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HUMAN RIGHTS

The relevant provisions of the Human Rights Act 1998 and the European Convention on Human
Rights have been taken into account in the preparation of this report, particularly the implications
arising from the following rights:-

Article 8
The right to respect for private and family life, home and correspondence.

Article 1 of Protocol 1
The right of peaceful enjoyment of possessions and protection of property.

1. RECOMMENDATION

That Members resolve that they would be minded to grant planning permission and that the
determination of the application hereafter be delegated to the Head of Planning as follows:

(1) To complete a suitable Section 106 Agreement to secure:

e A financial contribution of £160,602.00 towards public open space / playing pitch
provision (final location of spending to be agreed).

e A financial contribution of £222,777.00 for education provision (nine secondary
school places).




e 15% of the development to comprise affordable housing (4 x shared ownership, 4 x
social rented and 3 x first homes).

e A financial contribution of £84,000.00 towards the improvement of sustainable
transport links to Tong Lane and Pennine Road.

e Monitoring fees of £4,684.00.

e Management and maintenance of on-site landscaping and communal areas.

e The provision of off-site biodiversity net gain measures (on land off Douglas Road
and Fieldfare Way).

e Inclusion of an overage clause which would allow the Council to obtain further
contributions if viability conditions improve in future through the course of the
development.

(2) To carry out drafting amendments to any planning condition, insert any other required planning
conditions, and to carry out any further amendments, variations or alterations to the S.106
Agreement as required.

(3) To have to discretion to refuse planning permission in the circumstance that the Section 106
Agreement is not completed within six months of the resolution to grant planning permission.

(4) That upon satisfactory completion of the above legal agreement that planning permission be
granted subject to the conditions contained within this report or as amended by (2) above.

2. SITE
The site comprises an irregularly shaped parcel of Greenfield land located within the urban
boundary of Bacup. Itis sandwiched between Pennine Road to the west and Goldcrest
Avenue to the east. To the north is St Mary’s RC Primary School and to the south is
Fieldfare Way.

The site is designated as Greenlands on the Proposals Map, and is characterised by an
open area of grassland within an otherwise suburban environment. No public rights of way
cross the site, though it does have some informal paths leading over it in addition to
remnants of a BMX track located in the centre including a dirt track, artificial mounds and
part of a concrete slab. There is a direct pedestrian link from Pennine Road to the west into
the site and from Fieldfare Way to the south east.

The site contains a small number of trees and shrubs however there is a more notable belt
of trees immediately to the east (to the rear of properties on Goldcrest Avenue). Itis
understood that the trees were planted several years ago by the applicant McDermott
Homes as part of planning permission 2004/0401.

There is an area of maintained amenity grassland at the south-eastern part of the site
where it meets Fieldfare Way and Goldcrest Avenue. The maintained amenity grassland
and the belt of trees to the east of the site are protected areas of public open space /
incidental open space provided by McDermott Homes as part of permission 2004/0401 and
secured in a Section 106 Agreement.

Regular walking, dog walking and other recreational activities are present across the site as
a whole but appear most pronounced at the southern end. The land slopes from east to
west across the site.

The site is approximately 750 meters from Bacup Town Centre. The land is understood to
be within three ownerships, with the majority owned by Rossendale Borough Council, the
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proposed site access is owned by the applicant and the northern section owned by a third
party.

The site is allocated for housing in the Local Plan.

3. RELEVANT PLANNING HISTORY

2019/0214 - Full: Erection of 71 no. dwellings (comprising 39no0. 3 beds and 32no. 4 beds)
with associated works including car parking, landscaping, open space and pumping station.

Refused (contrary to officer recommendation) for the following reason:

“The proposed development for 71 dwellings on a greenfield site would give rise to the
following adverse impacts:

- Failure to provide a policy-compliant level of affordable housing

- Harm by way of the loss of open space / Greenlands

- Harm to the character of the area by reason of the urbanisation of the site
- Harmful impact from biodiversity loss

As a matter of planning judgement, when applying the tilted balance as required by the
National Planning Policy Framework (paragraph 11d), the above cumulative adverse
impacts of the development would significantly and demonstrably outweigh its cumulative
benefits and therefore the proposal conflicts with the presumption in favour of sustainable
development within the Framework, and conflicts with the development plan (Rossendale
Core Strategy DPD Policies 1, 2, 4, 17, 18 and 24.”

2020/0531 - Full: Erection of 71 no. dwellings (comprising 39no. 3 beds and 32no. 4 beds)
with associated works including car parking, landscaping, open space and pumping station
(Withdrawn)

4. PROPOSAL

Full planning permission is sought for the erection of 71 detached dwellings with associated
works including access from Fieldfare Way. The application is a re-submission of
application 2020/0531, which was withdrawn.

To support the application, the applicant has submitted the following documents:

Financial Viability Appraisal

Geo-Environmental Report

Design and Access Statement

Ecological Assessment and Ecological Enhancement Report
Arboricultural Constraints Report

Flood Risk Assessment and Drainage Strategy

Planning Statement

Transport Statement

Statement of Community Involvement

Construction Management Plan

5. POLICY CONTEXT
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National

National Planning Policy Framework

Section 2 Achieving sustainable development

Section 4 Decision making

Section 5 Delivering a sufficient supply of homes

Section 8 Promoting healthy and safe communities

Section 9 Promoting sustainable transport

Section 11  Making effective use of land

Section 12 Achieving well-designed places

Section 14 Meeting the challenges of climate change, flooding and coastal change
Section 15 Conserving and enhancing the natural environment

Development Plan Policies

Local Plan

Strategic Policy SS: Spatial Strategy

Strategic Policy SD1: Presumption in Favour of Sustainable Development
Strategic Policy SD2: Urban Boundary and Green Belt

Policy H26 — Land off Pennine Road, Bacup

Policy SD3: Planning Obligations

Strategic Policy HS1: Meeting Rossendale’s Housing Requirement

Policy HS2: Housing Site Allocations

Policy HS6: Affordable Housing

Policy HS7: Housing Density

Policy HS8: Housing Standards

Policy HS10: Open Space Requirements in New Housing Developments
Policy HS11: Playing Pitch Requirements in New Housing Developments
Policy HS12: Private Outdoor amenity space

