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Application 2026/0279 Application S96A. Non-Material
Number: Type: Amendment
Proposal: Construction of sheet pile | Location: Plot 4
retaining wall with fence Futures Park
on top of capping beam E:r?ggshire
along east and south OL13 OBB
eastern boundary.
Report of: Head of Planning and Status: For publication
Building Control
Report to: Development Control Date: 1%t September 2026
Committee
Applicant: Rossendale Borough Determination | 19.08.2026
Council Expiry Date:
Agent: Caulmert Ltd
Contact Officer: | Claire Bradley
Email: clairebradley@rossendalebc.gov.uk

REASON FOR REPORTING

Outside Officer Scheme of Delegation Council application on Council owned land
Member Call-In
Name of Member:

Reason for Call-In:

3 or more objections received

Other (please state):

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.



RECOMMENDATION
Approval
APPLICATION SITE

The application site is Plot 4 at Futures Park, where planning permission has been granted for
the erection of a Waste Transfer Station.

The Site is bound by the River Irwell to the north, to the east is a wooded area with Stubbylee Park
beyond. To the south is the Orthoplastics manufacturing facility and to the west an existing access
road.

Rossendale Borough Council offices are located 80m to the north of the site, a children’s day
nursery is located 50m to the northwest of the site, with the nearest residential property
located on Flagg Street some 75m to the southwest.

The site is located in the Urban boundary and is designated as a mixed use allocation (M3) in the
Rossendale Local Plan

RELEVANT PLANNING HISTORY

2021/0305: S.73 Application: variation of condition 2 (approved plans) pursuant to planning
approval 2020/0137, to permit alterations to the external appearance of the building,
amendments to raised decking structure, raised roof height, reductions to external retaining
structures and an increase to the external canopy size.

2021/0298: Application for discharge of planning condition 6 (site investigation) pursuant to
planning application 2020/0137.

2021/0117: Provision of timber cabin for use as outdoor clothing store and changing room
(associated with the approved nursery development) - Approved (relates to plot 1).

2021/0077: Approval of details reserved by condition 9 (Construction Environmental Method
Statement), 12 (Reasonable Avoidance Measures Method Statement) and 24 (Construction
Method Statement) - pursuant to planning approval 2020/0137 - Approved (relates to plot

1).

2020/0137: Construction of nursery building, with associated works, parking and access -
Approved (relates to plot 1)

2020/0062: Approval of details reserved by Condition 4 (detailed scheme of landscaping,
planting and boundary treatments) pursuant to Planning Approval 2019/0102 — Approved
(relates to plot 5)

2020/0036: Approval of details reserved by conditions 8 (surface water drainage scheme)
and 9 (management and maintenance plan for the sustainable drainage system) pursuant
to Planning Approval 2019/0102 — Approved (relates to plot 5)

2019/0511: Approval of Details Reserved by conditions 5 (remediation strategy), 6
(verification report), 7 (piling), 14 (site access) and 16 (construction method statement)
pursuant to Planning Approval 2019/0102 - Split Decision (relates to plot 5)



2019/0102: Full: Erection of industrial / manufacturing building (Use Class B2) incorporating
ancillary office and storage space. Development also includes creation of service yards
(with associated gates / fencing, sprinkler tank and cooling towers), parking facilities, hard
and soft landscaping, access and associated works — Approved (relates to plot 5)

2013/0450: Construction of Trail Centre Building Associated with Lee Quarry Bike Trails,
Comprising Shop, Cafe, Showers, Workshop, Classroom/Function Space and Associated
Parking — Approved

2006/0256: Erection of a Building for Class B1/B2 Business/General Industrial Use —
Approved (relates to plot 3)

PROPOSAL

The proposal is for a non-material amendment under S96A of the Town and Country
Planning Act which allows amendments to existing permissions that are non-material. This
application provides details of the construction of sheet pile retaining wall with fence on top
of capping beam along east and south eastern boundary and relates to approval 2025/0378

POLICY CONTEXT

Policy Considerations

National Planning Policy Framework

Section 3 Decision Making Policies

Section 4 Achieving Sustainable Development

Section 12 Making Effective Use of Land

Section 14  Achieving Well Designed Places

Section 20 Conserving and Enhancing the Historic Environment
Section 19  Conserving and enhancing the natural environment

National Planning Policy for Waste

The National Planning Policy for Waste (NPPW) was published in 2014. The document sets
out the Government’s ambition to work towards a more sustainable and efficient approach
to resource use and management, and states that positive planning plays a pivotal role in
delivering this country’s waste ambitions through the delivery of sustainable development
and resource efficiency, including provision of modern infrastructure, local employment
opportunities and wider climate change benefits, by driving waste management up the
waste hierarchy.

Appendix B of the NPPW sets out the criteria against which the likely impact on the local
environment and on amenity of new waste management facilities should be considered,
these are:

protection of water quality and resources and flood risk management;

land instability;

landscape and visual impacts;

nature conservation;

conserving the historic environment;

traffic and access; and

~PoO0TD



g. air emissions, including dust.

