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Application Number: 11/20/0413 

 

Full Application Major Full: Demolition of former Cabin End, to be replaced 

with 100% affordable housing scheme comprising 4 x 2 

bed semi-detached houses and 16no apartments.  

 

Address: The Cabin End Hotel Windsor Road Knuzden Brook 

Oswaldtwistle BB1 2DQ 

   

Determination by:   18th March 2021 

 

Applicant:   Mr Chris Smith  

 

Agent:    Studio RBA 

 

The application is brought before Planning Committee as there is a requirement for a 

s106 to be signed should it be approved.  

 

Application Site 

 

The site lies on the corner of Windsor Road and Cambridge Drive and currently has the 

Cabin End public house on the site.  

 

Proposal 

 

The erection of 16no apartment and 4 x 2 bed semis constructed from red brick and slate 

roof. The design of the buildings is modern with tall pitches on the front roof. 8 of the 16 

apartments can be accessed with a wheelchair. Parking will be provided within the site for 

14 car parking spaces for the apartments and each house having 2no off road parking 

spaces.  Each unit has dedicated cycle storage.  

 

Consultations 

 

Public consultation: 2 letters of objection have been received and the following matters for 

objection raised: 

 Too many dwellings for the site 

 No adequate parking- Cambridge Drive will become congested and cause issues for 

the residents  

 Emergency vehicles will have trouble getting through Cambridge Drive 

 Housing will encourage domestic abuse and drug users and unwanted attention in 

the area 

 Devaluation or properties 

 Materials don’t fit in the area 

 Flats doesn’t fit in the area  

 Don’t want social housing for rent 

 Devaluation of properties 
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LCC Highways: Following the submission of amended plans, no objection subject to the 

following conditions: 

 Construction method statement  

 Retaining wall supporting Windsor Road  

 Offsite highway works shown on 1942-SCE-00-00DR-C-003P01-S278 

 Traffic Regulation Order to prevent parking on Windsor Road junction with 

Cambridge Drive  

 Arrangements for management and maintenance of the estate road within the 

development  

 Construction of access road  

 Driving and parking areas  

 Cycle storage and electric charging points 

 Bins to be moved to the kerbside on collection days by the management company.  

 

Lead Local Flood Authority:  No comments have been received within the 21 statutory 

consultation period. Any received comments will be provided to Planning Committee. 

 

United Utilities: No objection subject to the inclusion of conditions relating to: 

 Surface water  

 Foul drainage  

 

HBC Environmental Health: No objections to the development, provided conditions relating 

to the following are included:  

 Site preparation and construction phase 

 Noise control 

 Mechanical ventilation 

 Contamination 

 

HBC Parks: Request for £10000 in relation to the provision of offsite open space. 

 

HBC Ecologist: No objection subject to conditions relating to the following: 

 

HBC Regeneration: No comments received 

 

Lancashire Police:  No comments received  

  

Lancashire Fire and Rescue:  Recommendations are made which are largely covered by 

the building regulations; applicant is directed to comments through an informative.  

 

LCC Education: No request for financial contributions towards education for this 

development.  

 

Coal Authority: No comments received, low risk area  
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Relevant Planning History 

 

None  

 

Relevant Policies   

 

Development Plan 

 

Hyndburn Core Strategy (CS) 

 

Policy BD1  The Balanced Development Strategy 

Policy E2  Protection, Modernisation and Development of Employment Sites 

Policy H1  Housing Provision 

Policy H2  Affordable Housing 

Policy HC1  Green Space and Facilities for Walking and Cycling 

Policy HC3  The Design of Residential Roads 

Policy HC4  Community Benefits/Planning Obligations 

Policy Env2  Natural Environment Enhancement 

Policy Env4  Sustainable Development and Climate Change 

Policy Env6  High Quality Design 

Policy Env7  Environmental Amenity 

 

Development Management Development Plan Document (DMDPD) 

 

Policy GC1   Presumption in favour of Sustainable Development  

Policy GC2   Infrastructure, Planning Obligations and CIL 

Policy DM10   New Residential Development 

Policy DM11   Open Space Provision in New Residential Development 

Policy DM12   Affordable housing 

Policy DM16  Housing standards  

Policy MD17  Tree woodlands and Hedgerows 

Policy MD18   Protection and enhancement of the Natural Environment 

Policy DM19   Protected Species 

Policy DM20   Flood Risk Management and Water Resources 

Policy DM24  Contaminated or Unstable Land and Storage of Hazardous  

   Substances 

Policy DM25   Pollution Control 

Policy DM26  Design Quality and Materials Policy  

Policy DM29  Environmental Amenity 

Policy DM31  Waste Management in all new development 

Policy DM32   Sustainable Transport, Traffic and Highway Safety 

 

Material considerations 

 

National Planning Policy Framework (NPPF) including  

National Planning Practice Guidance (NPPG) 
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Hyndburn Borough Council Car Parking and Access Standards (2010) 

Householder Design Guide (SPD) 2009 

DCLG- Technical Housing Standards March 2015. 