Strategic Policy ENV1: High Quality Development in the Borough

Policy ENV4: Biodiversity, Geodiversity and Ecological Networks

Policy ENV6: Environmental Protection

Policy ENV9: Surface Water Run-Off, Flood Risk, Sustainable Drainage and Water Quality
Policy ENV10: Trees and Hedgerows

Policy TR4: Parking

Other Material Planning Considerations

National Planning Practice Guidance

National Design Guide

Alterations and Extensions to Residential Properties SPD
Open Space and Play Equipment Contributions SPD
Climate Change SPD

LCC Planning Obligations in Lancashire

6. CONSULTATION RESPONSES

Consultee Response Conditions
recommended?

LCC Lead Local Flood | No objection Yes

Authority

LCC Highways No objection Yes and Financial
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Contribution Required

Contaminated Land No objection Yes

Officer

LCC Public Rights of Financial Contribution No

Way Required

United Utilities No objection Yes

LCC Planning Financial Contribution No

Contributions Required

(Education)

Greater Manchester No objection Yes

Ecology Unit

Lancashire Badger No objection Yes

Group

RBC Environmental No objection Yes

Health

Tree Officer No objection Yes

Cadent No comments received N/A

Coal Authority No objection No

Environment Agency No comments received N/A

Fire Brigade No comments received N/A

LCC Archaeology No objection No

Lancashire Police No objection — advice provided | No

RBC Operations No objection No

RBC Property Services | No objection — confirm No

ownership of part of site (asset
of community value)

Bacup and Stacksteads | Objection No

Neighbourhood Forum

RBC Strategic Housing | No objection Require on-site
affordable houses to
be secured in S106
Agreement

7. NOTIFICATION RESPONSES

To accord with the General Development Procedure Order a press notice was published,
site notices were posted and letters were sent to neighbours.

Around 141 objections have been received. The key areas of concern are summarised
below:

- Access / highway safety / traffic concerns

- Unsustainable development

- Harm to natural environment / trees / biodiversity / green spaces / wellbeing
- Harm to public amenity / recreation

- Lack of affordable houses

- Harm to visual amenity

- Harm to residential amenity

- Disturbance to residents

- Local services and infrastructure cannot cope
- Query the developer’s viability case

- Land contamination issues

- Flood risk issues
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- Insufficient / inaccurate information with the application
- Lack of open space / play provision

- Site is an asset of community value

- Lack of consultation

- Landscape harm

8. ASSESSMENT

The main considerations of the application are:

Principle

The site is within the defined urban boundary of Bacup, where the Local Plan seeks to
locate the majority of new development. The majority of the land is surrounded by existing
residential development.

The site is allocated for housing development within the adopted Local Plan (site reference
H26). The site specific policy for H26 states:

“Development of up to 71 dwellings will be supported provided that:

1. New on-site open space is provided and an off-site contribution is made towards
enhancing existing sites of open space which lead to equivalent or better provision of open
space in the area,;

2. No development takes place that would adversely affect the mature belt of trees along
the eastern boundary of the site and those to the north.

3. A Tree Impact Plan and Tree Constraints Plan are submitted with their findings secured
and agreed prior to development taking place on site;

4. Vehicular access is taken from Fieldfare Way;

5. An Ecological Assessment is submitted which identifies the ecological value of the site
and addresses any potential harm with suitable biodiversity enhancement measures to be
delivered on site.”

Subject to compliance with the above (which will be assessed below in the various sections
of this report), the site is considered to be suitable for residential development in principle.

Layout and Design

As this is a full planning application, all matters are for approval and as such the application
is accompanied by detailed drawings to show the design of each dwelling and the layout of
the scheme as a whole. Full boundary treatment details are included, in addition to a full
materials palette.

The layout of the development and the design of the dwellings largely reflect the
neighbouring development to the east (Goldcrest Avenue, Siskin Avenue etc) which was by
the same housebuilder (McDermott Homes).

The submitted layout plan shows that access is proposed from Fieldfare Way and the spine
road runs through the approximate centre of the site. The dwellings on the west side of the
road face onto the road, and the dwellings to the east side typically face north or south and
are arranged around cul-de-sacs. All dwellings are detached, all with private amenity space
to the rear and small gardens to the front. All dwellings have driveways and some have
garages.
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Section 2.1 of the Council’s Alterations and Extensions to Residential Properties SPD
contains guidance on separation distances between habitable room windows. It specifies
that there should be a minimum of 20m between habitable room windows in properties that
are directly facing each other. The layout of the development demonstrates compliance
with this guidance.

The dwellings are proposed to be constructed from artificial buff stone and concrete roof
tiles, upvc window frames, upvc garage doors and front doors and upvc guttering.
Ordinarily officers would consider the use of artificial stone and concrete roof tiles to be
inappropriate and contrary to policy, however, having regard to the similar materials used
on the large scale development to the east (which this scheme would match visually), and
the low quality materials present on Pennine Road (pebble dash and red coloured concrete
roof tiles), it is considered that even without the use of local, natural materials, the proposed
development will not harm the character and quality of the area to a degree that warrants
refusal on this matter. With this in mind and on balance, the proposed materials palette is
considered acceptable in this instance.

All dwellings are two storey and this is appropriate for this site, having regard to the
surrounding residential developments and the site’s location and topography.

The designs of the dwellings themselves are similar to the recently constructed houses to
the east, and the scheme would not appear incongruous.

Other negotiated changes include the provision of a footpath link from the northern end of
the site to meet the existing public footpath FP 660 and the applicant has agreed to provide
contributions to fund the upgrade of this footpath. In addition, the development includes the
provision of informal access points into the wooded areas to the east and west of the site.

Overall the proposed development is considered to accord with relevant local and national
policy with regards to layout and design.

