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REPORT TO BARROWFORD COMMITTEE 11TH JUNE 2020 
 
Application Ref:      20/0119/PIP 
 
Proposal: Permission in Principle: Erection of up to four dwellings. 
 
At: Land To The East of Osbourne Terrace, Osbourne Terrace, 

Newchurch in Pendle. 
 
On behalf of: Mr Steve Fisher 
 
Date Registered: 25.02.2020 
 
Expiry Date: 12.06.2020 
 
Case Officer: Charlotte Pinch 
 

Site Description and Proposal 

This application has been brought before committee as it has received more than 
three objections.  
 
The application site is a piece of undeveloped agricultural land, directly adjacent to 
Osborne Terrace to the west and a sewage works to the north. The site is located 
outside the settlement boundary, within Open Countryside. It is also on land 
designated as Forest of Bowland Area of Outstanding Natural Beauty (AONB) and 
Newchurch and Spenbrook Conservation Area. 
 
The proposal is for the erection of up to four dwellings. The principle of residential 

development in this location is the only aspect to be considered as part of this 

application. 

Relevant Planning History 

None relevant. 
 

Consultee Response 

LCC Highways 
 
The existing road along the development frontage is a single vehicle width, privately 
maintained, partly unmade with no formal road drainage or street lighting. Measures 
to improve the road along the development frontage will be necessary to provide a 
widened, paved, drained and lit access to serve the development traffic.  
 
It is essential that the existing road fronting the development site is within the red 
edge and that the third party landowner of the road fronting the development site 
gives authority for the applicant to improve the section of road.  
 
If the road cannot be improved then there would be an objection in principle to the 
proposal.  
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Should this matter be resolved satisfactorily then there is no objection.  
 
The junction of Osborne Terrace and Spenbrook Road is sufficient to accommodate 
the additional traffic.  
 
Osborne Terrace is an unclassified road with a 30mph speed limit. The first 100m 
length from its junction with Spenbrook Road is adopted highway and then it 
becomes public footpath 20 as it continues to the east.  
 
The formation of a site access with adequate visibility splays on the development 
frontage is achievable. 
 
There are a number of matters that will need addressing at technical details 
stage which include:-  
 
1. Improve the existing road along the development frontage by widening, paving, 
draining and lighting.  

 

2. Provide a paved, drained site access with visibility splays of 2.4m by 43m in both 
directions.  
 
3. Provide adequate access for refuse collection and emergency vehicles in 
accordance with the Manual for Streets.  
 
4. Seek consent from Lancashire County Council Flood Risk Team for works in 
proximity to the watercourse including any culverting or diversion of the route.  
 
5. Protect the route of footpath 33 which runs through the site along the western 
side.  
 
6. Provide off-street car parking for each dwelling in accordance with the Pendle 
Borough Council parking standards, 2 spaces for 2-3 bedroom dwelling and 3 
spaces for 4+ bedrooms. Provide secure covered cycle parking for at least 2 cycles 
and an electric vehicle charging point at each dwelling.  
 
PBC Countryside Access Officer 
 
Public footpath 33 runs through the site and therefore any development proposals 
should avoid any interference with this line.  
 
If Planning in Principle is granted then an advisory note should be included to advise 
of the presence of the public footpath.  
 
Suggested note  
 
The developer should take note of all the public footpaths running through the site 
and take utmost care to ensure that these are kept undisturbed and free of 
obstruction during the course of the development. Any breach of the legislation 
which protects public rights of way can result in legal action, fines and default action 
carried out and re-charged to the landowner. Any proposals for the temporary 



4 
 

diversion or closure of a footpath should be made to Lancashire County Council’s 
public rights of way team. An enquiry about permanently diverting or closing the 
footpath may be made to Pendle Council. 
 
Lancashire Fire and Rescue 
 
No objection. 
 
United Utilities 
 
Drainage   
  
In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate 
system with foul water draining to the public sewer and surface water draining in the 
most sustainable way. The NPPG clearly outlines the hierarchy to be investigated by 
the developer when considering a surface water drainage strategy. We would ask 
the applicant to consider the following drainage options in the following order of 
priority:   
  
1. into the ground (infiltration);  
2. to a surface water body;  
3. to a surface water sewer, highway drain, or another drainage system;  
4. to a combined sewer. 
 
We recommend the applicant implements the scheme in accordance with the 
surface water drainage hierarchy outlined above.  
  
Should the applicant receive Planning in Principle permission for this proposal, 
United Utilities will review the drainage element of any application for Technical 
Detail Consent in line with the surface water hierarchy. Our consideration of the 
drainage proposals in line with the drainage hierarchy will be reflected in our 
response to the Local Planning Authority which is likely to include a suggested 
condition relating to drainage. Should the applicant propose to connect surface water 
to the public sewer, we will request evidence to show that the previous options 
detailed in the hierarchy have been fully investigated and discounted.    
 
Water supply   
  
If the applicant intends to obtain a water supply from United Utilities for the proposed 
development, we strongly recommend they engage with us at the earliest 
opportunity. If reinforcement of the water network is required to meet the demand, 
this could be a significant project which should be accounted for in the project 
timeline for design and construction.   
  
Please note, all internal pipework must comply with current Water Supply (water 
fittings) Regulations 1999.  
  
United Utilities’ property, assets and infrastructure  
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The applicant should consider the proximity of the site to the nearby wastewater 
treatment works with the appropriate offsets to the proposed development.   
  
According to our records there are no legal easements affected by the proposed 
development.  
  
Where United Utilities’ assets exist, the level of cover to the water mains and public 
sewers must not be compromised either during or after construction. 
 
For advice regarding protection of United Utilities assets, the applicant should 
contact the teams as follows:  Water assets – DeveloperServicesWater@uuplc.co.uk 
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk  
  
It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact 
relationship between any United Utilities' assets and the proposed development.   
 
Goldshaw Booth Parish Council 
 
Object to the proposed development on the following grounds: 
 

1. The site is within an Area of Outstanding Natural Beauty. The National Planning Policy 
Framework (February 2019) states “Great weight should be given to conserving and 
enhancing landscape and scenic beauty in National Parks, the Broads and Areas of 
Outstanding Natural Beauty, which have the highest status of protection in relation to these 
issues”. This proposal does not conserve or enhance landscape and scenic beauty. 
 

