Barnoldswick is defined as a one of the Key Service Centres which will provide the 
focus for future growth in the borough and accommodate the majority of new 
development. 
 
Policy SDP3 identifies housing distribution for West Craven Towns as 18%. The amount 
of development proposed here is not disproportionate to the level of housing 
development Barnoldswick would be expected to provide, as a minimum, over the plan 
period. 
 
Policy ENV1 of the Replacement Pendle Local Plan seeks to ensure a particularly high 
design standard that preserves or enhances the character and appearance of the area 
and its setting. It states that the impact of new developments on the natural 
environment, including biodiversity, should be kept to a minimum. 
  
Policy ENV2 of the Pendle Local Plan Part 1 identifies the need to protect and enhance 
the heritage and character of the Borough and quality of life for its residents by 
encouraging high standards of quality and design in new development. It states that 
siting and design should be in scale and harmony with its surroundings.  
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Policy ENV7 does not allow development where it would be at risk of flooding and 
appropriate flood alleviation measures will be provided and/or would increase the risk of 
flooding elsewhere.  
 
Policy LIV1 sets out the housing requirement identified in Policy SDP3 above.  At the 
present time sites have not yet been allocated in The Pendle Local Plan Part 2: Site 
Allocations and Development Policies. 
 
Policy LIV4 sets out targets and thresholds for the provision of affordable housing. For 
West Craven Towns the requirement for developments of 10-14 dwellings is 0% 
affordable housing. 
 
Policy LIV5 states that layout and design should reflect the site surroundings, and 
provide a quality environment for its residents, whilst protecting the amenity of 
neighbouring properties.  
 
Replacement Pendle Local Plan 
 
Policy 4D (Natural Heritage - Wildlife Corridors, Species Protection and Biodiversity) 
States that development proposals that would adversely impact or harm, directly or 
indirectly, legally protected species will not be permitted, unless shown to meet the 
requirements of The Conservation (Natural Habitats, &c.) Regulations 1994. 
 
Policy 31 of the Replacement Pendle Local Plan sets out the maximum parking 
standards for development. 
 
National Planning Policy Framework 
 
The Framework states that the purpose of the planning system is to contribute to the 
achievement of sustainable development. It states that there are three dimensions to 
sustainable development: economic, social and environmental. The policies in 
paragraphs 18 to 219 of the Framework, taken as a whole, constitute the Government’s 
view of what sustainable development in England means in practice for the planning 
system.  
 
Paragraph 47 of the Framework requires local planning authorities to identify a supply of 
deliverable housing sites to provide five years’ worth of their housing requirements.  
 
Principle of Housing 
 
The building is located within the settlement boundary of Barnoldswick within walking 
distance of shops, services and public transport within the town centre. This is a 
sustainable location for the proposed conversion to dwellings. The proposed residential 
use is therefore acceptable in principle in accordance with Policies SDP2 and SDP3 
and the Framework. 
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Visual Amenity and Heritage Impact 
 
The proposed external alterations to the building include a total of 10 dormer windows 
to the north, south and west elevations. The proposed dormers would be 
sympathetically designed, faced in stone with pitched slate roofs reflecting the pitch if 
the main roof of the building and with windows vertically aligned with and in keeping 
with the design and proportions of the existing windows of the building. The other 
alterations to window openings, addition of rooflights, windows, doors and garage door 
openings and erection of walls and fencing would be sympathetic to the building and the 
character and appearance of the adjacent Conservation Area  
 
The proposed development would not harm the visual amenity of the area or the 
significance of Barnoldswick Conservation Area and is acceptable in terms of design in 
accordance with policies ENV1, ENV2 and LIV5. 
 
Residential Amenity 
 
The windows in the east elevation would face rear windows in the Beech Street 
separated by 7-11m. This is an existing relationship with the existing windows of the 
school building and, although some are obscure glazed windows, taking into account 
that the ground floor windows of Beech Street face onto a public back street the ground 
floor windows of the proposed development would not result in an unacceptable privacy 
impact. 
 
The proposed rooflights to the second floor rooms would be at high level, 1.7m above 
the floor level of the rooms they serve and the floor level windows are proposed to be 
obscure glazed. With a condition to ensure that those windows are obscure glazed the 
second floor windows would not result in an unacceptable privacy impact upon Beech 
Street. 
 