Neighbour Amenity

The proposed development would not have any unacceptable impact on the daylight,
privacy or outlook enjoyed by the occupants of any nearby residential properties, having
regard to the proposed siting, orientation and levels of the proposed dwellings.

Given the proximity of nearby residential properties and the scale of the proposed
development, it is considered appropriate to include a condition restricting the hours of
construction on site.

Subject to the above, the scheme is considered acceptable in terms of neighbour amenity.

Access, Parking and Highway Safety

The application has been assessed by Lancashire County Council’s Highway Engineer
(LCC Highways) who raised no objection on highway safety grounds subject to conditions.

Landscaping

In terms of proposed landscaping, full details of planting have been submitted and this
includes a large number of trees which are proposed to be planted throughout the site. In
addition to tree planting there will be shrubs, native plant mix, specimen plants and hedging
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plants. The area of open space to the northern end of the site will include tree planting,
native shrub planting and grassed areas.

The Council’s tree consultant has raised no objection subject to the inclusion of conditions.

Subject to the use of planning conditions, relating to protective fences and compliance with
the submitted landscaping plans, the development is acceptable with regards to
landscaping.

Ecology

The application is accompanied by an Ecological Assessment which presents the
ecological, biodiversity and nature conservation status of the site, and proposes
enhancements both on and off-site to biodiversity potential. The Council’s Ecological
advisor Greater Manchester Ecology Unit (GMEU) has raised no objection subject to the
inclusion of conditions.

The applicant proposes to carry out off-site biodiversity enhancement / planting works on
amenity grassland within their ownership off Douglas Road, and GMEU are satisfied that
this will allow the development to produce a measurable net gain in biodiversity potential.

Subiject to the inclusion of their recommended conditions, no objections are raised by the
GMEU or Lancashire Badger Group and the development is found to be acceptable with
regards to ecology and biodiversity.

Flood risk and drainage

The site is located within Flood Zone 1 (low probability of flooding). The application is
accompanied by a Flood Risk Assessment and Drainage Management Strategy which have
been reviewed by the Lead Local Flood Authority and United Utilities. No objections have
been raised subject to the inclusion of conditions requiring the final details of a sustainable
drainage scheme, SUDS and SUDS management to be submitted for approval.

Subject to conditions, the scheme is considered acceptable in principle with regards to flood
risk and drainage.

Land Contamination

The application is accompanied by a Geo-Environmental Assessment Report which has
been reviewed by the Council’s land contamination consultant, who is satisfied that the
proposed residential development is acceptable subject to the inclusion of planning
conditions requiring a full site investigation report and details of remedial works to be
submitted for approval in advance of any development commencing.

Planning Contributions and Viability

Policy HS6 of the emerging Local Plan similarly requires all new housing developments of
10 or more dwellings to provide “30% on-site affordable housing, subject to site and
development considerations.” The affordable housing shall be provided “...in line with
identified needs of tenure, size and type as set out in the latest available information on
housing needs.”

Policy SD3 of the Local Plan states:
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“Where developments will create demands for additional services, facilities and
infrastructure or exacerbate an existing deficiency, the Council may seek a contribution or
legal agreement to address this issue where it cannot be suitably addressed through the
use of planning conditions or other mechanisms. Where sought, such contributions will
reflect the most up to date national guidance and may include, but not exclusively, the
following issues:

- Affordable Housing

- Public Open Space

- Green infrastructure

- Sustainable transport

- Schools and Educational facilities
- Health infrastructure

- Sports and recreation facilities”

Developments should provide a policy-complaint level of affordable housing (30%) and the
required planning contributions unless a viability case (to the satisfaction of the Council’s
independent financial viability advisor) justifies a reduced level.

In this case, the application is accompanied by a viability case made by the applicant
stating that the site cannot viably afford to deliver policy-compliant levels of affordable
housing or other contributions.

The Council has employed the services of an independent viability consultant (Trebbi
Continuum) in assessing the applicant’s viability case from the outset. As required by PPG
on viability, negotiations have been taking place between the applicant, officers and their
consultant.

The outcome of the assessment by the Council’s consultant and the negotiations between
officers and the applicant have resulted in the following contributions being agreed:

- Afinancial contribution of £160,602.00 towards public open space / playing pitch
provision (final location of spending to be agreed).

- Afinancial contribution of £222,777.00 for education provision (nine secondary school
places).

- Afinancial contribution of £84,000.00 towards the improvement of sustainable transport
links to Tong Lane and Pennine Road.

- Monitoring fees of £4,684.00.

- The provision of off-site biodiversity net gain measures (on land off Douglas Road and
Fieldfare Way).

- Management and maintenance of on-site landscaping and communal areas.

- 15% of the development (11 dwellings) to comprise affordable housing (4 x shared
ownership, 4 x social rented and 3 x first homes).

It is considered by the Council’s consultant that the above contributions represent the
maximum levels which can be afforded by the development without making the scheme
unviable. However, they have recommended that any S.106 Agreement includes an
overage clause which would allow the Council to obtain further contributions from the
development if viability conditions improve in future through the course of the development.
Such a clause would be included in any S.106 Agreement.

Having regard to the viability case and the advice received from Trebbi Continuum, the
proposals are considered acceptable subject to the above.
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Conclusion

S.38(6) of the Planning and Compensation Act 1991 requires applications to be determined
in accordance with the development plan unless material considerations indicate otherwise.
That remains the starting point for decision-making.

Members refused a previous similar application (2019/0214) for one reason which
encompassed the following issues:

1) Failure to provide a policy-compliant level of affordable housing;

2) Harm by way of the loss of open space / Greenlands;

3) Harm to the character of the area by reason of the urbanisation of the site; and
4) Harmful impact from biodiversity loss.

Since the previous application was determined, the Local Plan has been adopted, which
allocates the site for housing (H26).

The application has been found to comply with the relevant policies of the adopted Local
Plan and is acceptable in principle. It is recognised that the delivery of 71 houses is an
important contributor to the overall supply of land for housing. The site lies within the urban
boundary, in a reasonably sustainable location, and is allocated for housing in the emerging
plan.