2. Pendle Borough Councils Core Strategy 2011-2030, also states that “In determining 
proposals which affect the Forest of Bowland Area of Outstanding Natural Beauty (AONB) 
great weight will be given to conserving its landscape and scenic beauty. In addition, 
proposals will be considered on a needs basis, should be in scale with, and have respect for 
their surroundings and be in line with the AONB Management Plan objectives. Proposals in 
the AONB should have regard to the Forest of Bowland AONB SPG, or its replacement”. It is 
the opinion of the Parish Council that there is not a “needs basis” given that a 29 new homes 
development is currently under construction in Spenbrook.   

 

3. The area is adjacent to a stream which increasingly floods on a regular basis. The response 
from Lancashire County Council makes reference to seeking consent from LCC Flood Risk 
team for works in proximity to the watercourse. 
 

4. The field is within open countryside and apart from cattle, horses and sheep grazing, there 
are a number of birds, deer and wildlife that would be disturbed. 

 

5. There are concerns over access to the development and vehicular access is via narrow 
country lanes.  The consultee response from Lancashire County Council makes reference to 
matters that will need to be addressed which include improvements to the road by 
widening, paving, draining and lighting. 
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6. There are several other points that the Highways and Transport letter raise, relating to 
visibility splays, access for emergency vehicles and off street parking, all of which are also 
concerns for the Parish Council. 
 

7. There is a clapper bridge in the area, covered by grass which, it is believed is of historical 
significance. 

 

Public Response 

Twelve letters of objection were received from neighbouring occupiers, however two 
of the letters were from the same property, therefore the total number of valid 
objections is ten. Their comments can be summarised as follows: 
 

- Harm to views from existing properties. 
- Reduction in the value of surrounding properties. 
- Increased noise and traffic in the area. 
- Overdevelopment of the area and sufficient new development being built in the area at the 

minute. 
- Proposed development is on a green-field site within the AONB. 
- Access to Spen Brook is via steep, twisting lanes, which cannot accommodate additional 

traffic. 
- The plot of land has not been previously developed. 
- The site supports a range of wildlife, which would be disturbed. 
- The proposed access cannot meet the width requirements as set out by LCC Highways. 
- This could set a precedent for larger housing developments in the future. 
- Existing issues with drainage and flooding in the area. 
- Already a lack of facilities in the area, further housing will exacerbate this. 
- The site is within the open countryside and Newchurch and Spenbrook Conservation Area. 
- The access track is not owned by the applicant, but privately by residents. 
- There is a footpath running through the proposed site. 
 

Officer Comments 

This is an application for a Permission in Principle (“PiP”). This is a form of planning 
application that has been specifically allowed to come forward as an alternative to 
normal planning applications.  
 
The scope of permission in principle is limited to location, land use and the amount 

of development. A decision must be made in accordance with relevant policies in the 

development plan but based around the three factors. There is no other specific 

guidance about the way a PiP should be considered other than considering it based 

on existing prevailing planning policies. 

A site that benefits from a PiP would then be subject of a further application for 

approval of technical details. It is regrettable that there has been no adequate 

guidance on what this would entail but in basic terms a Council can require any 

necessary details to be considered at the technical stage. The principle could not 

however be revisited at that stage. 
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Policy  

 

Local Plan Part 1: Core Strategy 

Policy SDP1 (Presumption in Favour of Sustainable Development) sets out the 
presumption in favour of sustainable development which runs through the plan. 
 
Policy SDP2 (Spatial Development Principles) states that new development within 
settlement boundaries will be acceptable, unless it is an exception outlined in the 
Framework or elsewhere in the LPP1. 
 
Policy LIV1 (Housing Provision and Delivery) sets out the housing requirement for 
Pendle, on allocated sites within settlements. 
 
Policy ENV1(Protecting and Enhancing Our Natural and Historic Environments) 
states that the historic environment and heritage assets of the borough (including 
Listed Buildings, Conservation Areas, Scheduled Monuments, non-designated 
assets and archaeological remains), including and their settings, will be conserved 
and where appropriate should be enhanced. 
 
Policy ENV2 (Achieving Quality in Design and Conservation) All new development 
should viably seek to deliver the highest possible standards of design, in form and 
sustainability, and be designed to meet future demands whilst enhancing and 
conserving our heritage assets. 
 
Replacement Pendle Local Plan 
 
Saved 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 the 
Framework, taken as a whole, constitute the Government’s view of what sustainable 
development in England means in practice for the planning system.  
 
Forest of Bowland AONB Supplementary Planning Guidance 2003 
 
Conservation Area Design and Development Guidance Supplementary Planning 
Document 2008 
 
Supplementary Planning Guidance: Development in the Open Countryside 2002. 
 
Principle of Development 

The application site is located within the Open Countryside, although it is directly 

adjacent to the settlement boundary. Paragraph 78 of the Framework deals with rural 

housing, it states that “To promote sustainable development in rural areas, housing 
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should be located where it will enhance or maintain the vitality of rural communities. 

Planning policies should identify opportunities for villages to grow and thrive, 

especially where this will support local services.” Policy LIV1 deals with housing 

provision and delivery. It states that until such time that the Council adopts the 

Pendle Local Plan Part 2, sustainable sites outside but close to a settlement 

boundary, which make a positive contribution to the five-year supply of housing land 

will be supported. 

The proposed development is sited directly adjacent to the settlement boundary, 

which runs along the western boundary of the site. It is in line with the existing row of 

dwellings at Osborne Terrace and would not protrude beyond the front or rear 

boundaries of these properties. The sites proximity to the existing settlement and 

residential dwellings would constitute a sustainable location, which would make a 

positive contribution of up to four dwellings to the housing land supply. Whilst it has 

not been adopted yet, the Pendle Local Plan: Part 2 has identified this site as an 

option for future housing development. 

The application site is located within the Forest of Bowland AONB. Paragraph 172 of 

The Framework, states that “great weight should be given to conserving and 

enhancing the landscape and scenic beauty in National Parks, the Broads and Areas 

of Outstanding Natural Beauty, which have the highest status of protection in relation 

to these issues.” The AONB SPG advises that the AONB is not suitable for major 

housing developments, however policy must allow for housing to meet the needs of 

local people. The SPG also states that all proposals for new housing must meet a 

valid local need and must be accompanied by a Housing Needs Statement 

demonstrating the development would meet such a need. This guidance was 

adopted in 2003, when development outside of settlement boundaries was not 

acceptable. This requirement for a housing needs statement is not compliant with the 

NPPF and therefore is not necessary when assessing this proposal. 