The windows in the west elevations would face the rear of Chapel Street. Windows in 
the main elevations would be a sufficient distance from the windows of Chapel Street to 
ensure that they would not result in an unacceptable privacy impact. The three large 
windows in the gable elevation would face the rear of Chapel Street separated by 
approximately 9m. the part of the windows serving the ground floor would be high level, 
1.7m above the floor level of the rooms they serve, and so would not result in an 
unacceptable privacy impact. An obscure glazing condition is necessary for the parts of 
the windows serving the first floor. 
 
Windows in the main north and south elevations would be a sufficient distance from 
facing windows in York Street and Wellington Street to ensure that they would not result 
in an unacceptable privacy impact. The three large windows in the gable elevation on 
Wellington Street would face properties opposite separated by 12m, taking into account 
that this is an existing relationship and across a public street this would not result in an 
unacceptable privacy impact. 
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The north gable elevation on York Street would face the windows of properties opposite 
separated by 11m. The lower ground floor windows would face the ground floor 
windows opposite, taking into account that this is an existing relationship and across a 
public street this would not result in an unacceptable privacy impact. The first floor 
window would overlook the first floor windows opposite, an obscure glazing condition is 
necessary for this window. 
 
With the above obscure glazing controlled by condition the proposed development 
would not result in any unacceptable loss of privacy or other residential amenity impacts 
upon adjacent properties and would provide acceptable living condition for its 
occupants. 
 
The proposed development is therefore acceptable in terms of residential amenity in 
accordance with policies ENV2 and LIV5. 
 
Highways 
 
Taking into account the close proximity to the town centre an acceptable level of car 
parking and cycle storage provision is proposed. A condition is necessary to ensure that 
the garages are retained for car parking. 
 
A condition is also necessary to ensure that the boundary walls are lowered to provide 
and acceptable level of visibility at the vehicular access points. 
 
With appropriate conditions in place the proposed development is acceptable in terms 
of highway safety. 
 
LCC Highways have requested a condition for a survey of the adjacent highway before 
and after the construction of the development and for the developer to return the road to 
its pre-construction condition. This would not be a reasonable condition to attach as it 
could not be ensured that any damage to the road is as a direct result of the 
development rather than other general wear and tear and as such would fail the tests of 
an acceptable planning condition set out in the Framework. 
 
Ecology 
 
The applicant has stated that there are no potential roosting gaps to eaves, soffits and 
fascias and that there have been recent works undertaken in the form of asbestos 
removal and therefore there is no reasonably likelihood of bats being present. 
 
Other issues 
 
A request has been made for the foundation stone of the building to be relocated to the 
new Barnoldswick Church of England Primary School site on Kelbrook Road. However, 
it would not be reasonable or necessary to require this by condition. 
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A condition has been requested for electric vehicle charging points to be installed for 
each dwelling. There is currently no specific planning policy requiring the provision of 
electric vehicle charging points. 

 
Reason for Decision 
 
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that 
applications be determined in accordance with the development plan unless material 
considerations indicate otherwise. The proposed development is compliant with policy 
and acceptable in terms of design, amenity, heritage impact, ecology impact and 
highway safety. The development therefore complies with the development plan. There 
is a positive presumption in favour of approving the development and there are no 
material reasons to object to the application. 

 
RECOMMENDATION: Approve 

 
Subject to the following conditions: 
 
1. The proposed development hereby permitted shall be begun before the 

expiration of three years from the date of this permission. 
 

Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990, as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

following approved plans: 1567SPL/BPS/LP01, 1567SPL/BPS/SL01, 
1567SPL/BPS/KP02, 1567SPL/BPS/FP01, 1567SPL/BPS/FP02, 
1567SPL/BPS/FP03, 1567SPL/BPS/FP04, 1567SPL/BPS/EL01,  
1567SPL/BPS/EL02, 1567SPL/BPS/EL05, 1567SPL/BPS/EL06, 
1567SPL/BPS/MD01, 1567SPL/BPS/EW01 Rev B, 1567SPL/BPS/EW02. 

 
Reason: For the avoidance of doubt and in the interests of proper planning. 

 
3. Any new or replacement external facing and roofing materials shall match those 

of the existing building in terms of type, size, form, texture and colour and there 
shall be no variation without the prior consent of the Local Planning Authority. 

 
Reason: In order to ensure that new material matches the existing. 