It is inevitable that the development of this greenfield site for housing will have an
urbanising effect. However, the land is now allocated for housing in the Council’s adopted
Local Plan.

Taking into account the provision of on-site amenity greenspace and landscaping, officers
consider that the applicant has addressed issues 2 and 3 of the previous reason for refusal.
In regards to biodiversity, the application has committed to a number of biodiversity
enhancement measures, which would be conditioned (and secured by S.106 Agreement in
the case of the off-site enhancements), and are acceptable to the Council’s ecological
advisor (GMEU). As such, issue 4 has been addressed.

In relation to issue 1, the application fails to provide a fully policy compliant level of
affordable housing, providing 15% rather than the 30% sought by policy. All other financial
contributions required by policy are proposed to be met.

In relation to the 15% on-site housing now proposed, the Council’s independent viability
consultant agrees that the scheme is proposing to provide the maximum affordable (viable)
level of contributions and affordable housing in this case — and that compliance with policy
in full would render the scheme unviable and undeliverable.

9. SUMMARY REASON FOR APPROVAL

1. The development is acceptable in principle, as a residential scheme on site allocated for
housing. The Council is satisfied that the development will provide the maximum viable
amount of affordable housing and planning contributions in this case. Subject to conditions,
the development will not cause undue harm to amenity, highway safety, the character of the
area or biodiversity. As such, the development accords with the National Planning Policy
Framework and the Council’s adopted Local Plan.

| Version Number: |1 | Page: | 10 of 22




10. CONDITIONS

1. The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.

Reason: To accord with the requirements of Section 91 of the Town and Country Planning Act
1990.

2. The development hereby permitted shall be carried out in accordance with the following
documents, unless otherwise required by the conditions below:

- Application Form

- Location Plan (WA-LP-01)

- Site Layout (WA-SL.01 REV J)

- The Ashdown (Ash 1.7)

- The Oakhurst (Oak 1.7)

- The Moulton Detached (Stone) Part M4(2) Compliant (Mou M4(2) 1.7)

- The Maidstone (Mai 1.7)

- The Welland (Wel 1.7)

- The Grasmoor Stone (Gra 1.7)

- The Applebury (App 1.7)

- Landscape Proposals Sheet 1 (5944.01 REV C)

- Landscape Proposals Sheet 2 (5944.02 REV C)

- Landscape Proposals Sheet 3 (5944.03 REV B)

- Boundary Treatments (WA-BT-01D)

- Drainage Strategy Drawing 1 of 2 (19037/01/1)

- Drainage Strategy Drawing 2 of 2 (19037/01/2)

- 1.8m Featheredged Boarded Fence F1 (SD-F1 A)

- 1.8m Stone Screen Wall with Featheredged Panels (SW2) (SD-SW2 D)

- Refuse / Fire Vehicle Tracking Plan (VT-01A)

- External Works Sheet 1 (WA-EW-01E)

- External Works Sheet 2 (WA-EW-02D)

- Construction Management and Phasing Plan (CMP-01 B)

- Management Plan (MP-01 C)

- Street Scenes and Sections (SS01 B)

- Materials Layout (WA-ML-01B)

- Preliminary Assessment of Biodiversity Net Gain (May 2023) (ERAP Ref: 2022-326)

- Sustainable Drainage Statement (5" April 2023) (HYD827-
FIELDFARE.WAY_SUDS.STATEMENT-KW-MW-02)

- Landscape Management Plan (JW/5944/LMP rev A)

- Adoption Statement (McDermott Homes)

- Energy Reduction Statement (FES Group)

- Transport Statement (J1061/TS)

- Bat and Bird Box Strategy (2022-326)

- Arboricultural Impact Assessment with Arboricultural Method Statement (AlIA.13601.01)

- Management Proposal (TRINITY (ESTATES) 16/12/2022)

- Updated Ecological Survey and Assessment (ERAP Ref: 2022-326)

- Flood Risk Assessment and Drainage Management Strategy
(HYD407_WOODLAND.GRANGE.PHASE.2_FRA&DMS)

- Surface Water Drainage Design Statement (19037 - REV. A)

- Longitudinal Section 1 of 5 (19037/02/3 REV. B)

- Longitudinal Section 2 of 5 (19037/02/4 REV. C)

- Longitudinal Section 3 of 5 (19037/02/5 REV. D)
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- Longitudinal Section 4 of 5 (19037/02/6 REV. B)

- Longitudinal Section 5 of 5 (19037/02/7 REV. A)

- Drawing 8 Surface Water Hydrobrake 1 (19037/06-8 REV. B)
- Drawing 9 Surface Water Hydrobrake 2 (19037/06-9 REV. B)
- Typical Details (19037/02/8)

- SW Area Plan Network 1 (South) (19037/03/1 REV. C)

- SW Area Plan Network 2 (North) (19037/03/2 REV. C)

- Road and Main Drainage Layout 1 of 2 (19037/02/1 REV. H)
- Road and Main Drainage Layout 2 of 2 (19037/02/2 REV. |)

Reason: For the avoidance of doubt and to ensure a satisfactory standard of development.

3. The development permitted by this planning permission shall be carried out in accordance with
the principles set out within the site-specific flood risk assessment (Ref:
HYD407_WOODLAND.GRANGE.2_FRA&DMS, Rev 1.0, 13th May 2019, Betts Hydro, as
amended by the Sustainable Drainage Statement).

The measures shall be fully implemented prior to occupation of the development and in
accordance with the timing / phasing arrangements embodied within the scheme, or within any
other period as may subsequently be agreed, in writing, by the Local Planning Authority in
consultation with the Lead Local Flood Authority.

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in
accordance with the Paragraphs 167 and 169 of the National Planning Policy Framework,
Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.

4. No development shall commence in any phase until a detailed, final surface water sustainable
drainage strategy for the site has been submitted to, and approved in writing by, the Local
Planning Authority.