The proposed development site is located within a valley, so as not to be prominent 

in the landscape. It is sited directly adjacent to existing residential development to 

the west, a sewage works to the north and a farm complex to the east. The site is 

well screened and only noticeable when in close proximity, approaching from 

Osborne Terrace. This application is not a major scheme as defined in planning 

legislation. Although design, scale or layout of the proposed dwellings cannot be 

considered as part of this application, up to four dwellings in this location would not 

prevent panoramic views or a sense of openness in this area, nor would it result in a 

dominant form of development that would cause significant harm to the AONB. 

There have been no technical reasons identified as to why Spenbrook and 

Newchurch-In-Pendle could not sustain up to four new additional dwellings. 

In this instance the proposed site would be in a sustainable location and the principle 

of housing acceptable, which accords with Policy LIV1 and the NPPF.  
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Other Matters 

Comments have been received regarding noise and traffic, visual impacts, flooding 

and drainage issues and land ownership. This Permission in Principle application 

can only consider the principle of development, including location, land use and the 

amount of development. Therefore, factors outside of this cannot be considered as 

part of this application and must be dealt with at the technical details consent stage. 

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 acceptable in 

principle. There is a positive presumption in favour of approving the development 

and there are no material reasons to object to the application. 

RECOMMENDATION: Approve 

INFORMATIVE 

 

As part of a technical details application the following information should be 

provided: 

- Plans, including location plan, site plan, elevation and floor plans. 
- Planning Statement. 
- Heritage Statement. 
- Contamination Survey 
- Foul and Surface Water Drainage Scheme. 
- Ecology Survey. 
- Landscaping Scheme. 
 

 
 

Application Ref:      20/0119/PIP 
 
Proposal: Permission in Principle: Erection of up to four dwellings. 
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At: Land To The East of Osbourne Terrace, Osbourne Terrace, 

Newchurch in Pendle. 
 
On behalf of: Mr Steve Fisher 
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REPORT TO BARROWFORD COMMITTEE 11TH JUNE 2020 
 
Application Ref:      20/0203/PIP 
 
Proposal: Permission in Principle: Erection of up to two dwellinghouses. 
 
At: Land To The South West of Goldshaw Court, Well Head Road, 

Newchurch-In-Pendle 
 
On behalf of: Mr Steven Barnes 
 
Date Registered: 20.03.2020 
 
Expiry Date: 12.06.2020 
 
Case Officer: Charlotte Pinch 
 

Site Description and Proposal 

This application has been brought before committee as it has received more than 
three objections.  
 
The application site is a piece of undeveloped agricultural land, directly adjacent to 
Well Head Road, between ‘Sunnyhurst’ to the SW and Goldshaw Court to the NE. 
The site is located outside the settlement boundary, within Open Countryside. It is 
also on land designated as Forest of Bowland Area of Outstanding Natural Beauty 
(AONB) and Newchurch and Spenbrook Conservation Area. 
 
The proposal is for the erection of up to two dwellings. The principle of residential 

development in this location is the only aspect to be considered as part of this 

application. 

Relevant Planning History 

None relevant. 
 

Consultee Response 

LCC Highways 
 
Principle matters  
The proposed development site would be accessed directly from the adopted 
highway network on Well Head Road. Well Head Road is a classified road (C670), 
categorised as a secondary distributor road, and subject to a maximum national 
speed limit of 60mph. 
  
For a road with a speed limit of 60mph a Stopping Sight Distance (SSD) of 215m 
should be provided. We do not consider that these visibility splays at the proposed 
site access onto Well Head Road can be achieved due to the road layout in both 
directions.  
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However, given the narrowness of the carriageway, and the location relative to the 
junction with Spenbrook Road (subject to a 30mph maximum speed limit) it is likely 
that traffic could be travelling below the maximum speed limit and a shorter SSD 
could be accepted. This would need to be supported through data obtained by an 
appropriate traffic survey. Advice on the timing of any such survey should be sought 
from the highway authority due to the current national travel restrictions.  
 
If satisfactory visibility splays cannot be provided at the new site access then there 
would be an objection in principle to the proposal.  
 
However, should this matter be resolved satisfactorily then there would no objection.  
Whilst the site has a low sustainability score, given the distance from the majority of 
local amenities and facilities, and the consequent reliance on the use of private 
motor vehicles, it is located between two blocks of existing residential properties. 
 
The carriageway on Well House Road widens slightly outside the development site 
providing an informal passing place. This should not be included in the site curtilage 
or form part of any driveway/manoeuvring area.  
 
Technical details stage  
If Permission in Principle is granted there are a number of matters that would need 
addressing at the technical details stage. These include, but are not exclusive to:  
 

 Provide a new vehicular access – including construction, surfacing and drainage details – and 
appropriate visibility splays, based on survey data.  

 Provide off-road car parking for each dwelling in accordance with the Pendle Borough 
Council's Parking Standards. That is, two spaces for two – three bedroom dwellings and 
three spaces for four plus bedrooms. There should also be adequate internal manoeuvring 
space to allow vehicles to enter/leave the site in forward gear.  

 Provide secure, covered cycle parking for at least two cycles and an electric vehicle charging 
point at each dwelling.  

 To be counted as one parking space single garages should have minimum internal 
dimensions of 6 x 3m. This size of garage could also provide secure storage for two cycles.  

 
Goldshaw Booth Parish Council 
 
The Parish Council object to the application for the following reasons:-  
 
1. The site is within an Area of Outstanding Natural Beauty. The National Planning 
Policy Framework (February 2019) states “Great weight should be given to 
conserving and enhancing landscape and scenic beauty in National Parks, the 
Broads and Areas of Outstanding Natural Beauty, which have the highest status of 
protection in relation to these issues”. This proposal does not conserve or enhance 
landscape and scenic beauty.  
 
2. Pendle Borough Councils Core Strategy 2011-2030, also states that “In 
determining proposals which affect the Forest of Bowland Area of Outstanding 
Natural Beauty (AONB) great weight will be given to conserving its landscape and 
scenic beauty. In addition, proposals will be considered on a needs basis, should be 
in scale with, and have respect for their surroundings and be in line with the AONB 
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Management Plan objectives. Proposals in the AONB should have regard to the 
Forest of Bowland AONB SPG, or its replacement”. It is the opinion of the Parish 
Council that there is not a “needs basis” given that a 29 new homes development is 
currently under construction in Spenbrook.  
 
3. The field is within open countryside and apart from cattle, horses and sheep 
grazing, there are a number of birds, deer and wildlife that would be disturbed.  

 

4. There are concerns over access to the development and vehicular access is via 
narrow country lanes. The consultee response from Lancashire County Council 
makes reference to matters that will need to be addressed which include Stopping 
Sight Distance for which a survey is required.  
 
