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REPORT TO BARROWFORD AND WESTERN PARISHES ON 7TH JULY 2021 
 
Application Ref:      21/0154/FUL 
 
Proposal: Full: Erection of 2no. semi-detached bungalows and 2no. semi-detached two 

storey dwellings, with associated parking and landscaping. 
 
At: Land adjacent 30 Dixon Street, Barrowford 
 
On behalf of: MFH Projects 
 
Date Registered: 10/03/2021 
 
Expiry Date: 05/05/2021 
 
Case Officer: Laura Barnes 
 
The application has been brought before Committee as it was deferred from the last meeting so 
that a site visit could be undertaken. 
 

Site Description and Proposal 
 
The application site is a vacant, undeveloped site within the settlement boundary of Barrowford. 
The site is located in a residential area, is surrounded by semi-detached and terraced two storey 
properties and a detached bungalow to the north east. 
 
The proposal is for the erection of two semi-detached two storey houses and two semi-detached 
single storey bungalows. Each property would have parking facilities to the front with the plot, with 
one plot also having a garage. 
 

Relevant Planning History 
 
17/0410/FUL Planning permission granted for three dwellings 
Approved with conditions 
08/09/2017 
 
21/0328/CND Approval of Details Reserved by Condition: Discharge of Conditions: 3 (Materials), 6 
(Access) and 7 (Construction Method Statement) of Planning Permission 17/0410/FUL 
Withdrawn  

 
Consultee Response 
 
LCC Highways  
The current proposal is for the erection of four dwellings. Having considered the information 
submitted, the Highway Development Support Section does not have any objections regarding the 
proposed development at the above location. The following comments should be noted, and 
conditions and notes applied to any formal planning approval granted. 
 
Access 
Dixon Street is an adopted highway for only part of its length, with the final, upper section being 
unadopted, that is, not maintained at public expense. 
 
The construction of the dropped vehicle crossing along the highway boundary outside Plots 3 and 
4 would need to be carried out under a legal agreement (Section 278) with Lancashire County 
Council as the highway authority. The widening of the carriageway within the adopted highway 
network would also need to be carried out under the same agreement. 
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Parking 
There is an existing telegraph post in the southern boundary of Plot 4 which would restrict the 
access onto the drive. This requires re-locating to allow access to the drive and would be at the 
applicant's expense. 
 
All off-road parking areas should be surfaced in bound porous material to prevent loose material 
from being carried onto the adjacent carriageway, where it could pose a hazard to other users. 
 
Due to the limited amount of manoeuvring space on Dixon Street, particularly when cars are 
parked outside Nos 55 – 63, the off-road parking areas for Plots 1, 2 and 3 should be widened to a 
minimum of 5.6m each; this would improve manoeuvrability and result in a shared space for 
vehicles and pedestrians on the driveways/parking bays. 
 
To ensure visibility for pedestrians on the highway and for vehicles entering/leaving the parking 
bays the boundary to the west of Plot 1 should not be more than 900mm high for a distance of 5m 
from the boundary edge into the site. Likewise the boundary to the east of Plot 4 should not be 
more than 900mm high for a distance of 6m from the boundary edge into the site. Boundaries 
between the plots at the front of the site should not be higher than 900mm. 
 
The applicant should provide Plots 1 – 3 with secure, covered storage for two cycles per dwelling 
in accordance with the borough council's 'Car and Cycle Parking Standards'. 
 
General 
Access to the site is through a number of residential streets, most of which are heavily parked, with 
some tight junctions. If the application was approved, careful consideration would need to be given 
to the route for construction traffic. The timing of deliveries by large construction vehicles should 
also be restricted to ensure there is no conflict with traffic, both vehicular and pedestrian, at peak 
times. Deliveries should only be accepted between 9.00 am and 3.00pm. 
 
Public Footpath No 30 (Barrowford) runs along the western and northern boundaries of the site. A 
Public Right of Way must not be obstructed during the proposed development. The granting of 
planning permission does not constitute the diversion of a Definitive Right of Way. If it is necessary 
for the Public Right of Way to be temporarily diverted or temporarily closed, it is the landowner's 
responsibility to ensure that this is done following the appropriate legal procedures. 
 