The detailed surface water sustainable drainage strategy shall be based upon the site-specific
flood risk assessment and indicative surface water sustainable drainage strategy submitted (Flood
Risk Assessment and Drainage Management Strategy, Ref:
HYD407_WOODLAND.GRANGE.2_FRA&DMS, Rev 1.0, 13th May 2019, Betts Hydro, as
amended by the Sustainable Drainage Statement, Ref: HYD827-
FIELDFARE.WAY_SUDS.STATEMENT-KW-MW-02, 5th April 2023, Betts Hydro) and sustainable
drainage principles and requirements set out in the National Planning Policy Framework, Planning
Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems. No surface
water shall be allowed to discharge to the public foul sewer(s), directly or indirectly.

The details of the drainage strategy to be submitted for approval shall include, as a minimum;

a) Sustainable drainage calculations for peak flow control and volume control for the:

i. 100% (1 in 1-year) annual exceedance probability event;

ii. 3.3% (1 in 30-year) annual exceedance probability event + 40% climate change allowance, with
an allowance for urban creep;

iii. 1% (1 in 100-year) annual exceedance probability event + 45% climate change allowance, with
an allowance for urban creep

b) Final sustainable drainage plans appropriately labelled to include, as a minimum:
I. Site plan showing all permeable and impermeable areas that contribute to the drainage network
either directly or indirectly, including surface water flows from outside the curtilage as necessary;
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ii. Sustainable drainage system layout showing all pipe and structure references, dimensions and
design levels;

iii. Details of all sustainable drainage components, including landscape drawings showing
topography and slope gradient as appropriate;

iv. Drainage plan showing flood water exceedance routes in accordance with Defra Technical
Standards for Sustainable Drainage Systems;

v. Finished Floor Levels (FFL) in AOD with adjacent ground levels for all sides of each building
and connecting cover levels to confirm minimum 150 mm+ difference for FFL;

vi. Details of proposals to collect and mitigate surface water runoff from the development
boundary;

vii. Measures taken to manage the quality of the surface water runoff to prevent pollution, protect
groundwater and surface waters, and delivers suitably clean water to sustainable drainage
components;

c) Evidence of an assessment of the existing on-site surface water drainage systems
watercourses to be used, to confirm that these systems are in sufficient condition and have
sufficient capacity to accept surface water runoff generated from the development.

d) Evidence that a free-flowing outfall can be achieved. If this is not possible, evidence of a
surcharged outfall applied to the sustainable drainage calculations will be required.

The sustainable drainage strategy shall be implemented in accordance with the approved details.

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in
accordance with the Paragraphs 167 and 169 of the National Planning Policy Framework,
Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems
and Policy ENV9 of the adopted Rossendale Local Plan.

5. No development shall commence until a Construction Surface Water Management Plan,
detailing how surface water and stormwater will be managed on the site during construction,
including demolition and site clearance operations, has been submitted to and approved in writing
by the Local Planning Authority.

The details of the plan to be submitted for approval shall include method statements, scaled and
dimensioned plans and drawings detailing surface water management proposals to include for
each phase, as a minimum:

a) Measures taken to ensure surface water flows are retained on-site during the construction
phase(s), including temporary drainage systems, and, if surface water flows are to be discharged,
they are done so at a restricted rate that must not exceed the equivalent greenfield runoff rate
from the site.

b) Measures taken to prevent siltation and pollutants from the site entering any receiving
groundwater and/or surface waters, including watercourses, with reference to published guidance.

The plan shall be implemented and thereafter managed and maintained in accordance with the
approved plan for the duration of construction.

Reasons: To ensure the development is served by satisfactory arrangements for the disposal of
surface water during each construction phase(s) so it does not pose an undue surface water flood
risk on-site or elsewhere during any construction phase in accordance with Paragraph 167 of the
National Planning Policy Framework.
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6. The occupation of the development shall not take place until a site-specific Operation and
Maintenance Manual for the lifetime of the development, pertaining to the surface water drainage
system and prepared by a suitably competent person, has been submitted to and approved in
writing by the Local Planning Authority.

The details of the manual to be submitted for approval shall include, as a minimum:

a) A timetable for its implementation;

b) Details of the maintenance, operational and access requirement for all SuDS components and
connecting drainage structures, including all watercourses and their ownership;

c) Pro-forma to allow the recording of each inspection and maintenance activity, as well as
allowing any faults to be recorded and actions taken to rectify issues;

d) The arrangements for adoption by any public body or statutory undertaker, or any other
arrangements to secure the operation of the sustainable drainage scheme in perpetuity;

e) Details of financial management including arrangements for the replacement of major
components at the end of the manufacturer's recommended design life;

f) Details of whom to contact if pollution is seen in the system or if it is not working correctly; and
g) Means of access for maintenance and easements.

Thereafter the drainage system shall be retained, managed, and maintained in accordance with
the approved details.

Reason: To ensure that surface water flood risks from development to the future users of the land
and neighbouring land are minimised, together with those risks to controlled waters, property, and
ecological systems, and to ensure that the sustainable drainage system is subsequently
maintained pursuant to the requirements of Paragraph 169 of the National Planning Policy
Framework.

7. The occupation of the development shall not be permitted until a site-specific verification report,
pertaining to the surface water sustainable drainage system, and prepared by a suitably
competent person, has been submitted to and approved in writing by the Local Planning Authority.

The verification report must, as a minimum, demonstrate that the surface water sustainable
drainage system has been constructed in accordance with the approved drawing(s) (or detail any
minor variations) and is fit for purpose. The report shall contain information and evidence,
including photographs, of details and locations (including national grid references) of critical
drainage infrastructure (including inlets, outlets, and control structures) and full as-built drawings.
The scheme shall thereafter be maintained in perpetuity.

Reason: To ensure that surface water flood risks from development to the future users of the land
and neighbouring land are minimised, together with those risks to controlled waters, property, and
ecological systems, and to ensure that the development as constructed is compliant with the
requirements of Paragraphs 167 and 169 of the National Planning Policy Framework.