5. There are several other points that the Lancashire County Council letter raises, 
relating to visibility splays, and off street parking, all of which are also concerns for 
the Parish Council.  
 
6. The site falls outside the development of Newchurch in Pendle.  
 
Goldshaw Booth Parish Council opposes the application and trust you will 
recommend that this should be refused. 
 

Public Response 

Four letters of objection were received from neighbouring occupiers, their comments 

can be summarised as follows: 

 

- Overdevelopment of the AONB and Conservation Area. 
- Already considerable development at Spen Brook Mill, therefore any further development 

should be on a needs basis in the AONB. 
- Concerns over the capacity of the sewage and waste provisions in the area. 
- The site has recently been separated from a larger equestrian field. 
- Impacts on the wildlife and would not be an ecological enhancement. 
- Privacy impacts to the side and rear of the development. 
- Insufficient access and a poor line of sight from the site. 
- Well Head road suffers from excessive speed and large machinery. 
- The submitted planning statement incorrectly refers to a development in Pateley Bridge. 
- Full neighbour notifications to adjacent occupiers have not been undertaken. 
- Removal of trees and shrubs as a result of the proposed development. 
- Detrimental impact visually and will be visible for miles around. 
- Permission was only granted on Goldshaw Court adjacent as they were replacement 

buildings and were subject to many planning restrictions. 
- Unique appearance of a historic settlement, with few new build houses, should be 

preserved. 
- Highly prominent location, would disturb views of the open countryside. 
- Would disturb the use of popular walking routes. 
- Sustainability of further new houses is undermined by a lack of local employment and shops 

for provisions. 
 

Officer Comments 
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This is an application for a Permission in Principle (“PiP”). This is a form of planning 

application that has been specifically allowed to come forward as an alternative to 

normal planning applications.  

 
The scope of permission in principle is limited to location, land use and the amount 

of development. A decision must be made in accordance with relevant policies in the 

development plan but based around the three factors. There is no other specific 

guidance about the way a PiP should be considered other than considering it based 

on existing prevailing planning policies. 

A site that benefits from a PiP would then be subject of a further application for 

approval of technical details. It is regrettable that there has been no adequate 

guidance on what this would entail but in basic terms a Council can require any 

necessary details to be considered at the technical stage. The principle could not 

however be revisited at that stage. 

Policy  

 

Local Plan Part 1: Core Strategy 

Policy SDP1 (Presumption in Favour of Sustainable Development) sets out the 
presumption in favour of sustainable development which runs through the plan. 
 
Policy SDP2 (Spatial Development Principles) states that new development within 
settlement boundaries will be acceptable, unless it is an exception outlined in the 
Framework or elsewhere in the LPP1. 
 
Policy LIV1 (Housing Provision and Delivery) sets out the housing requirement for 
Pendle, on allocated sites within settlements. 
 
Policy ENV1(Protecting and Enhancing Our Natural and Historic Environments) 
states that the historic environment and heritage assets of the borough (including 
Listed Buildings, Conservation Areas, Scheduled Monuments, non-designated 
assets and archaeological remains), including and their settings, will be conserved 
and where appropriate should be enhanced. 
 
Policy ENV2 (Achieving Quality in Design and Conservation) All new development 
should viably seek to deliver the highest possible standards of design, in form and 
sustainability, and be designed to meet future demands whilst enhancing and 
conserving our heritage assets. 
 
Replacement Pendle Local Plan 
 
Saved Policy 31 of the Replacement Pendle Local Plan sets out the maximum 
parking standards for development. 
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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 the 
Framework, taken as a whole, constitute the Government’s view of what sustainable 
development in England means in practice for the planning system.  
 
Forest of Bowland AONB Supplementary Planning Guidance 2003 
 
Conservation Area Design and Development Guidance Supplementary Planning 
Document 2008 
 
Supplementary Planning Guidance: Development in the Open Countryside 2002. 
 
Principle of Development 

The application site is located within the Open Countryside, although it is within 30m 

of the settlement boundary. Paragraph 78 of the Framework deals with rural housing, 

it states that “To promote sustainable development in rural areas, housing should be 

located where it will enhance or maintain the vitality of rural communities. Planning 

policies should identify opportunities for villages to grow and thrive, especially where 

this will support local services.” Policy LIV1 deals with housing provision and 

delivery. It states that until such time that the Council adopts the Pendle Local Plan 

Part 2, sustainable sites outside but close to a settlement boundary, which make a 

positive contribution to the five-year supply of housing land will be supported. 

The proposed development is sited within 30m of the settlement boundary, which 

runs through 8-12 Goldshaw Court to the NE of the application site. The site is in line 

with the existing dwellings to the SW of ‘Sunnyhurst’ and ‘West Lynn’ and would not 

protrude beyond the front or rear boundaries of these properties. The sites proximity 

to the existing settlement and residential dwellings would constitute a sustainable 

location, which would make a positive contribution of up to two dwellings to the 

housing land supply.  

The application site is located within the Forest of Bowland AONB. Paragraph 172 of 

The Framework, states that “great weight should be given to conserving and 

enhancing the landscape and scenic beauty in National Parks, the Broads and Areas 

of Outstanding Natural Beauty, which have the highest status of protection in relation 

to these issues.” The AONB SPG advises that the AONB is not suitable for major 

housing developments, however policy must allow for housing to meet the needs of 

local people. The SPG also states that all proposals for new housing must meet a 

valid local need and must be accompanied by a Housing Needs Statement 

demonstrating the development would meet such a need. This guidance was 

adopted in 2003, when development outside of settlement boundaries was not 

acceptable. This requirement for a housing needs statement is not compliant with the 

NPPF and therefore is not necessary when assessing this proposal. 
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The proposed development site is located directly adjacent to two sets of existing 

residential development. It is viewed within the landscape as an infill plot, directly 

adjacent to the road. To the SW is a pair of semi-detached properties, which when 

viewed from the valley to the SE appear as three storey dwellings set into the 

hillside. The development of Goldshaw Court comprises 6 two storey dwellings, 

which encroach further down the valley than the application site. The land rises 

steeply to the NW of the application site and views are restricted from the SW and 

NE along Well Head Road. 

Whilst it is acknowledged that the site is readily visible when viewed from the valley 

at Spen Brook, it would be viewed as an infill plot between existing dwellings and 

would not be more prominent than them. Moreover, the proposal for two dwellings on 

this size plot, would not result in a cramped form or overdevelopment of the site. The 

materials, size and design of the dwellings, to ensure they respect the character of 

the area, can be dealt with at the technical details stage. 