Development Plan

In the case of this application, the development plan comprises the Rossendale Local Plan
2019 to 2036, the Joint Lancashire Minerals and Waste Development Framework Core
Strategy DPD (Core Strategy), Adopted February 2009 and the Joint Lancashire Minerals
and Waste Local Plan Site Allocation and Development Management Policies (SADMP),
adopted September 2013.

Rossendale Local Plan Policies

Policy SD1: Presumption in Favour of Sustainable Development

Policy SD2: Urban Boundary and Green Belt

Policy EMP4: Development Criteria for Employment Generating Development

Policy M3: Futures Park

ENV1: High Quality Development in the Borough

Policy ENV2: Historic Environment

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

Joint Lancashire Minerals and Waste Development Framework Core Strateqgy DPD

The Joint Lancashire Minerals and Waste Development Framework Core Strategy DPD
(Core Strategy) was adopted in February 20009.

Core Strategy Policy CS8 states that “Provision will be made for sufficient new waste
management facilities to meet predicted waste capacity requirements for the Plan area to
2020,

Joint Lancashire Minerals and Waste Local Plan Site Allocation and Development
Management Policies — Part One

The Joint Lancashire Minerals and Waste Local Plan Site Allocation and Development
Management Policies — Part One (SADMP) was adopted in September 2013.

The SADMP provides site specific policies and allocations, and detailed development
management policies for minerals and waste planning in the areas covered by the Councils
of Lancashire, Blackpool and Blackburn with Darwen and should be read together with the
Core Strategy and the individual local plans of the two unitary authorities and the twelve
districts which make up the Plan area, including Rossendale.

Policy DM2 states that “Development for ... waste management operations will be
supported where it can be demonstrated to the satisfaction of the mineral and waste
planning authority, by the provision of appropriate information, that all material, social,
economic or environmental impacts that would cause demonstrable harm can be eliminated
or reduced to acceptable levels. In assessing proposals account will be taken of the
proposal’s setting, baseline environmental conditions and neighbouring land uses, together
with the extent to which its impacts can be controlled in accordance with current best
practice and recognised standards”.



10.

Other material considerations

National Planning Practice Guidance
National Design Guide
RBC Climate Change SPD

CONSULTATION RESPONSES

Consultee Response

Environment Agency No objection but have made relevant comments

REPRESENTATIONS
No consultations are required
ASSESSMENT

The assessment relates to whether the details submitted amount to a non-material
amendment to the original application.

Whilst land levels were submitted on the proposed site plan on the original approval, there
were no plans of the actual retaining walls.

The proposed retaining wall will support the south eastern and eastern section of the site
and provide stability for the land.

It is considered that the retaining wall on the south eastern and eastern section of the site is
a non-material amendment consisting of the alteration of existing ground levels and the
construction of new earth retaining structures and boundary treatments is acceptable and
not a material amendment to the original permission

CONCLUSION

That the non-material amendment consisting of the Construction of sheet pile retaining wall
with fence on top of capping beam along east and south eastern boundary is approved.

RECOMMENDATION
The proposed amendment is approved, and is limited to the following:

- construction of sheet pile retaining wall with fence on top of capping beam along east
and south eastern boundary.

The amendment is detailed on the following documentation received 15.07.2026:

- Submitted Application Form

- Drawing No: RBC-HOH-XX-XX-DR-A-1201-C02 - Proposed Site Plan

- Drawing No: RBC-HOH-XX-XX-DR-A-1220-C02 - Proposed Boundary Treatments,
Barriers, And Bollards Layout



- Drawing No: RBC-CAU-XX-XX-DR-S-1800_C01 — Retaining Wall Layout and
Section Sheet 1 of 2

- Drawing No: RBC-CAU-XX-XX-DR-S-1801_C01 — Retaining Wall Layout and
Section Sheet 2 of 2

The proposed amendments in relation the construction of sheet pile retaining wall with
fence on top of capping beam along east and south eastern boundary are considered to be
acceptable, and it is not considered that the amendment would amount to a material
alteration of the original planning approval when the development is considered as a whole.

The above details supersede the approved details under 2025/0378 only in so far as they
relate to the amendments outlined above.

All conditions associated with the original planning approval continue to apply to the
development unless otherwise discharged or expressly amended by this permission.
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GENERAL NOTES

Drawings to be read in conjunction with all other
consultant/ specialist drawings.
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GRAPHICAL SCALE 1:250

NOTES

Do not scale from this drawing. Only figured dimensions are to be taken from
this drawing. The contractor must verify all dimensions on site before
commencing any work or shop drawings. The contractor must report any
discrepancies to Hughes O'Hanlon before commencing work. If this drawing
exceeds the quantities taken in any way, Hughes O'Hanlon is to be informed
before the work is initiated.