The following conditions and notes should be applied to any formal planning approval granted. 
 
Conditions have been suggested which relate to off-site highway works, a construction method 
statement, site boundary / visibility splays, the surfacing of car parking spaces, cycling facilities, 
garages not being converted into residential accommodation, and electric vehicle charging points.  
 
Update: Following the comments received from LCC Highways, the applicant has amended their 
plans to widen the car parking spaces.  
 
Barrowford Parish Council 
The Council feels that as the site is on a narrower unadopted section of highway with parking 
problems on the whole of Dixon Street the site would be better suited to three dwellings with more 
off-road parking. A local resident spoke at the Council meeting and informed the Parish Council 
that work was in progress at the site. 
 
Unites Utilities – The site should be drained on separate foul and surface water systems. 
Conditions are proposed.  
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Lancashire Fire Safety 
Provided comments specifically in relation to Building Regulations issues. Comments have been 
passed on to the applicant.  
 
Public Rights of Way Officer 
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. 
 

Public Response 
 
Nearest neighbours notified, 15 responses have been received, 14 in objection, raising the 
following issues; 

 Traffic and highway safety grounds 

 Access for emergency vehicles will be difficult 

 Some conditions have been breached 

 Concerns over the fence stopping up the footpath 

 There are already many houses in Barrowford, 4 more are not needed 

 Over development of the plot 

 The number of cars this scheme would generate is too many for Dixon Street to 
accommodate 

 Previous permission has expired 

 Concerns about deliveries of construction materials being delivered outside the site 
confines 

 The proposed site operating hours including a Saturday morning are not acceptable 
 
One letter of support has also been received. 
 

Officer Comments 
 
Policy 
 
Policy SDP1 (Presumption in Favour of Sustainable Development) takes a positive approach that 
reflects the presumption in favour of sustainable development contained in the National Planning 
Policy Framework. 
 
Policy SDP3 (Housing Distribution) sets out the location of new housing in the Borough in 
conjunction with SDP2 and LIV1. 
 
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 its surroundings. 
 
Policy ENV4 (Promoting Sustainable Travel) seeks to promote sustainable travel as well as 
development impacts and accessibility and travel plans for major developments to mitigate any 
negative impacts. 
 
Policy ENV5 (Pollution and Unstable Land) concerns the risks of air, water, noise, odour and light 
pollution in addition to addressing the risks arising from contaminated land. 
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Policy ENV7 (Water Management) concerns the risk of flooding from flood or surface water. It 
requires flood risk to be assessed and sustainable drainage measures to be used. 
 
Policy LIV1 (Housing Provision and Delivery) 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 LIV3 (Housing Needs) encourages the support and provision of a range of residential 
accommodation. 
 
Policy LIV4 (Affordable Housing) sets out the targets and thresholds to contribute towards the 
provision of affordable housing. Where the relevant target cannot be met a financial viability 
assessment should be provided to allow for negotiation and adjustment accordingly. 
 
Policy LIV5 (Designing Better Places to Live)requires all new housing to be designed and built in a 
sustainable way. New development should make the most efficient use of land and be built at a 
density appropriate to its location taking account of townscape and landscape character. Provision 
for open space and/or green infrastructure should be made in all new housing developments. 
 
Replacement Pendle Local Plan 
 
Saved Policy 31 sets out the 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 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.  
 
The Design Principles Supplementary Planning Document (SPD) applies to extensions and sets 
out the aspects required for good design. 
 
Barrowford Neighbourhood Plan 
The Neighbourhood Plan has a policy in it relating to new housing (BNDP01). It requires new 
housing development to be in conformity with the Core Strategy and to be of high quality design, 
would not have an unacceptable impact upon residential amenity, would not lead to over-
development of residential gardens and are appropriate to the surrounding local context.  
 
Principle of Development 
 
The principle of development on this unallocated land has been established on the site, for three 
dwellings each with two parking spaces. Permission was granted in 2017 and has now expired. 
The application to discharge the conditions has been withdrawn. The application site is located 
within the settlement boundary and as such the principles of development is acceptable in 
accordance with Policy SDP2, subject to compliance with design and amenity policies.  
 