This application is not a major scheme as defined in planning legislation. Although 

design, scale or layout of the proposed dwellings cannot be considered as part of 

this application, up to two dwellings in this location would not prevent panoramic 

views or a sense of openness in this area, nor would it result in a dominant form of 

development that would cause significant harm to the AONB. 

There have been no technical reasons identified as to why Spenbrook and 

Newchurch-In-Pendle could not sustain up to two new additional dwellings. 

In this instance the proposed site would be in a sustainable location and the principle 

of housing acceptable, which accords with Policy LIV1 and the NPPF.  

Other Matters 

Comments have been received regarding wildlife disturbance, sewage and waste 

pipe capacity, residential amenity and suitable vehicular access. This Permission in 

Principle application can only consider the principle of development, including 

location, land use and the amount of development. Therefore, factors outside of this 

cannot be considered as part of this application and must be dealt with at the 

technical details consent stage. 

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 acceptable in 

principle. There is a positive presumption in favour of approving the development 

and there are no material reasons to object to the application. 

RECOMMENDATION: Approve 
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INFORMATIVE 

 

As part of a technical details application the following information should be 

provided: 

- Plans, including location plan, site plan, elevation and floor plans. 
- Planning Statement. 
- Heritage Statement. 
- Contamination Survey 
- Foul and Surface Water Drainage Scheme. 
- Ecology Survey. 
- Landscaping Scheme. 
- Traffic Survey data. 
 

 
 

Application Ref:      20/0203/PIP 
 
Proposal: Permission in Principle: Erection of up to two dwellinghouses. 
 
At: Land To The South West of Goldshaw Court, Well Head Road, 

Newchurch-In-Pendle 
 
On behalf of: Mr Steven Barnes 
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REPORT TO BARROWFORD AND WESTERN PARISHES COMMITTEE – 09TH 
JUNE 2020  
 
Application Ref: 20/0243/FUL   
 
Proposal: Full: Construction of two three bedroom detached dwellings and one pair 
of semi-detached dwellings (Re-Submission). 
 
At: Garage Site, Back Gisburn Road, Blacko  
  
On Behalf of: Mr Mark Sugden  
 
Date Registered: 09 April, 2020 
 
Expiry Date: 04 June, 2020  
 
Case Officer: Christian Barton  
 
This application has been brought before committee as it has received more than 
two objections.  
 

Site Description and Proposal 

The application site is an area of undeveloped land located immediately adjacent to 
the settlement of Blacko. The site formerly housed a number of glasshouses and 
outbuildings with a row of derelict garages found in the eastern part. It is surrounded 
by terraced dwellings and a Public House to the west, fields to the south and a row 
of garages and allotments to the north. A detached dwelling is found to the southeast 
with a barn with an extant Class Q conversion permission to the northeast.  
 
The application involves the erection of 4 dwellings of two different types. A pair of 
semi-detached dwellings are proposed with two larger detached properties on the 
sites western half. The smaller dwellings would have a cottage style appearance with 
a more modern design proposed for the detached properties.   They would have 
natural stone elevations, blue slate roofs and grey uPVC doors and windows. Each 
dwelling would have its own dedicated garden and parking areas with access gained 
directly off Gisburn Road. This proposal is a resubmission of a previous scheme with 
changes applied to the dwellings design and layout.  
 

Relevant Planning History 

13/15/0578P – Full: Demolition of garage block and erection of three dwellinghouses 
in one row with parking and cycle stores – Approved with Conditions – March 2016.  
 
19/0912/FUL – Full: Erection of No. 4 three bedroom detached dwellings – Refused 
– February 2020.  
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Consultee Response 

LCC Highways – There is no objection to the amended proposal shown on Site 
layout 2018/14/2F - Rev F – dated 20.03.2020. The visibility splays at the site access 
and driveways are shown on the layout and should be kept clear of any obstructions 
above 1m high.  
 
The garages at plots 1 & 2 will count as a secure cycle store, plots 3 & 4 (cottages) 
will require secure, covered cycle stores. In addition an external electric vehicle 
charging point should be provided at each dwelling. A surface water drainage 
scheme should be submitted to ensure that no water from the development site is 
deposited onto the public highway Gisburn Road. 
 
PBC Environmental Health – Conditions should be added to any approval regarding 
a Construction Method Statement, a Contamination Method Statement, controlling 
the hours of construction materials deliveries, noise, vibrations and dust from the 
construction phase and burning onsite.  
 
PBC Rights of Way – The additional housing will increase the volume of private 
residential traffic using 13-9 FP92 but this would continue to be at relatively low 
levels and would not cause any significant inconvenience to pedestrians. The effects 
of the development on the footpath are likely to be of more concern during the 
development because of the impact of construction vehicles and other plant and 
machinery using the footpath. As a result of this likely impact we would request that 
a note is added to any planning permission to draw the developer’s attention to the 
presence of the right of way.  
 
Public footpath 13-9 FP41 is an unmade public footpath. The plans submitted show 
that a post and wire fence would be installed on the western edge of the footpath 
leaving a width 2.0m for the footpath. The corner of the nearest proposed building 
would be just over 2.5 metres from the fence line and footpath, but there is no 
indication of the extent to which any excavations will be required so that the house 
sits level in the land. Therefore, the developer will need to take great care not to 
encroach onto the site of the footpath during construction, and will need to ensure 
that there is no lasting impact on the footpath by the way in which site is levelled and 
landscaped. Again, a note added to the planning permission would be very helpful. 
 
United Utilities – It is the applicant's responsibility to investigate the possibility of any 
United Utilities’ assets potentially impacted by their proposals and to demonstrate 
the exact relationship between any United Utilities' assets and the proposed 
development. A condition should be attached to any approval to ensure the 
development is drained on a separate system with foul water draining to the public 
sewer and surface water draining in the most sustainable way achievable.  
 
Blacko Parish Council – Blacko Parish Council support the principle of the re-
development of the derelict garage colony which is brownfield land, but do not 
support the current application which is not sympathetic with the existing modest 
cottage properties. We object on the basis of the poor design of the proposal, which 
fails to take any opportunities for improving the character, quality of the area and the 
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way it functions; thus posit that the development should be refused as per paragraph 
130 of the National Planning Policy Framework. 
 
National Grid (Cadent) – Informative notes regarding gas infrastructure should be 
included on any decision notices approving this application.  
 

Public Response 

A site notice has been posted and public comments have been received objecting on 
the following grounds; 
 

 Vehicle access to the site is not suitable for the proposed development; 

 The site currently generates no traffic; 

 The proposed design is not appropriate for the adjacent cottages.  
 