 
4.  No development shall take place, including any works of demolition, until a 

construction method statement has been submitted to and approved in writing by 
the Local Planning Authority. The approved statement shall be adhered to 
throughout the construction period. It shall provide for:  

 
i) The parking of vehicles of site operatives and visitors within the site  
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ii) The loading and unloading of plant and materials  

iii) The storage of plant and materials used in constructing the development  

iv) The erection and maintenance of security hoarding  

v) Measures to control the emission of dust and dirt during construction  

vi) A scheme for recycling/disposing of waste resulting from demolition and  
construction works  
vii) Details of working hours  

viii) Routing of delivery vehicles to/from site.  
 
Reason: in the interest of highway safety. 

 
5. Before the use of the site hereby permitted is brought into operation facilities 

shall be provided within the site by which means the wheels of vehicles may be 
cleaned before leaving the site. There should also be provision to sweep the 
surrounding highway network by mechanical means if needed.  

 
Reason: To avoid the possibility of the public highway being affected by the 
deposit of mud and/or loose materials thus creating a potential hazard to road 
users.  

 
6.  No part of the development hereby approved shall commence unless and until a 

scheme for the construction of the site access and the off-site works of highway 
improvement has been submitted to, and approved by, the Local Planning 
Authority. These should include works to create new vehicle accesses from York 
Street and Wellington Street (including radius kerbs and tactile paving) and the 
revocation of existing School Keep Clear Traffic Regulation Orders. No dwelling 
hereby approved shall be occupied unless and until the above works have been 
implemented in accordance with the approved scheme.  
 
Reason: In order to satisfy the Local Planning Authority and Highway Authority 
that the final details of the highway scheme/works are acceptable before work 
commences on site.  

 
7 No dwelling hereby approved shall be occupied unless and until the existing 

boundary walls on the highway frontage of the site to both Wellington Street and 
York Street have been reduced to and be permanently maintained thereafter at a 
height not greater than 1m above the crown level of the carriageway of both 
Wellington Street and York Street. If railings or any other structure are proposed 
to be erected above 1m details shall be submitted to and approved in writing by 
the Local Planning Authority prior to their erection and any railings or other 
structure greater than 1m in height shall be maintained in accordance with the 
approved details thereafter. 

 
Reason: To ensure adequate visibility for the drivers of vehicles entering and 
leaving the site.  
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9.  The layout of the development shall include provisions to enable vehicles to enter 
and leave the highway in forward gear. The vehicle parking and turning 
provisions shall be marked out and surfaced in accordance with the approved 
plans and be available for use before the occupation of the first dwelling and 
maintained free from obstruction and available for parking and manoeuvring 
purposes thereafter. 

 
Reason: Vehicles reversing to and from the highway are a hazard to other road 
users.  
 

10. The garages hereby approved shall be kept available for the parking of vehicles 
ancillary to the enjoyment of the households and shall not be used for any use 
that would preclude the ability for their use for the parking of private motor 
vehicles. 

 
Reason: To ensure that adequate parking provision is retained on site.  

 
11. The following windows of the development hereby permitted shall at all times be 

glazed, up to a minimum height of 1.7m above floor level in the rooms that they 
serve, only with obscure glass of a type and degree of obscurity to be agreed in 
writing by the Local Planning Authority prior to its installation: 

 
- The first floor windows in the north gable elevation. 
- The first floor windows in the south elevation. 
- The first floor window in the east gable elevation. 

 
 Any replacement glazing shall be of an equal degree of obscurity to that which was 

first approved. The windows shall be hung in such a way so as to prevent the 
effect of obscure glazing being negated by way of opening. 

 
 Reason: To protect the privacy of the occupants of the adjacent dwelling. 
 
12. The landscaping scheme detailed in drawing No. 1567SPL/BPS/EW01 Rev B 

and specification 1567SPL/BPS/LS01 Rev A shall be implemented in its entirety 
within the first planting season following the approval of the scheme. Any tree or 
other planting that is lost, felled, removed, uprooted, dead, dying or diseased, or 
is substantially damaged within a period of five years thereafter shall be replaced 
with a specimen of similar species and size, during the first available planting 
season following the date of loss or damage. 

 
Reason: To ensure that the development is adequately landscaped so as to 
integrate with its surroundings. 
 

13. No development shall be commenced unless and until a scheme for the disposal 
of foul and surface water has been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall provide for separate systems for foul 
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and surface waters and be constructed and completed in accordance with the 
approved scheme before the first dwelling is occupied. 
 