Design 
 
The proposed development comprises two semi-detached two storey houses and two semi-
detached single storey bungalows. The proposed bungalows are to have a footprint of 60 sqm 
each whilst the proposed two storey dwellings are to have a footprint of 44 sqm each, with plot 4 
having an attached garage with an additional footprint of 18 sqm. The properties are to be 
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constructed in block and k-rend, with some artificial stone picked out to the front of the bungalows, 
they are all to have and stone heads / cills to the openings, concrete roof tiles and UPVC windows. 
The doors are to composite with the colour to be agreed. The boundary treatment is to comprise 
timber fences with an artificial stone retaining wall. Internally, the accommodation to the houses 
comprises a kitchen dining area along with a living room and WC to the ground floor, with three 
bedrooms (one with ensuite facilities) and a family bathroom to the first floor. The bungalows are to 
comprise two bedrooms, a living room, kitchen and bathroom. The height of the ridge of the 
houses would be 8.5m and the height of the ridge of the bungalows would be 6.4m. The three 
houses which were previously granted planning permission were to be 8.5m in height.  
 
Due to the limited size of the plots and in order to reduce the impact upon off-street parking, 
Permitted Development rights should be removed for certain types of development. It is 
recommended that Class D, relating to porches, is removed so that this would not affect the size of 
the parking spaces to the front elevation.  
 
The surrounding area is made up of single and two storey semi-detached and terraced dwellings, 
some of which are finished in render whilst the majority are stone / artificial stone. The proposed 
dwelling would complement the character of the surrounding street scene. It would relate 
acceptably to the adjoining properties and would not result in development that adversely affects 
the street scene.  
 
The design and materials of this development are acceptable in this location and as such comply 
with Policies ENV1, ENV2 and the Design Principles SPD. 
 
Residential Amenity 
 
The Design Principles SPD advises that proposed dwelling should be sited so that any habitable 
room windows are at least 21m from neighbouring habitable room windows. In terms of privacy 
there are dwellings to the north west that face the site. These are built on elevated land. The 
proposal is to erect a bungalow with one gable facing these properties. There is one side door that 
would face the site beyond which there is a close boarded fence. There would be no unacceptable 
loss of privacy to these properties. 
There is a dwelling ot the south east which has a gable facing the site between which there is an 
unmade vehicular track. No windows face the site. There would be no unacceptable loss of 
privacy. There is a bungalow to the rear (north east) of the site. This has a close boarded fence on 
its boundary with windows in the elevation. There is a footpath that runs around the rear of the site 
in between the two. There are windows in the rear elevation of the two bungalows. The level 
difference and the fence however mean that there would not be any direct visibility between the 
windows so there would be no unacceptable loss of privacy.  
There would be line of sight to the terraced properties to the front but this is across a public road 
and privacy would not be affect adversley more than currently exists between other properties on 
Dixon Street. There would be no overshadowing or overbearing impact on any property. 
In terms of the issues concerning the construction phase, this could be controlled by an 
appropriate condition 
Therefore, the proposed development is acceptable in terms of residential amenity in accordance 
with Policy ENV2 and the Design Principles SPD. 
 