8. No development shall take place, including any works of demolition or site clearance, until a
Construction Management Plan (CMP) or Construction Method Statement (CMS) has been
submitted to, and approved in writing by the local planning authority. The approved plan /
statement shall provide:

24 Hour emergency contact number;

* Details of the parking of vehicles of site operatives and visitors;
» Details of loading and unloading of plant and materials;

» Arrangements for turning of vehicles within the site;
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» Swept path analysis showing access for the largest vehicles regularly accessing the site and
measures to ensure adequate space is available and maintained, including any necessary
temporary traffic management measures;

» Measures to protect vulnerable road users (pedestrians and cyclists);

* The erection and maintenance of security hoarding including decorative displays and facilities for
public viewing, where appropriate;

» Wheel washing facilities;

» Measures to deal with dirt, debris, mud or loose material deposited on the highway as a result of
construction;

* Measures to control the emission of dust and dirt during construction;

* Details of a scheme for recycling/disposing of waste resulting from demolition and construction
works;

« Construction vehicle routing;

* Delivery hours.

The approved Construction Management Plan or Construction Method Statement shall be
adhered to throughout the construction period for the development.

Reason: In the interests of the safe operation of the adopted highway during the demolition and
construction phases.

9. No development shall take place until an estate street phasing and completion plan has been
submitted to and approved in writing by the Local Planning Authority. The estate street phasing
and completion plan shall set out the development phases and completion sequence that estate
streets serving each phase of the development will be completed. The development shall then be
carried out in accordance with the approved estate street phasing and completion plan.

Reason: To ensure the phasing and completion of estate streets serving the development are
completed.

10. No part of the development hereby permitted shall be occupied until such time as the access
arrangements shown on McDermott Homes drawing number WA-SL-01 Rev J have been
implemented in full.

Reason: To ensure that vehicles entering and leaving the site may pass each other clear of the
highway, in a slow and controlled manner, in the interests of general highway safety and in
accordance with the National Planning Policy Framework.

11. 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 mitigation has been submitted to
and approved in writing by the Local Planning Authority. The submitted details shall include and
not be limited to:

* Removal of the speed hump located adjacent to the site access on Fieldfare Way.

* Bus stop titled "BACUP,Sandfield Road Top" (opp) with the Stop ID reference 2500DCL701 and
Bus stop titled "BACUP, Sandfield Road (by) with the STOP ID reference 25001336, upgraded to
the LCC quality bus stop specification.

 Footpath improvements to Public Footpath FP141445. The works should include removing the
disused pedestrian gates along the track; maintaining the vegetation at the side of the track;
providing a dropped kerb and removing the bollards adjacent to number 168 Pennine Road; and
making surfacing improvements to the track.

* A pedestrian enhancement scheme from Public Footpath 14-1-FP660, when it meets Tong Lane,
to St Mary's RC Primary School.
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The approved details shall be completed prior to first occupation of the site.

Reason: In order to satisfy the Local Planning Authority and Highway Authority that the final details
of the highway scheme/works are acceptable before work commences on site.

12. The new estate road / access between the site and Fieldfare Way shall be constructed in
accordance with Lancashire County Council's Specification for Construction of Estate Roads to at
least base course level before any development takes place within the site.

Reason: To ensure that satisfactory access is provided to the site before the development hereby
permitted becomes operative.

13. No part of the development hereby approved shall be occupied until all the highway works
have been constructed and completed in accordance with a scheme that shall be first be
submitted to and approved by the Local Planning Authority in consultation with the Highway
Authority.

Reason: In order that the traffic generated by the development does not exacerbate unsatisfactory
highway conditions in advance of the completion of the highway scheme/works.

14. No development shall be commenced until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have been
submitted to and approved by the local planning authority. The streets shall thereafter be
maintained in accordance with the approved management and maintenance details until such time
as an agreement has been entered into under Section 38 of the Highways Act 1980 or a private
management and maintenance company has been established.

Reason: In the interest of highway safety; to ensure a satisfactory appearance to the highways
infrastructure serving the approved development; and to safeguard the users of the highway and
the visual amenities of the locality.

15. No development shall be commenced until full engineering, drainage, street lighting and
constructional details of the streets proposed for adoption have been submitted to and approved in
writing by the local planning authority. The development shall, thereafter, be constructed in
accordance with the approved details, unless otherwise agreed in writing with the local planning
authority.

Reason: In the interest of highway safety; to ensure a satisfactory appearance to the highways
infrastructure serving the approved development; and to safeguard the visual amenities of the
locality and users of the highway.

16. The development hereby permitted shall not be occupied until such time as the off-road
internal pedestrian links providing access to Pennine Road and Public Footpath 14-1-FP660 have
been built to an adoptable standard.

Reason: To reduce the possibility of deleterious material being deposited in the highway (loose
stones etc.) and prevent water discharging into the highway in the interests of highway safety and
in accordance with the National Planning Policy Framework.

17. The development hereby permitted shall not be occupied until such time as the parking and
turning facilities have been implemented in accordance with McDermott Homes drawing number
WA-SL-01 Rev J. Thereafter the onsite parking provision shall be so maintained in perpetuity.
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Reason: To ensure that adequate off-street parking provision is made to reduce the possibility of
the proposed development leading to on-street parking problems locally and to enable vehicles to
enter and leave the site in a forward direction in the interests of highway safety and in accordance
with the National Planning Policy Framework.

18. All garage facilities / private driveways shall include provision of an electrical supply suitable
for charging an electric motor vehicle.

Reason: To support sustainable transport objectives and to contribute to a reduction in harmful
vehicle emissions.

19. Garage wall hanging cycle storage suitable for 2 bicycles shall be provided within each
garage. A separate secure cycle storage facility, suitable for two bicycles shall be provided for
units without a garage.

Reason: To promote sustainable transport as a travel option, encourage healthy communities and
reduce carbon emissions.

20. No dwelling shall be occupied until a Travel Plan comprising immediate, continuing and long-
term measures to promote and encourage alternatives to single-occupancy car use has been
prepared, submitted to and approved in writing by the Local Planning Authority. The approved
Travel Plan shall be implemented, monitored and reviewed in accordance with the agreed Travel
Plan Targets to the satisfaction of the Local Planning Authority.