Reason: In order that the Local Planning Authority may be satisfied with the 
details of the proposal and to avoid flooding. 
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Application Ref:      17/0245/FUL 
 
Proposal: Full: Erection of three houses  
 
At: Land off Gaylands Lane Earby 
 
On behalf of: Mr R G Walker 
 
Date Registered: 26 May 2017 
 
Expiry Date: 21 July 2017 
 
Case Officer: Kathryn Hughes 
 

Site Description and Proposal 
 
The application site is a plot of Greenfield land on the corner of Gaylands Lane which is 
adjacent to but outside of the settlement boundary on land designated as Open 
Countryside.  The site is also within Earby Conservation Area. 
 
There are open fields to the north of the site and detached residential properties to the 
south. 
 
The proposal is to erect three dwelling houses with parking on the site with access from 
Gaylands Lane constructed in natural stone and blue slate. 
 
Plots 1 and 2 will be three bed semi-detached and plot 3 a five bed detached. 
 
The existing stone walls bounding the site to the south and west and three mature trees 
on the site are to be retained. 

 
Relevant Planning History 
 
None. 
 

Consultee Response 
 
LCC Highways – With regard to the above planning application for three dwellings off 

Gaylands Lane, Earby, I have a number of concerns regarding the plans as submitted 

which can be dealt with by the submission of additional information and an amended 

plan. 

1.    The plans indicate three large dwellings on a very small plot though this site 
would not be subject to adoption I would expect the site to meet certain 
standards: 

                                          i.    The service road would need to be constructed to a 
minimum of 4.5m as recommended in the Residential Road Design 
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Guide for a development of this type. Scaling of the drawing 
indicates a present design width of just 4m 

                                        ii.    The Site should have sufficient drainage to prevent 
surface water draining on to the existing highway whether this is 
adopted by the highway authority or not. 

                                       iii.    The site should have sufficient street lighting to allow 
safe use of the site. 

2.    The house Indicated on plot 1 has bin storage indicated as remote from the 
building across the service road behind the garage provision.  

3.    The sight lines exiting the site on to an un-adopted highway and a bridleway are 
compromised by existing dry stone walls built to an average height of 1.1m. I 
consider that to ensure the safe access and egress these walls will need to be 
reduced to a maximum height of 0.9m. 

4.    The plans indicate the planting of two new trees at the entrance to the site that 
will also compromise the sight lines. 

5.    The site needs to be designed to allow safe and efficient refuse collection. The 
absence of a turning head within the site will require evidence that safe turning is 
available at the junction of Gaylands Lane with Cowgarth Lane. (Auto track 
plans) 
 

Cowgarth Lane Between Red Lion Street & Gaylands Lane 

1.    The road will need adequate street lighting to allow safe access and egress with 
special regard to pedestrians with the absence of any footway. 

2.    A suitable surface water drainage scheme should be provided. 
3.    The road Surface is badly deteriorated and a scheme for its repair should be 

submitted for approval. 
4.    The visibility display for the junction of Cowgarth Lane and Red Lion Street is 

should be 2.4m X 25m. The plan has indicated better than this so I would deem 
this sufficient. 

5.    Cowgarth Lane is a privately maintained road with a bridleway as part of the 
access rights an agreement will be required to maintain the length of road 
necessary to access the site. 

Concerns regarding the site. 

1.    The site is in a section of Earby that is only accessible via Water Street over a 
narrow bridge and along Red Lion Street where there is a very high level of "on 
street" parking at all times. This makes the road very narrow to such a point that 
the winter treatment is often difficult. I am aware that there are a number 
residents with serious concerns regarding emergency access and that extra 
homes are adding to this problem. It should be noted that Water Street is in a 
high flood risk area that is covered by local flood wardens and therefore subject 
to closure adding to difficulties in this particular part of the town. I am also 
minded of the appeal decision APP/E2340/W/14/3001873 in connection with a 
similar development on Birch Hall Lane. Unfortunately though we are concerned 
about this matter I feel that this development is not large enough to make a 
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significant impact and therefore can't raise an objection regarding this matter 
against this application.  

 
Subject to the above points being addressed I would not raise objections on highway 
grounds subject to conditions being attached to any permission relating to width of 
access road, visibility, car parking, restriction on use of garages, maintenance and 
management  within the site, engineering, drainage and street lighting details and a 
traffic management plan, 
 
Yorkshire Water  
 
Earby & Salterforth Drainage Board 
 
PBC Environment Officer – The three mature trees on the site should be retained and 
protected during construction.  An appropriate landscaping scheme will be required. 
 