Highways 
 
The previous scheme which was on this site was for three dwellings, all to be three bedrooms. 
Whilst it is acknowledged that there is one additional dwelling here the number of bedrooms has 
changed so that two plots would have two bedrooms and the other two plots would have three 
bedrooms. As such, the parking requirement would still be six spaces in total. Therefore, there 
would be no material difference, in parking / highway terms between the previous scheme and the 
one which is now before the Council for determination.  
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Dixon Street is adopted highway for only part of its length, with the final upper section unadopted. 
Therefore, the developer should take steps to ensure future maintenance of this section. Off-site 
highway works have been requested by Lancashire County Council Highways, including 
construction of the dropped vehicle crossing along the highway boundary outside plots 3 and 4, 
which would need to be carried out under a legal agreement (Section 278 works). The widening of 
the carriageway within the adopted highway network would also need to be carried out under the 
same agreement. In order to ensure that the final details of the highway scheme / works are 
acceptable before the work commences, this will be secured by an appropriate condition.  
There have been comments made about the car parking and the problems that occur in the 
locality. The proposal is for 2 car parking spaces for the bungalows, which have two bedrooms. 
The two houses have three bedrooms with one property having two off street spaces and the other 
having three spaces and a garage. The level of car parking complies with the car parking 
standards in the local plan. 
Ample on site parking will be provided. Acces by other vehicles i.e refuge wagons, would not alter 
through the devlopment. This development would not result in a worsening of on street parking. 
Amended plans indicate wider car parking spaces than originally proposed, in accordance with 
comments made by LCC Highways. The amended plans are acceptable. The proposed 
development provides an adequate level of off-street parking, in accordance with Policy 31 of the 
Replacement Pendle Local Plan.  
 
Summary 

 
The proposed development comprises a total of four dwellings, two of these are to be bungalows 
and two are to be two storey dwellings. The principle of residential development in this location has 
previously been established on this site. All of the plots have adequate parking. The proposed 
dwellings have been assessed from a design and amenity perspective and are acceptable.  

 
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 would accord with Local Planning Policy in terms of impact 
on amenity, design and amenity and highway safety and would be compliant with the guidance set 
out in the Framework. 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: 5131-007 E, 5131-006 E, 5131-005 G, 5131-001, 5131-005H, 5161-006 D, 
5131-007C, 5131-009, Location  

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

 
3. All the external materials to be used in the elevations and roof of the development hereby  
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 permitted shall be as stated on the application form and approved plans and there shall be no  
 variation without the prior written consent of the Local Planning Authority. 

 
Reason: These materials are appropriate to the locality and in order to allow the Local 

Planning Authority to control the external appearance of the development. 
 
4. The dwelling shall not be occupied unless and until a surface water drainage scheme has  

 been submitted to and approved in writing by the Local Planning Authority and has been fully  
 installed and completed in accordance with the approved details.  

 
 The drainage scheme must include: 
 
 (i) An investigation of the hierarchy of drainage options in the National Planning 
 Practice Guidance (or any subsequent amendment thereof). This investigation shall include 

evidence of an assessment of ground conditions and the potential for infiltration of surface 
water; 

 (ii) A restricted rate of discharge of surface water agreed with the local planning authority (if it is 
agreed that infiltration is discounted by the investigations); and 

 (iii) A timetable for its implementation. 
 (iv)  Details of how foul and surface water will be disposed of. 
 The approved scheme shall also be in accordance with the Non-Statutory Technical Standards 

for Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards. 

  
 The scheme hereby approved shall be carried out only in accordance with the approved 

drainage scheme. 
 

Reason: To promote sustainable development, secure proper drainage and to manage the 
risk of flooding and pollution. 

 
5. All windows shall be set back from the external face of the walls by a minimum of 70mm. 
 

Reason: To ensure a satisfactory appearance to the development in the interest of visual 
amenity. 

 
6. 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 BS 10175:2001) 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 
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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.  

 
Reason: In order to protect the health of the occupants of the new development and/or in 

order to prevent contamination of the controlled waters. 
 
7.   The proposed development should not be brought into use unless and until the parking area     

  and garage shown on the approved plans has been constructed, laid out and surfaced in  
  bound porous materials. The parking area shall thereafter always remain available for the  
  parking of domestic vehicles associated with the dwelling.  

 
Reason: In the interest of highway safety and in order to ensure satisfactory levels of off-

street parking are achieved within the site. 
 

8. Before the development hereby permitted becomes operative, the existing boundary to the  
 east and west of the site shall be reduced to and be permanently maintained henceforth at a  
 height no greater than 900mm above the crown level of the adjacent carriageway / Public  
 Footpath, and shall include any new, internal boundaries in the front section of the site, in  
 accordance with the approved plan, before the first occupation of any dwelling.  