Reason: In order to deliver sustainable transport objectives including a reduction in single
occupancy car journeys and the increased use of public transport, walking & cycling.

21. Notwithstanding any information submitted with the application, no development shall take
place (except for demolition and enabling works agreed in writing with the LPA) until an
investigation and risk assessment has been submitted to and approved in writing by the Local
Planning Authority. The submitted report shall include:

i) A Preliminary Risk Assessment report (phase 1), including a conceptual model and a site walk
over survey;

i) Where potential risks are identified by the Preliminary Risk Assessment, a Phase 2 Site
Investigation report shall also be submitted to and approved in writing by the Local Planning
Authority prior to commencement of development. The investigation shall address the nature,
degree and distribution of land contamination on site and shall include an identification and
assessment of the risk to receptors focusing primarily on risks to human health, groundwater and
the wider environment; and

iii) Should unacceptable risks be identified the applicant shall also submit and agree with the Local
Planning Authority in writing a contaminated land remediation strategy (including verification plan)
prior to commencement of development.

The development shall thereafter be carried out in full accordance with the duly approved
remediation strategy or such varied remediation strategy as may be agreed in writing with the
Local Planning Authority.

Reason: To mitigate hazards posed by land contamination, and to prevent pollution.

22. Pursuant to condition 21 and prior to first use or occupation a verification report, which
validates that all remedial works undertaken on site were completed in accordance with those
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agreed with the Local Planning Authority, shall be submitted to and approved in writing by the
Local Planning Authority.

Reason: To mitigate hazards posed by land contamination, and to prevent pollution.

23. Prior to occupation of the development, a lighting design strategy for biodiversity for areas to
be externally lit shall be submitted to and approved in writing by the local planning authority. The
strategy shall:

a) identify those areas/features on site that are particularly sensitive for bats and that are likely to
cause disturbance in or around their breeding sites and resting places or along important routes
used to access key areas of their territory, for example, for foraging; and

b) show how and where external lighting will be installed (through the provision of appropriate
lighting contour plans and technical specifications) so that it can be clearly demonstrated that
areas to be lit will not disturb or prevent the above species using their territory or having access to
their breeding sites and resting places.

All external lighting shall be installed in accordance with the specifications and locations set out in
the strategy, and these shall be maintained thereafter in accordance with the strategy. Under no
circumstances shall any other external lighting be installed without prior consent from the local
planning authority.

Reason: In the interests of safeguarding bats.

24. No removal of or works to any hedgerows, trees, shrubs or other vegetation which may be
used by breeding birds shall take place during the main bird breeding season (between 1st March
and 31st August inclusive), unless a competent ecologist has first undertaken a careful, detailed
check of vegetation for active birds' nests immediately before the vegetation is cleared and
provided written confirmation that no birds will be harmed and/or that there are appropriate
measures in place to protect nesting bird interest on site. Any such written confirmation shall be
submitted to and approved in writing by the local planning authority prior to any such works taking
place.

Reason: In the interests of safeguarding breeding / nesting birds.

25. No development shall take place (including demolition, ground works or vegetation clearance)
until a construction environmental management plan (CEMP: biodiversity) has been submitted to
and approved in writing by the local planning authority. The CEMP (Biodiversity) shall include the
following:

a) Risk assessment of potentially damaging construction activities.

b) Identification of "biodiversity protection zones".

c) Practical measures (both physical measures and sensitive working practices) to avoid or reduce
impacts during construction (may be provided as a set of method statements).

d) The location and timing of sensitive works to avoid harm to biodiversity features.

e) The times during construction when specialist ecologists need to be present on site to oversee
works.

f) Responsible persons and lines of communication.

g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person.

h) Use of protective fences, exclusion barriers and warning signs.
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The CEMP (Biodiversity) shall also include consideration of deer, badger, hedgehogs and other
mammals using the site.

The approved CEMP shall be adhered to and implemented throughout the construction period
strictly in accordance with the approved details, unless otherwise agreed in writing by the local
planning authority.

Reason: In the interests of protecting wildlife and biodiversity.

26. Prior to first occupation of each phase of the development, all ecological measures pertaining
to that phase shall be carried out in full in accordance with the details contained in the letter from
ERAP Itd dated 19th December 2022 (ref 2022-326) as already submitted with the planning
application and agreed in principle with the local planning authority prior to determination.

Reason: In the interests of enhancing biodiversity on site.

27. All works shall be carried out in accordance with the details contained in Appendix 2 of the
Updated Ecological Survey And Assessment by ERAP (Consultant Ecologists) Ltd (reference no.
2022-326) as already submitted with the planning application and agreed in principle with the local
planning authority prior to determination.

Reason: In the interests of protecting badgers.
28. Construction works shall not take place outside the following hours:

Monday to Friday: 08:00 to 18:00
Saturday: 08:00 to 13:00

Construction works shall not be take place on Sundays or Bank or Public Holidays.

Access and egress for delivery vehicles to and from the site shall also not take place outside the
working hours indicated above.

Reason: To ensure that site working only takes place during normal working hours in order to
restrict the times during which any disturbance and nuisance may arise.

29. No development shall take place until physical samples and trade literature of the materials to
be used in the construction of the elevations (artificial stone) and roofs (dark grey tiles) of the
dwellings, and all proposed hard ground surfacing materials have been submitted to and approved
in writing by the local planning authority.

The development shall thereafter be implemented in accordance with the approved details.
Reason: To ensure that the development is of satisfactory appearance.

30. No development shall commence until all the retained trees within the site as shown on the
approved updated Tree Protection Plan, have been protected. Such protection shall be installed in
accordance with the specification described in the AIA and AMS document, in the positions as
shown on the Tree Protection Plan, and shall remain in place until all development is completed.
No work, including any form of drainage or storage of materials, earth or topsoil shall take place
within the perimeter of such fencing.