Earby Town Council  
 

Public Response 
 
Site and press notices posted and nearest neighbours notified by letter. Publicity 
expires on the 30th June any further response will be reported to the meeting. Four 
objections received to date on the following grounds: 
 

 The proposed development is not in keeping with the surrounding properties 
which are predominantly bungalows; 

 The site is currently agricultural land; 

 The disruption caused by plant machinery and agricultural traffic will cause havoc 
during mowing and silage season; 

 Utilities will require the Lane being dug up causing problems for deliveries; 

 The access to Gaylands Lane via Red Lion Street is already hazardous due to 
amount of residential traffic.  Large vehicles would find it difficult to navigate up 
the narrow street and could potentially cause damage to the Keb Bridge.  This 
would cause disruption, safety and inconvenience to the residents; 

 Development of this site would cause further issues to the springs and increase 
the flooding currently experienced after heavy rainfall.  There are ancient culverts 
under the site; 

 The entrance would make negotiating my vehicle safely out of my garage even 
more dangerous than it is now, along with the increase in traffic it is also a public 
footpath; 

 Gaylands Lane and Cowgarth Lane are not unmade lanes as claimed.  The 
residents paid for them to be resurfaces in the late 1980’s; 

 The site is home to numerous field mice and other animals which are a food 
supply to the tawny and small owls.  There are pixel bats which have a summer 
roost under our bargeboards which are a protected species.  Wildlife ignored 
again with human encroachment onto their habitat; 
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 More building applications are not required in Earby at the present time as there 
is already 6 years’ worth of available building land in Earby.  This surely should 
be used before any more green belt land is taken for housing; 

 Cowgarth and Gaylands Lanes are public footpath and extra traffic would 
increase the risks of accidents.  Extra visiting traffic will add to the already short 
supply of parking spaces for the residents of the area; 

 The adjacent properties on Red Lion St and Glendene Mill Brow Road are 
bungalows whilst the proposed is for three storey houses. The height of the 
houses will dwarf the bungalows and will be out of keeping;     

  Where will the soakaway be? 

 There are no gardens proposed which is not in keeping with the area; 

 There are three mature Sycamore trees which I presume are to be felled to allow 
the development these are over 40 years old in the good health; 

 Planning permission was applied for in the early 90’s for this land; 

 The location plan shows my garage in the wrong place; 

 The proposed trees would impair my vision when existing my garage; 

 The proposed visualisation does not show the true height of the houses; 

 Levels are an issue and will affect privacy as it rises steeply and the ridge height 
of the proposed house is 9m; 

 Reference is made to the general planning requirements for housing in the area.  
There are several areas that could be redevelopment without the need to take 
agricultural land; 

 Ambulance and fire would have difficulties accessing the site as well as refuse 
collections; 

 Will the access be tarmacked with footpaths and street lighting; 

 There are springs under the site which cause a certain amount of flooding and 
the increased hard surfacing will discharge additional water onto Red Lion Street; 

 No drainage plans; 

 I object to the large picture windows which will look directly into my conservatory 
and all other windows which look directly into the rear of my property; 

 Loss of privacy by the proposed development would be devastating; 

 The properties have no gardens but common grassed area; and 

 A previous application for this site was refused. 
 

Officer Comments 
 
The main issues for consideration are impact on conservation area, impact on amenity, 
design and materials, drainage, landscaping and protected trees and highway issues. 
 
1. Compliance with Policy 
 
The relevant adopted Pendle Local Plan policies for this proposal are: 
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Policy SDP1 requires the decision make to take a positive approach in favour of 
sustainable development as set out in the National Planning Policy Framework (NPPF) 
and allows for housing sites outside of the settlement boundary. 
 
Policy SDP3 sets out the location of new housing in the Borough in conjunction with 
SDP2 and LIV1. 
 
Policy ENV1 requires developments to make a positive contribution to the protection, 
enhancement, conservation and interpretation of our natural and historic environments.  
 
Policy ENV2 states that all new development should seek to deliver the highest possible 
standards of design, in form and sustainability, and be designed to meet future 
demands whilst enhancing and conserving heritage assets. 
 
Policy LIV1 sets out the requirement for housing to be delivered over the plan period. 
This policy allows for non-allocated sites within the Settlement Boundary as well as 
sustainable sites outside but close to a Settlement Boundary. 
 