 
Reason: To ensure adequate visibility for the drivers of vehicles entering and leaving the 

site.9. The cycling facilities to be provided in accordance with a scheme to be 
approved by the Local Planning Authority and the cycling facilities to be provided 
in accordance with the approved plan, before the first occupation of any dwelling.  

 
Reason: To ensure that the development provides sustainable transport options.  

 
9.   The garage shown on the approved plan shall be maintained as such and shall not be     

  converted to ancillary accommodation or used for storage without the prior written approval of    
  the Local Planning Authority.  

 
Reason: In order to ensure that sufficient off-street parking can be accommodated within 

the site.  
  
10. No part of the development hereby approved shall commence until a scheme for the  

 construction of the site access and the off-site works of highway improvements has been  
 submitted to, and approved by, the Local Planning Authority. The scheme shall thereafter be  
 completed in accordance with the approved details.  

 
 The works shall include: 

 Re-surfacing and kerbing the footway from the end of the adopted section to the western 
edge of No. 59 Dixon Street. A measurement of 5.5m from this kerb edge should be 
taken, which will be the minimum carriageway width 

 Upgrading and re-surfacing the carriageway from the edge of the adopted section to the 
western boundary i.e opposite No. 59 Dixon Street, to include a surface water gully 

 Provision of a new street lighting column, exact position to be agreed with Lancashire 
County Council’s Street Lighting section 
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Reason: In order to satisfy the Local Planning authority that the final details of the highway 
scheme / works are acceptable before work commences on site. 

 
11. The car parking area shall be surfaced or paved in accordance with a scheme to be  

 submitted and approved in writing by the Local Planning Authority prior to the dwelling  
 houses being occupied and shall thereafter at all times be made available for the parking of  
 vehicles associated with the dwelling. 

 
Reason: To allow for the effective use of the parking area. 

 
12. Electric vehicle charging points to be provided in accordance with a scheme to be approved  

 by the Local Planning Authority and the vehicle charging points to be provided in accordance  
 with the approved plan, prior to first occupation of any residential unit.  

 
Reason: To ensure that the development provides sustainable transport options. 

 
13. Prior to the commencement of development on site a method statement shall be submitted to  

 the Local Planning Authority for written approval which shall include the following: 
 i) the parking of vehicles of site-operatives and visitors 
 ii) loading and unloading of plant and materials  
 iii) storage of plant and materials used in constructing the development 

 iv) the erection and maintenance of security hoardings including decorative displays, where 
appropriate 

 v) wheel-washing facilities 
 vi) measures to control the emission of dust and dirt during construction 
 vii) Details of working hours 
 

Reason: In the interest of the amenity of the area and highway safety during construction 
work. 

 
14. Notwithstanding the provisions of Article 3 and parts 1 and 2 of the second Schedule of the  

 Town & Country Planning (General Permitted Development) Order 2015 (or any Order 
revoking and re-enacting that Order with or without modification), no development as 
specified in Class D of Part 1 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 residential amenity. 
 
15. Before any dwelling unit is occupied waste containers shall be provided  
 

Reason: To ensure adequate provision for the storage and disposal of waste. 
 
Informative 
The developer should take note of all the public footpaths running through the site and must 
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 can be made to 
Pendle Borough Council. 
 
The grant of planning permission will require the applicant to enter into an appropriate legal 
agreement (Section 278), with Lancashire County Council as the Highways Authority prior to the 
start of any development. For the avoidance of doubt works shall include, but not be exclusive to, 
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the construction of the access and section of widened carriageway to an appropriate standard. The 
applicant should be advised to contact the County Council for further information.  
 
Application Ref:      21/0154/FUL 
 
Proposal: Full: Erection of 2no. semi-detached bungalows and 2no. semi-detached two 

storey dwellings, with associated parking and landscaping. 
 
At: Land adjacent 30 Dixon Street, Barrowford 
 
On behalf of: MFH Projects 
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REPORT TO BARROWFORD & WESTERN PARISHES COMMITTEE ON 07 JULY 2021 
 
Application Ref:      21/0337/FUL 
 
Proposal: Full: (Major) Re-profiling and stabilisation of the embankment to allow water 

level and temporary storage of materials and vehicular access off Colne 
Road. 

