
 

 
UPDATE REPORT 
 

FOR DEVELOPMENT CONTROL COMMITTEE  
MEETING OF 7 JUNE 2016 
 
B3.  2016/0012 – Land to rear of Rock Bridge Fold, Whitewell Bottom 
 
Following publication of the Officer Report Members are asked to consider the 
following further information/conditions which Officers consider would improve 
the impact of the proposed development: 
 
Access 
 
It is noted that the proposed access route to the site is via a farm track to which 
the applicant is currently in the process of establishing legal access rights. 
Officers recommend that an additional condition (No. 17) should be added to 
ensure the applicant has a legal right of access to the development site: 
 
Condition 17: No development shall commence until evidence has been 
submitted to and approved in writing by the Local Planning Authority that a legal 
right of access for both vehicular and pedestrian traffic from the application site to 
a public highway has been obtained. The evidence should also demonstrate that 
this right will be retained in perpetuity. 
 
Reason: There is no right of access from the application site to a public highway 
and it is essential that such rights are obtained prior to any work commencing on 
site. 
 
Badgers 
 
It is noted that the proposed development, including through proposed works to 
alter the site levels, could impact badgers on and/or off site. As such Officers 
recommend that an additional condition (No. 18) should be added to ensure the 
proposed development does not have an unacceptable impact on badgers: 
 
Condition 18: No development shall take place until such time as a Report 
prepared by a suitably qualified Ecologist has been submitted to and approved in 
writing by the Local Planning Authority that assesses the impact of the 
development on badgers on and in the vicinity of the site, and sets out the 
mitigation measures to be taken during the groundworks and construction phase, 
having regard in particular to the works to be undertaken altering site levels, for 
the remediation of any contaminants on site, to ensure proper  drainage or  in the 
construction of foundations of the proposed buildings. The approved mitigation 



measures shall be implemented and adhered to throughout the groundworks and 
construction phase. 
 
Reason: To ensure the proposed development results in a satisfactory ecology 
impact in accordance with Policy 18 of the Adopted Core Strategy (2011). 
 
Electricity Pole 
 
Officers note the site contains a single electricity pole adjacent to the plot’s west 
boundary, an area which will be impacted by the proposed development. The 
applicant proposes to apply for its removal should planning permission be 
granted and has contacted the relevant Statutory Undertaker (Electricity North 
West) regarding its removal. Electricity North West has confirmed the pole can 
be removed/repositioned subject to payment of a fee.     
 
B4.   2016/0074   -   Land adj 14 Millfold, Facit, Whitworth 
Since publication of the Officer Report the Agent has provided samples of the 
stone and slate they wish to use to construct the 2 detached house for which 
permission is sought.  
 
Officer Response : 
The samples will be displayed at the Committee meeting. 
 
 
B5.   2015/0566   -   Land adj 72 Holland Avenue, Rawtenstall 
Since publication of the Officer Report the Agent has provided further information 
in respect of 2 matters : 
 

1) With regard to private rights to/over the application site I have now 
received information from the applicant. 

  
- He and his family are not aware of any rights claimed by the occupants 

of Collinge Fold Farm to a right of way or any other legal entitlement 
along its boundary as claimed. But even if there was any such right the 
proposed development will not physically prevent it. Any claim to any 
such right or legal entitlement   is, of course , a private matter and not 
a material planning consideration 

  
- So far as any rights to the well are concerned I attach an extract from 

the applicant’s family deeds which shows the location of such a well 
(never used in the lifetime of the applicant’s family). I have marked on 
the plan the boundary of the application and it is apparent that the well 
is sited beyond that boundary. Access to it will still be available as now. 

 
2) I think the Civic Society has a point when it says that the proposed 

buildings – or at least one of them – sits rather high and so I attach 



revised plans to show a reduction in the finished floor level of the most 
southerly of the proposed houses by 1m to give it a FFL of 103.0m AOD. 

  
The composite sketch reflects the reduction in its FFL.  
 
To my mind the proposed development fits well in the street scene 

 
Officer Response : 
The additional drawings are appended. 
 
The reduction in level now proposed in respect of the most southerly of the 
houses for which permission is being sought is to be welcomed. Accordingly, to  
reflect this change Officers recommend that Condition 2 be amended to read  
as follows : 

 
The development shall be carried out in accordance with the Location 
Plan received on 30/3/16 and Drawing No HA-30-03-16 (as amended on 
31/05/16), unless otherwise required by the conditions below or first 
agreed in writing by the Local Planning Authority.  
Reason : For the avoidance of doubt. 