Policy LIV5 requires all new housing to be designed and built in a sustainable way.  
New development should make the most efficient use of land ad built at a density 
appropriate to their location taking account of townscape and landscape character.  
Provision for open space and/or green infrastructure should be made in all new housing 
developments.  
 
The following saved Replacement Pendle Local Plan policies are also relevant to this 
application: 
 
Policy 14 ‘Trees, Woodland and Hedgerows’ have an important amenity function and 
should be protected.  All new development should respect trees in terms of their 
location and the contribution they make to the local scene. 
 
Policy 16 'Landscaping in New Development' requires all development proposals to 
include a scheme of landscaping sympathetic to the site's character and vicinity. 
   
Policy 31 'Parking' supports car parking in new developments in line with the Maximum 
Car and Cycle Parking Standards.  All new parking provisions should be in line with 
these standards unless this would compromise highway safety. 
 
In national terms the National Planning Policy Framework ("the Framework") provides 
guidance on housing requirements, design and sustainable development which are 
relevant to this proposal. 
 

2. Housing Requirements 
 
This proposal seeks to erect three dwellinghouses on a Greenfield site adjacent to but 
outside of the settlement boundary.   
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The site is located outside of a settlement boundary, with its southern boundary abutting 
the settlement of Earby. The site therefore falls within the open countryside. Paragraph 
55 of the NPPF states that ‘Local Planning Authorities should avoid new isolated homes 
in the countryside unless there are special circumstances’. However, as the site is not 
an isolated one as it abuts the settlement special circumstances do not have to be 
demonstrated here. 
 
The current position of the Council is that there is a 5 year supply of housing land.  In 
this instance the Council has not yet adopted the Pendle Local Plan Part 2: (Site 
Allocations and Development Policies). This proposal for up to 3 dwellings would further 
encourage the delivery of the housing requirement and is therefore supported by the 
aims of Policy LIV1.  Policy LIV1 also states proposals for new housing development 
will be supported where they accord with other policies of the Core Strategy and are on 
sustainable sites outside of the settlement boundary.  
 
The Council must therefore consider the sustainability of the site outside of a defined 
settlement boundary and support those which would not result in isolated or 
incongruous developments and provide links to existing services/facilities. 
 
The site is within walking distance of public transport and can easily be accessed by 
car. The site also has easy access to essential services given its location near schools, 
major employment sites and its close location to Earby town centre.  Taking in to 
account the edge of settlement characteristics of the site and its close relationship with 
existing development, it is not isolated for the purposes of Paragraph 55. Development 
in this location would not result in an unacceptable loss of open countryside. 
 
Therefore, in terms of location, a site of this nature, which has clear and established 
links to associated services, would be sustainable and its development would assist 
with the supply of housing in the Borough. The proposed development would therefore 
accord with the NPPF and Policy SDP1 of the Local Plan Part 1. 
 
3. Impact on the Conservation Area 
 
The site is within the Conservation Area and therefore any design proposed should be 

of the highest possible standard with materials proposed to be of natural stone and slate 

in keeping with Local Character deserving of its Conservation status. 

Local Authorities have a duty under Section 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 to preserve and enhance the appearance and character 
of Conservation Areas. 

The site is set back from the streetscene and would not be overly prominent in views 
with the entrance sited on the corner of the junction of the two lanes. There are modern 
bungalows located near to the site which would be to the forefront of these houses, 
which although on higher land and taller in built form would provide some screening the 
development at ground floor level.  This, together with the retention of the trees and an 
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appropriate landscaping scheme, would soften the scheme so that the proposal would 
not be so detrimental as to adversely impact on the conservation area. 

The Conservation Area Design and Development Guidance SPD states that new 
development should be well designed and detailed. 

A Planning, Heritage Assessment and Design and Access Statement has been 
submitted which assesses the design and effect on the character and appearance of the 
area. Design details include stone heads, cills and jambs and a vertical emphasis to the 
window design, external stone chimneys and stone boundary walls. 

The proposed dwellinghouses would be finished in natural stone and blue slate and are 
of a modern, innovative design which would work well on this small site and create a 
small cluster of built form. 
 
The agent has amended the layout plans and housetypes to reduce the amount of built 
form on the site and allow for more green space around the buildings which is an 
improvement. 
 