 
At: Barrowford Reservoir Colne Road Barrowford Lancashire 
 
On behalf of: Canal & River Trust 
 
Date Registered: 21/04/2021 
 
Expiry Date: 21/07/2021 
 
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 reservoir supplying the Leeds & Liverpool Canal located within the green 
belt adjacent to Colne Road. 
 
The proposed development is the re-profiling of the embankment of the reservoir to improve its 
structural stability. The works involve regrading the bank on the northern bank and lowering the 
crest by up to 1.3m. The regraded embankment will be soiled and seeded and the crest path 
replaced to match the existing. 
 
A temporary vehicular access is proposed via an existing gate to the north east where a compound 
and temporary storage area will be located. 

 
Relevant Planning History 
 
None. 

 
Consultee Response 
 
LCC Highways – There is no objection to the principle of the proposal however the existing field 
access is not suitable to accommodate the HGV movements safely on Colne Road. Improvements 
to the access are necessary, which can be secured by condition. 
 
PBC Conservation - The Barrowford reservoir lies close to a group of Grade II listed structures 
closely associated with the Canal - Locks 46, 47, 48, 49 and Barrowford Road Bridge No 143.  
Slightly further to the North, but within the same listed building group, lie Lock 45 and Top Lock 
Cottage. The submitted Heritage Statement gives a sound assessment of the significance of all 
these listed canal structures, and also considers the historical significance of the canal itself and 
the reservoir, both of which can be seen as non-designated heritage assets. 
 
The proposed works would result in only a very minor alteration to the overall height and 
appearance of the reservoir banking, and as such would preserve the setting of the individual 
canal structures and their significance as a group of listed buildings. 
 
PBC Environmental Health – Please attach a contaminated land note and construction method 
statement condition. 
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PBC Countryside Access - Under these proposals public footpath 44 Barrowford would be 
temporarily affected. We were recently consulted in advance of this application and provided 
information that Lancashire Council determines applications for the temporary closure of rights of 
way. I do not recall having agreed the temporary closure of the footpath as suggested by the 
design and access statement. In my view a temporary footpath should be set up around the 
outside of the compound, but this would be a matter for Lancashire County Council to arrange with 
the applicant. 
 
Barrowford Parish Council – This work is an essential repair and if not completed could have a 
significant safety risk for the reservoir. 
 

Public Response 
 
Site and press notices posted and nearest neighbours notified – Two responses received objecting 
on the following grounds: 
 

 I wish to state my objections to this proposal very strongly for various reasons. 

 I have had no response from the Environment Agency to phone calls and letters. 

 More detail is required. 

 
Officer Comments 
 
Policy 
 
Pendle Local Plan Part 1: Core Strategy 
 
Policy ENV2 (Achieving Quality in Design and Conservation) states that 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. 
 
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. 
 
Policy ENV5 (Pollution and Unstable Land) states that new development will be required to ensure 
that the potential for noise, odour and light pollution is minimised. 
 
Policy ENV7 (Water Management) states that the design of all new developments (Policy ENV2) 
must consider: 
 
1. The potential flood risk to the proposed development site. 
2. The risk the proposed development may pose to areas downslope / downstream. 
3. The integrated, or off-site, use of Sustainable Drainage Systems (SuDS) to help reduce surface 
water run-off from the development. 
4. The availability of an adequate water supply and disposal infrastructure. 
 
Replacement Pendle Local Plan 
 
Visual Amenity and Heritage Impact 
 
The proposed works would result in only a very minor alteration to the overall height and 
appearance of the reservoir banking, and the associated compounds and other associated 
development would be temporary during the works. 
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As such the development would not result in any unacceptable visual amenity impacts and would 
preserve the setting of the nearby listed canal structures and buildings and their significance as a 
group of listed buildings. 
 
The proposed development is therefore acceptable in terms of visual amenity and heritage impact 
in accordance with policies ENV1 and ENV2. 
 
Green Belt 
 
The works to the reservoir would not impact upon the openness of the Green Belt and the 
associated compounds and other associated development would be temporary during the works. 
The development is therefore not inappropriate and are acceptable in terms if impact of the Green 
Belt in accordance with policy ENV2.  
 