DMDPD Guidance Notes GN1, GN2, GN3, GN7, GN8 and GN10. 

Emerging Local Plan  

 

Observations 

 

Principle of development  

 

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that the 

determination of applications under the Planning Acts should be in accordance with the 

Development plan unless material considerations indicate otherwise. In this instance the 

Development Plan comprises the policies of the Hyndburn Core Strategy (CS) and the 

Development Management Development Plan Document (DMDPD).  

 

The site is previously developed and within the urban boundary of Knuzden.  It is within a 

sustainable location, close to local shops and is immediately adjacent to a local bus route 

which serves Accrington and Blackburn or a short walk to the wider bus network on the 

A679 Blackburn Road.  It is in within an existing largely residential area and therefore 

residential development on this site would be compatible.   

 

DM DPD Policy DM8 states that proposals for the loss of a public house (in this case 

through demolition) will only be supported if an applicant can demonstrate that the public 

house has been marketed for this use for a consistent period of 12 months, the loss will not 

result in a shortfall of local pub provision in the area or the public house is no longer 

economically viable.  NPPF recognises public houses as community facilities and para 92 

states that decisions should “guard against the unnecessary loss of valued facilities and 

services…” and “ensure that established shops, facilities and services…are retained for the 

benefit of the community”. 

 

Information provided with the application submission highlights that there are three other 

pubs within a 2 mile radius.  The applicant has also demonstrated marketing of the public 

house for 18 months with no offers.  

 

As such, Officers consider that the principle of residential development on this site is 

acceptable, subject to the consideration of other relevant planning policies.  

 

It is also necessary to consider the inclusion of apartments in this location. Policy H1 

requires that apartments should only be permitted within 250m of the town centres of 

Accrington and Great Harwood. This proposal does not comply with that requirement.  

 

However the sustainable location and good transport links, proximity to school, employment 

and food shops mean that this site is in a good position outside of the town centres for 

apartments. Also it is noted that the emerging local plan- although carrying little weight 

currently due to the stage of its production- focuses more on the accessible location and 
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efficient use of land, rather than strictly imposing the 250m rule and this is the direction that 

the Council is moving in.  

 

Therefore although this particular proposal is not strictly in accordance with this policy, 

Officers accept that due to the sustainable location the development of apartments on this 

land will make efficient use of land and improve a poor site and access such in this case, it 

is considered acceptable on balance. 

 

Traffic and Highway Safety  

 

Policy Env7 of the Core Strategy aims to avoid development which has an unacceptable 

adverse impact by reason of traffic, and Policy HC3 deals with the design of residential 

roads. DMDPD DM 32 provides further detail in relation to traffic and highway 

considerations.  The revised  NPPF states in paragraph 109 that ‘Development should only 

be prevented or refused on highways grounds if there would be an unacceptable impact on 

highway safety, or the residual cumulative impacts on the road network would be severe’. 

 

The site is located within a residential area which benefits from bus services linking 

Accrington and Blackburn. The nearest bus stop is within walking distance and is DDA 

compliant (therefore up to the required standard). There is also a food shop and primary 

school within walking distance and employment opportunities within cycling distance. 

Objection has been received to the proposal in terms of inadequate parking and issues on 

Cambridge Drive as a result.  

 

The applicant has been in ongoing discussions with the Highways Authority and have 

agreed to make various changes to their plans.  They have also increased parking on site 

with 2 extra places.  The scheme now includes16 no car parking spaces and 2no disabled 

spaces for the apartments and 8no spaces for the houses.  Cycle provision has also been 

included and a condition is requested for electric vehicle point.  It is acknowledged that 

despite the increase in parking provision within the site, it is likely that people will still want to 

park on the road as this will simply be easier for them.  As a result it has been agreed with 

the applicant to include Traffic Regulation Orders on the corner as set out in the consultation 

section of the report.  There would be an approximate cost of £2000 for this and this will 

encourage residents to use the parking provided.  

 

An objection has been raised in relation to the emergency access through Cambridge and 

this is dealt with by the TROs which will be put into place.  This has not been raised as an 

objection to the proposal by the emergency services or the Highways Authority.  

 

Therefore with the inclusion of the relevant planning conditions and the agreed S278 works, 

the development is considered acceptable in this regard and in accordance with the relevant 

local and national planning policy. 
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Design, Scale and Layout  

 

Core Strategy Policy Env6 places emphasis on high quality design and requires an 

enhancement of the character and quality of both townscape and landscape.  High quality 

design must take into account urban form, urban grain, landscape, density, mix, scale and 

appearance.  This is also reflected in the requirements of DMDPD DM26 and at a national 

level in the NPPF.  The site is currently run down with a poorly visually.  Objections have 

been received to the application in relation to the inclusion of flats in the scheme and the 

proposed materials not fitting in with the area.   