 
 
B6.   2016/0062   -   Land at Holly Mount, St Mary’s Way, Rawtenstall 
Since publication of the Officer Report the Agent has provided further information 
in respect of the following matters : 

- Construction management statement 
- Drainage report 
- Report re management & maintenance of the road & landscaping areas 
- Landscaping and boundary treatment proposals 

The Agent says that they have submitted this additional information to avoid pre-
commencement conditions requiring submission of a further application at a later 
date.  
 
Officer Response : 
Condition 3 was requested by LCC Highways and presently reads as follows : 

No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to and approved in 
writing by the Local Planning Authority. The approved Statement shall be 
adhered to throughout the construction period. It shall provide for: 
i)    The parking of vehicles of site operatives and visitors 
ii)   The loading and unloading of plant and materials 
iii)  The storage of plant and materials used in constructing the 
      development 
iv)  The erection and maintenance of security hoarding 
v)   Vehicle wheel washing facilities 
vi)  Measures to control the emission of dust and dirt during construction 



vii)  A scheme for recycling/disposing of waste resulting from demolition 
      and construction works 
Reason : In the interests of neighbour amenity and highway safety, in 
accordance with Policy 24 of the Rossendale Core Strategy DPD (2011). 

 
I attach a copy of the submitted Construction Management Statement. 
With respect to parking of vehicles of site operatives & visitors it suggests use be 
made of the ASDA car park and parking areas provided for existing Holly Mount 
residents. Use of the ASDA car park would be an eminently sensible solution but 
there is no suggestion that ASDA is agreeable to use of its car park in this way 
and I do not consider it desirable in terms of neighbour amenity for parking areas 
provided for existing residents to be used in this way. Nor do I think it would 
desirable in terms of neighbour amenity or highway safety for site operatives to 
park on Haslingden Old Road or utilise the vehicular access from it to park on 
land within the applicant’s ownership. 
 
Likewise, I would not be concerned that loading & unloading of plant and 
materials will inconvenience/endanger other users of highways if the vehicular 
access from Haslingden Old Road to the land within the applicant’s ownership 
was closed-off for the duration of the construction works. However, the submitted 
CMS does not propose this.  
 
In respect of the other matters the Condition requires be submitted the submitted 
CMS is short in detail. 
 
Accordingly, Officers recommend no change to the present wording of 
Condition 3. 
  
Condition 4 presently reads as follows : 

Foul and surface water shall be drained on separate systems. Prior to the 
commencement of any development, a surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning 
Practice Guidance with evidence of an assessment of the site conditions 
shall be submitted to and approved in writing by the Local Planning 
Authority. The surface water drainage scheme must be in accordance with 
the Non-Statutory Technical Standards for Sustainable Drainage Systems 
(March 2015) or any subsequent replacement national standards. In the 
event of surface water draining to the public surface water sewer, the pass 
forward flow rate to the public sewer must be restricted to 5l/s. The 
approved scheme shall be implemented in full prior to first occupation of 
any dwelling or as otherwise first agreed in writing by the Local Planning 
Authority. 
Reason : To promote sustainable development, secure proper drainage 
and to manage the risk of flooding and pollution, in accordance with the 
advice of United Utilities & LCC Drainage and Policy 24 of the Rossendale 
Core Strategy DPD (2011). 



 
I attach a copy of the submitted Drainage Report. 
 
I do not accept the Agent’s contention that “…there is no requirement for a 
sustainable drainage scheme…”.  
 
In accordance with the National Planning Policy Framework (NPPF) and the 
National Planning Practice Guidance (NPPG), consultees recommend a 
condition to ensure that the site be drained on a separate system with foul water 
draining to the public sewer and surface water draining in the most sustainable 
way. Policy 19 of the Council’s adopted Core Strategy states (amongst other 
things that :  

“The Council will promote adaptation to climate change by the following 
measures :  
8. Expecting new developments to implement Sustainable Drainage 
Systems (SuDS) - such as incorporating permeable paving, swales, 
soakaways and conserving floodplains where appropriate, and minimise 
the use of impermeable surfacing in order to slow down the passage of 
rainwater into waterways and contribute to flood prevention.” 