Residential Amenity 
 
Subject to a condition for an acceptable construction management statement the proposed 
development would not result in an unacceptable amenity impacts upon the residents of adjacent 
dwellings in accordance with policies ENV2 and ENV5. 
 
Trees and Ecology 
 
An ecological report has been submitted and this satisfactorily demonstrates that, subject the 
mitigation recommendations including pre-development checks for any newly established Badger 
setts the development would have result in unacceptable impacts upon protected species. 
 
Three trees and a scrub adject to the proposed compound and other scattered trees in that area 
are proposed to be removed, these are young trees of negligible conservation importance, they 
could be removed without consent at any time and their removal is acceptable. 
 
Flood Risk 
 
These works are necessary to alleviate potential structural stability risks identified with the 
reservoir. 
 
Highways 
 
The main works compound would be accessed from Colne Road to the north of the site, a second 
compound would be accessed from the existing vehicular access to the south acceptable 
construction access and visibility can be ensured by condition. 
 
The proposed development is acceptable in terms of highway safety in accordance with policy 
ENV4. 

 
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 is acceptable in all relevant regards in accordance with the Pendle Local 
Plan Part 1: Core Strategy. 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 
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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: 411550-MM-RI-00-DR-LD-9103, 411550-MM-RI-00-DR-LD-9200, 411550-
MM-RI-00-DR-LD-9201, 411550-MM-RI-00-DR-LD-9300, 411550-MM-RI-00-DR-LD-9400, 
411550-MM-RI-00-DR-LD-9401, 411550-MM-RI-00-DR-LD-9402, 411550-MM-RI-00-DR-LD-
9403, 411550-MM-RI-00-DR-LD-9404, 411550-MM-RI-00-DR-LD-9405, 411550-MM-RI-00-
DR-LD-9406, 411550-MM-RI-00-DR-LD-9407, 411550-MM-RI-00-DR-LD-9408, 411550-MM-
RI-00-DR-LD-9451, 411550-MM-RI-00-DR-LD-9452, 411550-MM-RI-00-DR-LD-9453, 
411550-MM-RI-00-DR-LD-9454, 411550-MM-RI-00-DR-LD-9455, 411550-MM-RI-00-DR-LD-
9456, 411550-MM-RI-00-DR-LD-9102. 

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

 
3. The development shall be carried out in strict accordance with the recommendations of the 

submitted Preliminary Ecological Appraisal dated 29th January 2021 and Construction 
Environmental Management Plan - April 2021.  

 
 Reason: To ensure protected species are not harmed by the development. 
 
4. No development shall commence unless and 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: 

 

 The parking of vehicles of site operatives and visitors 

 The storage of plant and materials used in constructing the development 

 Wheel washing facilities 

 Measures to control the emission of dust and dirt during construction 

 Details of working hours 

 Hours of deliveries 

 Construction site noise and vibration 

 Burning onsite  
 
Reason: In the interest of highway safety and residential amenity. 
 

5. The development shall not commence unless and until a scheme for the formation of 
construction traffic access, including visibility splays, has been submitted to and approved in 
writing by the Local Planning Authority. The use of the access shall not commence unless 
and until the works to the access have been completed in accordance with the approved 
scheme and the access shall be maintained as such thereafter while in use. 

 
Reason: In the interest of highway safety. 
 

6. The compounds and access hereby approved shall be removed, the land reinstated to its 
previous condition and seeded within three months of the completion of the works to the 
reservoir hereby approved, or an alternative timescale that has been submitted to and 
approved in writing by the Local Planning Authority. 
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Reason: In the interest of visual amenity and to preserve the openness of the Green Belt 

 
Notes: If during any stage of the development any miscellaneous substances, made ground or 
potentially contaminated ground that has not been previously identified and planned for in a report 
is uncovered, work in the area must stop immediately and the Environmental Health Department at 
the Borough of Pendle should be made aware. No work should continue until a contingency plan 
has been developed, and agreed with the local planning authority. 
 
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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