4. Impact on Residential Amenity 
 
The nearest properties are the bungalows on Red Lion Street (67, 69 & 71). 
 
The site does rise in level from the proposed entrance from Gaylands Lane to the south 
by approximately 3m to the north east.   
 
The height if the tallest property would be 9.175m which is plot 2 set furthest away from 
the properties on Red Lion Street plot 3 and plot 1 would be 8.95m to ridge.  As plot 3 
would be sited on the higher ground to the north east furthest away from the existing 
properties and plot 1 on the lowest ground closest to the existing properties this would 
be acceptable. 
 
The agent has been requested to confirm that the finished floor levels would be at or 
lower then existing ground levels. 
 
Plot 1 would be sited 15m to No. 71 gable.  The ground floor arrangement would be 
acceptable taking into account existing and proposed landscaping and boundary 
treatments.  However, there are two first floor bedrooms windows proposed in the gable 
of plot 1 which should be removed or obscurely glazed.  The agent has been requested 
to address this. 
 
Plot 3 would be sited 22m from No. 73 front to rear elevations which is acceptable. 
 
The relationship to the properties on is an acceptable one with appropriate separation 
distances.  Provided the gable ones in plot one are addressed there would be no 
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overlooking of an unacceptable nature and the relationship between the properties is 
sufficient to ensure that residential amenity is safeguarded.  

 
5. Layout, Design and Materials 
 
Plots 1 and 2 will be three bed semi-detached and plot 3 a five bed detached. 
 
The materials proposed are natural stone and blue slate. 
 
The agent has amended the layout plans and housetypes to reduce the amount of built 
form on the site and allow for more green space around the buildings which is an 
improvement. 
 
The design and materials are acceptable and are in keeping with the adjacent more 
modern style of housing and therefore accord with Pendle Local policy ENV2. 
 

6. Landscaping, Protected Trees and Ecology 
 
The proposed dwellinghouses would not raise any undue concerns relating to existing 
protected trees in terms of siting and layout.   
 
An Arboricultural Impact Assessment has been submitted in support of this application 
which concluded that the three mature trees on the site should be retained. 
 
Appropriate tree protection measure will be required during the construction period and 
this can be controlled by an appropriate condition. 
 
An Ecology report has been submitted in support of this application which advises 
precautionary mitigation measures as part of the proposed development work of 
demolition and build. 
 
This can be conditioned by an appropriate condition. 
 
An appropriate landscaping scheme would need to be submitted and agreed. This can 
be controlled by an appropriate condition. 
 
This is acceptable and accords with policies 14 and 16. 
 
7. Drainage 

 
Details have been submitted of the proposed drainage which indicates that a soakaway 
will be provided within the site.   
 
Comments from the appropriate Drainage bodies are awaited and will be reported to the 
meeting. 
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A condition would need to be attached to ensure acceptable details of the drainage 
proposals are submitted and agreed. 
 
8. Highways Issues 
 
Gaylands Lane is unadopted highway. 
 
Comments have been received from LCC regarding changes to the scheme.  In 
principle the proposal is acceptable and the agent is seeking to provide amendments 
which address these concerns. 
 
Given the small increase in vehicular movements any issues can be addressed or 
controlled by appropriate conditions. 
 
The agent has been requested to address the comments received from LCC Highways 
and any amended plans will be reported to the meeting. 
 
There is no objection to the scheme in principle on highway grounds and therefore 
subject to the agreement of the agent the issues raised can be dealt with by appropriate 
conditions.  These will be updated and reported to the meeting.   
 
The proposed site layout allows for a total of ten car parking spaces within the site.   
 
The five bed detached (plot 3) would have a single garage and driveway to 
accommodate at least two cars whilst the three bed semi’s would have parking for two 
cars.  
 
This is acceptable and accords with policy 31. 
 
Summary 
 
The proposal for a residential unit is acceptable in this location with the design and 
materials being appropriate for this site.  The proposal would not adversely impact on 
residential amenity and is acceptable in terms of design, material and parking provision 
and therefore accords with policies SDP1, SDP2, SDP3, ENV1, ENV2, LIV1, LIV5 of the 
Adopted Local Plan Part 1 and policies 14, 16 and 31 of the Replacement Pendle Local 
Plan. 