 
Additionally, I am mindful that the proposal is for erection of houses on a steep 
bank and will interfere with the existing surface-water drainage regime. 
 
Accordingly, Officers recommend no change to the present wording of 
Condition 4. 
 
Condition 6 was requested by LCC Highways and presently reads as follows :  

No building works shall commence until details of the proposed 
arrangements for future management and maintenance of the proposed 
street and retaining structures within the development have been 
submitted to and approved by the Local Planning Authority. The streets 
and structures shall thereafter be maintained in accordance with 
the approved management and maintenance details until such time as a 
private management and maintenance company has been established. 
Reason : In the interests of highway safety, in accordance with Policy 24 
of the Rossendale Core Strategy DPD (2011). 

 
I attach a copy of the submitted ‘Report re management & maintenance of 
the road & landscaping areas’. 
 
The submitted Report sets out the Applicant’s broad intentions to create a 
company to manage and maintain the proposed street and retaining structures 
within the development. However, this falls short of what LCC Highways 
indicated the Council should be provided with before approval could be given.  
 



In commenting on the application LCC Highways advised that the Decision 
Notice granting Planning Permission should carry the following Note for Applicant 
: “The applicant is advised that to discharge the condition that the local planning 
authority requires a copy of the constitution and details of a Private Management 
and Maintenance Company confirming funding, management and maintenance 
regimes.” 
 
 
As presently worded the condition does not prevent any/all works prior to 
submission and approval of suitable arrangements  -   the condition would not 
preclude ground and drainage works prior to approval of suitable arrangements 
but would preclude construction of the houses themselves. 
 
Accordingly, Officers recommend no change to the present wording of 
Condition 6. 
 
Condition 10 presently reads as follows : 

Prior to the commencement of the development hereby permitted a 
scheme of Landscaping/Boundary Treatment shall be submitted to and 
approved in writing by the Local Planning Authority, notwithstanding any 
such details which may have previously been submitted. The submitted 
scheme shall provide details of :  
a) measures to be taken during the development phase for the 
protection of trees/shrubs on the site to be retained;  
b) retaining structures/walls/fences/gates/hard-paved areas;  
c) the types and numbers of trees and shrubs to be planted on the 
application site and the blue-edged land to its north side, and their size 
and distribution; &  
d) any changes of ground level or landform. 
Furthermore, no building works shall commence until details of the 
proposed arrangements for future management and maintenance of the 
land within the application site (excluding the residential curtilages) and 
the blue-edged land to its north side have been submitted to and approved 
by the Local Planning Authority. 
Reason : In the interests of visual and neighbour amenity, and to protect 
and enhance heritage/wildlife assets, in accordance with Policies 1 / 16 / 
24 of the Council’s adopted Core Strategy. 

 
I attach a copy of the submitted ‘Landscaping and boundary treatment 
proposals’. 
 

Whilst much of what is said in the submitted document is appropriate, the 
document is silent in respect of various matters, for example : how works are to 
be undertaken nearer to trees than the protective fences will avoid undue harm; 
details of retaining structures/walls/fences/gates/hard-paved areas; planting in 
the areas the applicant owns that lie between the red-edged application site and 



properties that front Haslingden Old Road. Furthermore, the level of detail 
provided about the company to be created to manage and maintain the 
communal landscaped areas falls short of what is needed if the Council is to give 
approval to it.  
 
Accordingly, Officers recommend no change to the present wording of  
Condition 10. 
 
B8. 2016/0041   -   Farmers Glory Inn, Roundhill Road, Haslingden, BB4 5TU 
 
Following publication of the Officer Report Members are asked to consider the 
following further information and condition which Officers consider would improve 
the impact of the proposed development: 
 
Officers propose to add a further condition to limit the amenity impact on the 
proposed kitchen door on the adjacent neighbouring property through restricting 
its opening to access/egress during the restaurant’s hours of operation: 
 
Condition 5:  
 
The door hereby approved in the side elevation shall be kept closed at all times 
during the opening hours of the restaurant, other than for the access / egress of 
persons. 
 
Reason: To ensure that the proposals do not result in greater noise disturbance 
to the detriment of the neighbours’ amenities by the door being open for 
extended periods of time. 
 
 
 
 
Nicola Hopkins 
Planning Manager 
7 / 6 / 16  
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