Reason: To protect trees being retained.
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31. The development hereby approved shall be carried out in accordance with the submitted
Arboricultural Impact Assessment and Arboricultural Method Statement.

Reason: To protect trees being retained.

32. No dwelling shall be occupied until all fences, walls, gates and other means of enclosure
shown in the approved details to bound its plot have been erected in conformity with the approved
details (as shown on drawing WA-BT-01d). Any other fences and walls shown in the approved
details shall have been erected in conformity with the approved details prior to substantial
completion of the development.

Reason: To provide reasonable standards of privacy to residents.
33. Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.

34. The approved scheme of landscaping and planting for each phase of the development shall be
carried out in full in the first planting and seeding season following the first occupation of any
dwelling within that phase, in full accordance with the approved details.

Any trees or plants which within a period of 15 years of being planted die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others of the
same size and species.

Reason: In the interest of the appearance of the locality and to enhance biodiversity.
11. INFORMATIVES

1. Cadent Gas Ltd own and operate the gas infrastructure within the area of your development.
There may be a legal interest (easements and other rights) in the land that restrict activity in
proximity to Cadent assets in private land. The applicant must ensure that the proposed works do
not infringe on legal rights of access and or restrictive covenants that exist.

If buildings or structures are proposed directly above the apparatus the development may only
take place following diversion of the apparatus. The applicant should apply online to have
apparatus diverted in advance of any works, by visiting cadentgas.com/diversions

Prior to carrying out works, including the construction of access points, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring
requirements are adhered to.

2. Under the Land Drainage Act 1991 (as amended by the Flood & Water Management Act 2010),
you need consent from the Lead Local Flood Authority if you want to carry out works within the
banks of any ordinary watercourse which may alter or impede the flow of water, regardless of
whether the watercourse is culverted or not.

» Consent must be obtained before starting any works on site. It cannot be issued retrospectively.
» Sites may be inspected prior to the issuing of consent.

» Unconsented works within the Highway or Sustainable Drainage System may prevent adoption.
* Applications to culvert an existing open ordinary watercourse will generally be refused.

» Enforcement action may be taken against unconsented work.
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For the avoidance of doubt, once planning permission has been obtained it does not mean that
Ordinary Watercourse Consent will be given. It is strongly advised that you obtain any required
consent before or concurrently as you apply for planning permission to avoid delays.

You should contact the Lead Local Flood Authority to obtain Ordinary Watercourse Consent.
Information on the application process and relevant forms can be found here:
https://www.lancashire.gov.uk/flooding/drains-and-sewers/alterations-to-a-watercourse/

3. The following advice is provided to inform the applicant of the Lead Local Flood Authority’s
expectations:

The outfall sewer for the southern catchment is in the rear garden of property 21. While an
easement has been specified, we recommend the layout is updated to locate this within an area of
public open space, where it can be easily accessed by the relevant adopting body or management
company. The applicant should also ensure that the proposed interception drain along the eastern
boundary is located in an area of public open space, with appropriate access for, and maintenance
arrangements, provided.

4. Note (Construction Management Plan):

* There must be no reversing into or from the live highway at any time — all vehicles entering the
site must do so in a forward gear, and turn around in the site before exiting in a forward gear onto
the operational public highway.

» There must be no storage of materials in the public highway at any time.

» There must be no standing or waiting of machinery or vehicles in the public highway at any time.
* Vehicles must only access the site using a designated vehicular access point.

» There must be no machinery operating over the highway at any time, this includes reference to
loading/unloading operations — all of which must be managed within the confines of the site.

* A licence to erect hoardings adjacent to the highway (should they be proposed) may be required.
If necessary this can be obtained via the County Council (as the Highway Authority) by contacting
the Council by telephoning 01772 533433 or e-mailing Ihsstreetworks@lancashire.gov.uk

« All references to public highway include footway, carriageway and verge.

5. The grant of planning permission will require the applicant to enter into an appropriate legal
agreement (Section 278 and Section 38), with Lancashire County Council as Highway Authority
prior to the start of any development. The applicant should be advised to contact the county
council for further information by telephoning the Development Support Section on 0300 123 6780
or email developeras@lancashire.gov.uk, in the first instance to ascertain the details of such an
agreement and the information to be provided, quoting the location, district and relevant planning
application reference number.

Please be aware that the demand to enter into section 278 agreements with Lancashire County
Council as the highway authority is extremely high. Enquiries are being dealt with on a first come
first served basis. As such all developers are advised to seek to enter into Section 278
agreements at a very early stage.

The grant of planning permission will require the applicant to enter into an appropriate legal
agreement (Section 38), with Lancashire County Council as Highway Authority prior to the start of
any development. The applicant should be advised to contact the county council for further
information by telephoning the Development Support Section on 0300 123 6780 or email
developeras@lancashire.gov.uk, in the first instance to ascertain the details of such an agreement
and the information to be provided, quoting the location, district and relevant planning application
reference number.

6. During the period of construction, should contamination be found on site that has not been
previously identified, no further works shall be undertaken in the affected area. Prior to further
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works being carried out in the affected area, the contamination shall be reported to the Local
Planning Authority within a maximum of 5 days from the discovery, a further contaminated land
assessment shall be carried out, appropriate mitigation identified and agreed in writing by the
Local Planning Authority. The development shall be undertaken in accordance with the agreed
mitigation scheme.

The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current
Building Control Regulations with regards to contaminated land. The responsibility to ensure the
safe development of land affected by contamination rests primarily with the developer.

7. The developer is encouraged to liaise with the Lancashire Badger Group prior to the
commencement of any works on site, to ensure that the safety of badgers is properly taken into
account throughout the course of development.
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general notes:
do not scale the drawing.
all dimensions to be checked on site prior to commencement of work and any

discrepancy shall be immediately reported and resolved prior to work commencing..

this drawing is to be read in conjunction with all relevant drawings and
specifications relating to the job whether or not indicated on the drawing.
copyright reserved to mck associates Itd. and this drawing may not be used or
reproduced without prior written consent.
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