 
Reason for Decision 
 
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that 
applications be determined in accordance with the development plan unless material 
considerations indicate otherwise. The proposal for three dwellinghouses is acceptable 
subject to appropriate conditions.  The development complies with the development 
plan. There is a positive presumption in favour of approving the development and there 
are no material reasons to object to the application. 
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RECOMMENDATION: Approve 

 
Subject to the following conditions: 
 
1. The proposed development hereby permitted shall be begun before the expiration 
of three years from the date of this permission. 
 
Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990, as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004. 
 
2. The development hereby permitted shall be carried out in accordance with the 
following approved plans:  
 

1:1250 plan, 5262-01A, 52562-04, 5262 – 02, 5262 – 03, 5262 – 07, 5262 – 05 & 5262 
– 06. 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 
3. Prior to the commencement of development a scheme for the disposal of foul and 
surface water shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall provide for separate systems for foul and surface waters 
and be constructed and completed in accordance with the approved plans before the 
first dwelling is occupied. 
 
Reason: To control foul and surface water flow disposal and prevent flooding. 
 
4. For the full period of construction, facilities shall be available on site for the 
cleaning of the wheels of vehicles leaving the site and such equipment shall be used as 
necessary to prevent mud and stones being carried onto the highway. The roads 
adjacent to the site shall be mechanically swept as required during the full construction 
period.  
 
Reason: To prevent stones and mud being carried onto the public highway to the 
detriment of road safety.  
 
5. Prior to the commencement of development a detailed landscaping scheme shall 
have been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall be submitted at a scale of 1:200 and shall include the following: 
 

a. the exact location and species of all existing trees and other planting to be 
retained; 
b. all proposals for new planting and turfing indicating the location, arrangement, 
species, sizes, specifications, numbers and planting densities; 
c. an outline specification for ground preparation; 
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d. all proposed boundary treatments with supporting elevations and construction 
details; 
e. all proposed hard landscape elements and pavings, including layout, materials 
and colours; 
f. the proposed arrangements and specifications for initial establishment 
maintenance and long-term maintenance of all planted and/or turfed areas. 

 
The approved scheme shall be implemented in its entire approved form within the first 
planting season following the substantial completion of the development. Any tree or  
other planting that is lost, felled, removed, uprooted, dead, dying or diseased, or is 
substantially damaged within a period of five years thereafter shall be replaced with a 
specimen of similar species and size, during the first available planting season following 
the date of loss or damage. 
 
Reason: To ensure that the development is adequately landscaped so as to 
integrate with its surroundings. 
 
6. The proposed development shall not be brought into use unless and until the car 
parking shown on the approved plan has been constructed, surfaced, sealed, drained 
and marked out in accordance with details to be submitted to and agreed in writing by 
the Local Planning Authority. The three parking spaces and turning area shall thereafter 
always remain unobstructed and available for parking and turning purposes. 
 
Reason:  In order to provide sufficient off street parking for the development in the 
interests of highway safety.  
 
7. The development shall be carried out in accordance with the mitigation plan set 
out in the Preliminary Ecological Appraisal dated April, 2017 by Simply Ecology section 
6. 
 
Reason: For the avoidance of doubt and in order to prevent loss of biodiversity. 
 
8. Unless approved in writing by the Local Planning Authority no ground clearance, 

demolition, changes of level or development or development-related work shall 
commence until protective fencing, in full accordance with BS 5837 : 2012 has been 
erected around each tree/tree group or hedge to be preserved on the site or on 
immediately adjoining land, and no work shall be carried out on the site until the 
written approval of the Local Planning Authority has been issued confirming that the 
protective fencing is erected in accordance with this condition.  Within the areas so 
fenced, the existing ground level shall be neither raised nor lowered.  Roots with a 
diameter of more than 25 millimetres shall be left unsevered.  There shall be no 
construction work, development or development-related activity of any description, 
including the deposit of spoil or the storage of materials within the fenced areas.  
The protective fencing shall thereafter be maintained during the period of 
construction. 
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All works involving excavation of soil, including foundations and the laying of 
services, within the recommended distance calculated under the BS 5837 (2012) of 
the trees to be retained on the site, shall be dug by hand and in accordance with a 
scheme of works which has been submitted to and approved by the Local Planning 
Authority, prior to the commencement of works. 
 

 Reason: To prevent trees or hedgerows on site from being damaged during 
building works. 

 
9. Before the dwelling unit is occupied waste containers shall be provided on each plot.  

 
Reason: To ensure adequate storage facilities for domestic refuse, in the interest of 

residential amenity. 
 

 