Officer Comments 

The main considerations for this application are the principle of the development, 
design, residential amenity, highways, drainage and environmental impacts.  
 
1. The relevant Pendle Borough Council Local Plan Part 1: Core Strategy 

(2011 – 2030) policies are:  
 

 CS Policy SDP2 (Spatial Development Principles) states that proposals to 
develop outside of a defined settlement boundary (i.e. within the open 
countryside) will only be permitted for those exceptions identified in the 
Framework, or policies in a document that is part of the development plan for 
Pendle;  

 

 CS Policy ENV1 (Protecting and Enhancing our Natural and Historic 
Environments) seeks to ensure a 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;  

 

 CS Policy ENV2 (Achieving Quality in Design and Conservation) 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 the wider locality;  

 

 CS Policy ENV4 (Promoting Sustainable Travel) requires new development to 
have regard to potential impacts that may be caused on the highway network. 
Where residual cumulative impacts cannot be mitigated, permission should be 
refused; 

 

 CS Policy ENV5 (Pollution and Unstable Land) states that new development is 
required to address the risks arising from contaminated land or unstable land, 
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including that arising from mining legacy, through remediation work that makes 
the site suitable for the proposed end use; 

 

 CS Policy LIV1 (Housing Provision and Delivery) sets out the Councils 
requirement to deliver new housing at a rate of 298 dwellings per annum. 
Proposals for housing outside of but close to the settlement boundary are 
supported in sustainable locations;  

 

 CS Policy LIV5 (Design Better Places to Live) states that the layout and design of 
new housing should reflect the site surroundings, and provide a quality 
environment for its residents, whilst protecting the amenity of neighbouring 
properties. Provision for open space and/or green infrastructure should be made 
in all new housing developments. 

Other policies and guidance’s are also relevant:  
 

 Saved Policy 31  of the Replacement Local Plan (Parking) sets out 
appropriate parking standards for new housing developments; 

 

 The adopted Design Principles Supplementary Planning Document (SPD) 
sets out the aspects required for good design in relation to residential amenity;  
 

 The Development in the Open Countryside Supplementary Planning Guidance 
(SPG) provides guidance on the appropriate positions of new buildings alongside 
the materials which would be acceptable for rural buildings.  

 
National Planning Policy Framework (The Framework)  
 

 Paragraph 11 of the Framework states that plans and decisions should apply a 
presumption in favour of sustainable development. For decision-taking this 
means:  

 
c) Approving development proposals that accord with an up-to-date development 
plan without delay; or  
 
d) Where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date (including where a 
local planning authority cannot demonstrate a five year supply of deliverable housing 
sites), granting permission unless:  
 
I. The application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 
proposed (including policies relating to designated heritage assets); or  

II. Any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole.  
 

There is a presumption in favour of sustainable development as set out in Paragraph 
11. Applications that conform to the development plan should be approved. Where 
policies are out-of-date development should be approved unless the policies in the 
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Framework provide a clear reason for refusing (the policies which apply are set out 
in footnote 6) or any adverse impacts of approving would significantly and 
demonstrably outweigh the benefits. This is commonly referred to as ‘the tilted 
balance’. 
 
In broad terms a five year supply of housing is calculated by assessing how many 
units are required per annum, adding or subtracting houses delivered or under 
delivery, adding in the appropriate buffer for under delivery and then assessing how 
many houses can be brought forward within 5 years on sites. Pendle currently has a 
4.6 years supply of housing land and the tilted balance is therefore applicable to 
housing schemes.   
 
2. Principle of Housing  
 
The application site is located directly adjacent to the settlement boundary. 
Residential properties are positioned to two sides and services, facilities and regular 
public transport links are all within walking distance. The development would be 
within a sustainable location for housing and is acceptable in principle thereby 
according with Policies SDP2 and LIV1.  
 
3. Design and Visual Amenity 
 
This proposal would constitute as back land development with the site being located 
on the transitional cusp between urban form and open land beyond to the east. 
When viewed from public vantage points to the south and east the proposed 
dwellings would be predominantly taken in the context of the terraced cottages along 
Gisburn Road though a large detached house and agricultural building with an extant 
permission for a residential conversion also contribute to the setting of the immediate 
location. The proposed dwellings would be contained within that existing cluster of 
buildings.  
 
The overall configuration and position of the site means that the dwellings would not 
contribute to or impact on the wider street scene in general. Therefore, the main 
design considerations should be how the proposal sits within its immediate 
surroundings and potentially affects the character of the wider area. Concerns have 
been raised about layout of the development along with how it would integrate with 
the urban grain of the village. Amended plans have been submitted showing a cul-
de-sac with a staggered and organic housing layout. It is acknowledged that the 
majority of the dwellings in Blacko stagger main roads though a number of cul-de-
sacs with more modern dwellings branch off those highways and this proposal would 
align with those existing developments. Moreover, the relief of the land which slopes 
upwards to the east towards the open countryside, alongside interspersed 
vegetation, would provide natural screening from far reaching views.  
 
Concerns have been raised regarding the dwellings design in relation to the adjacent 
cottages. This amended proposal involves two dwelling types, two of which would 
mimic the appearance of traditional cottages. The two detached dwellings would in 
no way resemble traditional terraced properties yet in this location there is no direct 
policy requirement for them to do so. With this revised scheme each dwelling would 
be afforded a more proportionate plot size in relation to the host dwellings scale and 
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appropriate materials are proposed throughout. When those factors are considered, 
and with suitable conditions in place to control the quality and finish of construction 
materials and landscaping, the proposed development would be acceptable in visual 
design terms in accordance with Policies ENV2 and LIV5 and the guidance of the 
Open Countryside SPG.  
 
4. Residential Amenity  
 
The proposed dwellings would be built on land slightly higher than the adjacent 
cottages yet each dwelling would be built a sufficient distance away to ensure no 
overbearing impacts are caused for their occupants. The schemes layout would also 
ensure the proposed dwellings do not appear overbearing to the remaining adjacent 
occupants.  
 
In relation to privacy, the staggered layout of the proposed dwellings would ensure 
each plot has a sufficient level of privacy and no proposed main habitable room 
windows directly overlook any adjacent dwellings within 21m. Subject to all glazed 
doors and windows in the west elevations being obscurely glazed, the proposal 
would be acceptable in relation to domestic privacy.  
 