COPYRIGHT © Hughes O'Hanlon Limited. This drawing is Copyright and must
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Hughes O'Hanlon Limited.

Details shown represent the minimum indicative requirement. The installer is
responsible for all detailed design. The designer shall be responsible for
developing the principles indicated to a complete design and for coordinating
with the latest building arrangements. The installer shall be deemed to have
included within their tender offer all necessary provision over and above the
minimum requirements indicated on the drawings and within the specification
to provide a complete and functional installation.

SITE BOUNDARY (6025.646M?2)

ADJACENT LAND IN SAME OWNERSHIP
(ROSSENDALE BOROUGH COUNCIL)

C02 UPDATED NORTH SITE BOUNDARY NOTE | TB | TB 15/07/26
C01 CONSTRUCTION ISSUE | TB | KOH 15/06/26
TO3 UPDATED BOUNDARY TREATMENTS | TB | KOH 21/01/26
T02 UPDATED FENCELINE & DRAINAGE | TB | KOH 15/01/26
TO1 TENDER ISSUE | TB | KOH 09/01/26
P14 FIRE ENGINEER ISSUE | TB | KOH 08/01/26
P13 UPDATED PLANNING ISSUE | TB | KOH 03/12/25
P12 FULL STAGE 4 ISSUE | TB | KOH 20/11/25
P11 UPDATED REAR TRACK AND PLANT | TB | KOH 19/11/25
P10 UPDATED BOUNDARY | TB | KOH 05/09/25
P09 STAGE 3 ISSUE | TB | KOH 29/08/25
P08 EXTERNAL PLANT INDICATED | KOH 21/08/25

P07 WALKWAY, FENCE, GATE, RETAINING WALL ADDED AS ~ 08/08/25
INSTRUCTED | KOH

P06 LAYOUT FURTHER REFINED | KOH 06/08/25
P05 SUB-STATION OMITTED | KOH 17/07/25
P04 REV'D AS DTM COMMENTS | KOH 23/06/25
P03 GENERAL REVS FOLLOWING CLIENT MEETING | KOH 17/06/25
P02 MINOR REVS | KOH 27/05/25
P01 INITIAL ISSUE | KOH 23/05/25
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GENERAL NOTES

Drawings to be read in conjunction with all other

consultant/ specialist drawings.

PROPOSED - BOUNDARY TREATMENTS, BARRIERS, AND BOLLARDS LAYOUT

1:250

2.4M HIGH BLACK PALADIN
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OR ANPR
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ARMCO BARRIER

/\— RAISED SECTION OF PROPOSED FENCELINE TO BE
INSTALLED UP AND OVER SIDE OF EXISTING
RETAINING WALL, TERMINATING AT EXISTING
FENCE LINE ON TOP. SEE ADJACENT SKETCH
DETAIL FOR INTENT.

SPECIALIST TO ADVISE ON BEST METHOD TO
ACHIEVE THIS, WITH POTENTIAL FOR SPIKE
DETERRENT IF APPROPRIATE. CLIENT TO SEEK
LEGAL ADVICE IF SPIKES ARE PROPOSED FOR USE.

0 5m

PROPOSED 2.4M HIGH BLACK
MESH PALADIN FENCE.

NOTES

Do not scale from this drawing. Only figured dimensions are to be taken from
this drawing. The contractor must verify all dimensions on site before
commencing any work or shop drawings. The contractor must report any
discrepancies to Hughes O'Hanlon before commencing work. If this drawing
exceeds the quantities taken in any way, Hughes O'Hanlon is to be informed
before the work is initiated.

COPYRIGHT © Hughes O'Hanlon Limited. This drawing is Copyright and must
not be reproduced in any format or media without written/verbal consent of
Hughes O'Hanlon Limited.

Details shown represent the minimum indicative requirement. The installer is
responsible for all detailed design. The designer shall be responsible for
developing the principles indicated to a complete design and for coordinating
with the latest building arrangements. The installer shall be deemed to have
included within their tender offer all necessary provision over and above the
minimum requirements indicated on the drawings and within the specification
to provide a complete and functional installation.

SITE BOUNDARY, BOLLARD & BARRIER LEGEND

2.4M HIGH BLACK MESH PALADIN FENCE.

GALV. VEHICLE BARRIER SYSTEM, ARMCO OR SIMILAR.

GALV. STEEL HIGH VISIBILITY BOLLARDS.

REFER TO STRUCTURAL/ CIVIL ENGINEERS DRAWINGS
FOR DESIGN, DETAILS, AND LOCATION OF PROPOSED
RETAINING WALL STRUCTURE.
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GRAPHICAL SCALE 1:250

C02 UPDATED NORTH SITE BOUNDARY NOTE | TB | TB 15/07/26
CO1 CONSTRUCTION ISSUE | TB | KOH 15/06/26
T02 UPDATED BOUNDARY TREATMENTS | TB | KOH 21/01/26
TO1 INITIAL ISSUE | TB | KOH 20/01/26
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