A further condition is recommended to ensure fencing is erected on the west 
boundary to reduce the effects of headlight glare and subject to that condition the 
proposed development would be acceptable in relation to residential amenity in 
compliance with Policies ENV2 and the guidance of the Design Principles SPD.  
 
5. Highways, Parking and Footpaths  
 
A number of concerns have been raised on highways grounds regarding parking 
provision, the constrained nature of the site access and the impacts the development 
would have on the highway network. It is acknowledged that the site access is 
constrained and there is a high demand for on-street parking along Gisburn Road.  
 
However, with this site there is a clear fall-back position to consider regarding its 
previous use as an 8 unit garage site and horticultural nursery. The amount of traffic 
generated by the proposed dwellings would ultimately not exceed the levels of the 
former uses to an extent which would justify refusing the application. That position 
also underpinned the decision making process of the expired permission for three 
houses, and the recent refusal which also attracted a number of objections on 
highways grounds. All technical matters regarding construction of the estate road 
were addressed through the previous submission and no such concerns have been 
raised by LCC Highways with this scheme.  
 
Each dwelling would be afforded a sufficient level of parking for its size. In relation to 
cycle storage a condition is recommended to ensure cycle storage is provided for 
Plots 3 and 4 and subject to that condition the scheme would be compliant with the 
Car and Cycle Standards of Saved Policy 31. A condition regarding the installation of 
electric car charge points is not necessary given the scale of the proposal. Any 
logistics regarding the construction phase can be adequately controlled through 
condition and the dwellings proposed position would not obstruct any public 
footpaths.  
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LCC Highways have raised no principle objections and I concur with their findings. 
Subject to appropriate conditions, including one to ensure adequate visibility splays 
are provided, the proposed development would have no unacceptable impacts on 
highway safety in accordance with Policy ENV4.  
  
6. Drainage  
 
Adequate foul and surface water drainage could be required through condition and it 
is likely a well implemented surface water drainage scheme would provide a 
betterment on site and a reduction in flooding around the site access. Therefore, the 
proposed development is acceptable in terms of drainage.  
 
7. Trees and Ecology  
 
The Arboricultural Impact Assessment provides an overview of the existing trees on 
site and outlines the main issues for removal or retention. There are no TPO's 
existing on the site and the trees found on the site boundaries provide negligible 
landscape value. A Preliminary Ecological Assessment has also been submitted 
which concludes ‘no evidence was recorded to suggest use of the site by protected 
species’. Any supporting comments made from the PBC Environment Officer will be 
added as part of an update report. The proposed development would be acceptable 
in relation to trees and ecology in compliance with Policy ENV1.  
 
8. Contamination  
 
Environmental Health have requested conditions to control noise, vibrations and dust 
from the construction phase and the burning of waste. The Construction Method 
Statement condition added includes aspects to control hours of operation and onsite 
logistics such as storage areas which will ensure the impacts from noise and 
vibrations are minimised. The condition also requires the provision wheel washing 
facilities to control dust emissions and details relating to waste disposal to reduce the 
potential for burning waste onsite. The burning of waste is ultimately covered by non-
planning legislation and such activity does not require a specific condition.  
 
The previous uses of the site have the potential to cause terrestrial soil 
contamination. Therefore, a condition has been added requesting a Contamination 
Report in order to minimise any risks of contamination and comply with the 
requirements of Policy ENV5.  
 
9. Five Year Housing Supply  
 
Pendle currently does not have a five year supply of housing. As such consideration 
needs to be given to Paragraph 11 of the Framework. This is quoted above but is 
commonly referred to as the application of the tilted balance. As with all applications 
the development needs to be assessed against the Development Plan and then the 
tilted balance needs to be taken into consideration. The tilted balance indicates that 
where polices most relevant for the determination of the application are out of date 
approving the application unless the any adverse impacts of doing so would 
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significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the Framework taken as a whole.  
 
For this application the development would conform to the development plan and the 
recommendation is to approve it. The tilted balance would add weight to this as the 
benefits of housing provision would outweigh any disbenefits.  
 
 
10. Summary 
 
The proposal involves the erection of 4 dwellings together with associated works. 
Subject to appropriate conditions, the development would be acceptable in terms of 
the principle, design, residential amenity, highways, drainage, trees and ecology and 
environmental impacts in compliance with Policies SDP2, ENV1, ENV2, ENV4, 
ENV5, LIV1, and LIV5, Saved Policy 31 and the guidance of the Design Principles 
SPD and Open Countryside SPG. 
 

Reason for Decision 

Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications 
to be determined in accordance with the development plan, unless material 
considerations indicate otherwise. Subject to appropriate conditions, the proposal 
would be acceptable in terms of principle, design, residential amenity, highways, 
drainage and environmental impacts. 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 strict accordance with 

the following approved plans: 2018/15: 1, 2F, 3A, 4C and 5.  
 
Reason: For the avoidance of doubt and in the interests of proper planning. 

 
3. No above ground works shall commence on site unless and until, 

representative samples of all the external materials to be used in the construction 
of the roofs and walls, together with samples showing the colour and finish of the 
windows, doors and cladding materials of the dormers and design details of the 
surfacing material to be applied to the driveways to be installed as part of the 
development hereby approved, have first been submitted to and approved in 
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writing by the Local Planning Authority. The development shall thereafter be 
carried out in strict accordance with the approved materials.  
 
Reason: To ensure a satisfactory form of development in the interests of the 
visual amenity of the area. 

 
4. Improvements to the junction of the site with Back Gisburn Road as shown on 

approved plan ‘2018/14/2F’ and the new estate road shall be constructed in 
accordance with the Lancashire County Council Specification for Construction of 
Estate Roads, to at least base course level, prior to the commencement of any 
other development on the site. 
 
Reason: To ensure adequate access for construction vehicles and in the 
interests of highway and pedestrian safety. 
 

5. The estate road shall be surfaced, sealed and completed in its entirety prior to 
occupation of the first unit. 
 
Reason: To ensure that satisfactory access is provided to the site before the 
development hereby permitted becomes operative. 
 

6. Prior to the occupation of any dwelling hereby approved, the driveways, parking 
areas and turning head as shown on approved plan ‘2018/14/2F’ shall be laid out 
and made available for use thereafter for the parking of vehicles associated with 
the occupants of the dwellings.  
 
Reason: In the interest of highway safety. 
 

7. Plans and particulars showing a scheme of foul sewers and surface water drains, 
shall be submitted to, and approved in writing by the Local Planning Authority, 
and development shall not be commenced before these details have been 
approved, unless otherwise agreed in writing. Such works shall be carried out 
concurrently with the rest of the development and in any event shall be finished 
before any dwelling is occupied. 
 
Reason: In order that the Local Planning Authority may be satisfied with the 
drainage details of the proposal. 
 

8. Prior to the occupation of Plots 3 and 4, covered cycle storage arrangements 
shall have been provided within each plot in accordance with a scheme which 
shall have first been submitted to and agreed in writing by the Local Planning 
Authority. The cycle storage arrangements shall thereafter remain in perpetuity 
with the development.  
 
Reason: To provide facilities to optimise sustainable travel to the site.  
 

9. The development hereby permitted shall not be commenced until a detailed 
landscaping scheme has 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: 
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a) All proposals for new planting and turfing indicating the location, arrangement, 

species, sizes, specifications, numbers and planting densities; 
b) All proposed boundary treatments with supporting elevations and 

construction details; 
c) An outline specification for ground preparation; 
d) All proposed hard landscape elements and pavings, including layout, 

materials and colours; 
e) The proposed arrangements and specifications for initial establishment;  
f) Maintenance and long-term maintenance of all planted and/or turfed areas. 

 
The approved scheme shall be implemented in its entirety 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. 

 
10. The access shall be so constructed that there is clear visibility from a point 1.05 

metres above ground level at the centre of the access and 2 metres distant from 
the adjoining edge of carriageway, to points 1.05 metres above ground level at 
the edge of the adjoining carriageway and 11 metres distant in each direction 
measured from the centre of the access along the nearside adjoining edge of 
carriageway prior to the commencement of any other works on site and thereafter 
be permanently retained.  
 
Reason: In order to ensure satisfactory visibility splays are provided in the 
interests of highway safety. 

 
11. Notwithstanding the provisions of Article 3 and parts 1 and 2 of the Second 

Schedule of the Town & Country Planning (General Permitted Development) 
(England) Order 2015 (or any Order revoking and re-enacting that Order with or 
without modification), no development as specified in Classes A (Extensions and 
other alterations), B (Additions to the roof), C (Alterations to the roof), E 
(Curtilage buildings) and F (Hard Surfaces) of Part 1 of Schedule 2 Class A 
(Means of enclosure) and Class C (Exterior painting) of that Order, shall be 
carried out without express planning permission first being obtained from the 
Local Planning Authority.  
 
Reason: To enable the Local Planning Authority to control any future 
development on the site in order to safeguard the character and amenity of the 
conservation area and impacts on neighbouring properties.  
 

12. Before a dwelling unit is occupied waste containers shall be provided for each 
plot. 
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Reason: To ensure adequate storage facilities for domestic refuse, in the interest 
of residential amenity. 
 

13. Prior to the commencement of development the applicant shall have submitted to 
and have agreed in writing by the Local Planning Authority a method statement 
which sets out in detail the method, standards and timing for the investigation and 
subsequent remediation of any contamination which may be present on site. The 
method statement shall detail how:- 
 
a) An investigation and assessment to identify the types, nature and extent of 

land contamination affecting the application site together with the risks to 
receptors and potential for migration within and beyond the site will be carried 
out by an appropriately qualified geotechnical professional (in accordance 
with a methodology for investigations and assessments which shall comply 
with BS10175:2001) will be carried out and the method of reporting this to the 
Local Planning Authority; and 

 
b) A comprehensive remediation scheme which shall include an implementation 

timetable, details of future monitoring and a verification methodology (which 
shall include a sampling and analysis programme to confirm the adequacy of 
land decontamination) will be submitted to and approved in writing by the 
Local Planning Authority. All agreed remediation measures shall thereafter be 
carried out in accordance with the approved implementation timetable under 
the supervision of a geotechnical professional and shall be completed in full 
accordance with the agreed measures and timings, unless otherwise agreed 
in writing by the Local Planning Authority. 

 
In addition, prior to commencing construction of any building, the developer shall 
first submit to and obtain written approval from the Local Planning Authority a 
report to confirm that all the agreed remediation measures have been carried out 
fully in accordance with the agreed details, providing results of the verification 
programme of post-remediation sampling and monitoring and including future 
monitoring proposals for the site. 

 
Advisory Notes: 
 

(i) Where land identified as having the potential to be contaminated is 
undergoing redevelopment, a copy of the leaflet entitled 'Information for 
Developers on the investigation and remediation of potentially contaminated 
sites' will be available to applicants/developers from the Council's 
Contaminated Land Officer. The leaflet will be sent to the developer by 
request; 

(ii) Three copies of all contaminated land reports should be sent to the Local 
Planning Authority;  

(iii) This condition is required to be fully complied with before development is 
commenced. Failure to comply with the condition prior to commencement of 
work may result in legal action being taken. 

 
Reason: In order to protect the health of the occupants of the new development 
and/or in order to prevent contamination of adjacent water courses.  
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14. Prior to the commencement of development on site a Construction Method 

Statement shall be submitted to the Local Planning Authority for written approval 
which shall include the following; 
 

a) The parking of vehicles of site-operatives and visitors; 
b) Working hours;  
c) Loading and unloading of plant and materials; 
d) Position of staff welfare facilities; 
e) Storage of plant and materials used in constructing the development; 
f) Wheel-washing facilities; 
g) Measures to control the emission of dust and dirt during construction; 

 
The development shall proceed strictly in accordance with that method statement. 
 
Reason: In the interest of the amenity of the area and highway safety during 
construction work. 
 
15.  Prior to the occupation of any dwelling hereby approved, plans and particulars 

shall have been submitted to and approved in writing by the Local Planning 
Authority overviewing the height and positions of all boundary treatments on the 
west and east boundaries and the development shall thereafter proceed in strict 
accordance with the agreed details.  
 

Reason: To prevent glare from car headlights and overlooking in the interest of 
residential amenity.  
Informatives  
 
1. The developer should take note of all the public footpaths running through the 

site and take utmost care to ensure that these are kept undisturbed and free of 
obstruction during the course of the development. Any breach of the legislation 
which protects public rights of way can result in legal action, fines and default 
action carried out and re-charged to the landowner. Any proposals for the 
temporary diversion or closure of a footpath should be made to Lancashire 
County Council’s public rights of way team. An enquiry about permanently 
diverting or closing the footpath may be made to Pendle Council. 
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Application Ref: 20/0243/FUL   
 
Proposal: Full: Construction of two three bedroom detached dwellings and one pair 
of semi-detached dwellings (Re-Submission). 
 
At: Garage Site, Back Gisburn Road, Blacko  
  
On Behalf of: Mr Mark Sugden  
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