 

The development includes 16no apartments and 4 no semi-detached houses on a 

prominent corner in Knuzden.  The apartment blocks are sited along Windsor Road with 2no 

semi-detached houses on the corner.  This reduces the visual impact of the apartments on 

the street scene as they are not prominently located.  The applicant has also included 

pitches in the roofs on the apartment blocks to break them up visually, and provide some 

interest in the elevation of the apartments.  This is mirrored on the houses.  The materials 

proposed are black and red brick with clay roof tiles. Officers do have some concerns with 

these materials and sample/details will be required prior to their use.  A suitable condition is 

included.  

 

With the inclusion of this condition it is considered that the development is acceptable and in 

accordance with the relevant planning policies.  

  

Affordable Housing 

 

Policy H2 of the Core strategy requires developments of 15 houses or more to make 

provision of 20% of the houses to be affordable.  The scheme is for 100% affordable rent, it 

is preferred that this is secured through ta s106 agreement by Officers.  Due to the level of 

affordable housing provided, Officers consider that the requirements of planning policy are 

met in this regard.   

 

Housing Standards  

 

DMDPD DM16 gives a requirement that all new housing must meet with the National Space 

Standards in terms of floor area and storage. Following the submission of amended plans, it 

is evident that the proposed units do meet with these provisions, as such the development is 

considered acceptable in this regard. The policy also requires that 30% of any affordable 

units should be tailored to meet the needs of elderly or disabled residents or be easily 

adaptable. 

 

The applicant has demonstrated that the apartments are 48.2sqm (the requirement is for 

them to be 50sqm) and the houses are 75.5sq m (the requirement here is 79sqm). Although 

the provision is slightly under the requirements, room sizes of both the apartments and 

houses are considered by Officers to be, on balance, acceptable with the houses including 

two large double rooms. The houses also have good size gardens and have off street 

parking.  All the apartment and houses have been designed in line with their requirements of 
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the housing association. Therefore although the exact sizes are not met, Officers are 

satisfied that the development would provide quality accommodation which would be to a 

good standard for the residents. Officers therefore consider that the development is 

acceptable in this regard.   

 

Residential Amenity 

 

Policy Env7 of the Core Strategy relates to residential amenity and states that proposals for 

new development will be permitted only if it is demonstrated that the material impacts arising 

my reason of traffic, visual impact, noise, dust, emissions, pollution, odour, over-looking or 

loss of light, or other nuisances will not give rise to unacceptable adverse impacts or loss of 

local amenity and can be properly controlled in accordance with best practice and 

recognised standards. The requirements of DM29 reflect this.   

 

Noise: 

 

The Council’s EHO has also requested conditions in relation to site preparation and 

construction phase, noise control, mechanical ventilation and dust management. These 

conditions are also added. As such with the inclusion of these conditions, the development 

is considered acceptable in this regard. 

 

Overlooking/ loss of light: 

 

The Council also has a policy which relates to distances between existing and proposed 

dwellings: 21m between habitable windows and 12m between habitable windows and gable 

ends (DMDPD DM29). The applicant has demonstrated that these requirements are met. As 

such, it considered that the provisions of this policy are met. 

 

Contamination: 

 

The Council’s EHO has advised that a condition is attached to ensure that any 

contamination on the site is cleared and dealt with in accordance with planning policy. A 

suitable condition is attached.  

 

With the inclusion of the required conditions as set out in the consultations section of this 

report, Officers are satisfied that the development is in accordance with the relevant 

planning policy in this regard.  

 

Open Space 

 

Policy HC1 of the Core Strategy requires that developments of over 10 houses or more will 

contribute towards the provision and maintenance of good quality, accessible, multi-

functional green space. It goes onto say that if it is demonstrated that it is not possible to 

make provision on the site, then a financial contribution in lieu of actual provision will be 

provided by the developer that will be used to improve or maintain nearby areas of 
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greenspace and improve pedestrian or cycleway facilities. More detail is provided within 

DM11 of the DMDPD.  

 

The Council’s Parks department have considered the proposal and have requested off site 

contribution towards open space as there is no open space which meets with the provisions 

of the policy within the site. There is a play area and a proposed MUGA within walking 

distance of the site and it is likely this is where the monies will be spent. This amount is 

£10000. This has been agreed with the applicant and will be provided via the s106. There 

will also be an open space management plan included within the s106 which will ensure that 

any land which is not in the ownership/lease of the residents will be maintained to a suitable 

standard for the duration of the development. The S106 will also ensure that a Management 

Company is set up should the residential properties be sold off in the future and no longer in 

Onward Homes’ ownership.  

 

With the inclusion of the above noted conditions and the S106 agreement, Officers are 

satisfied that this development is in line with the relevant planning policy and is acceptable 

in this regard. 

 

Trees, Landscaping and Ecology 

 

Policy Env2 of the Core strategy requires opportunities for environmental enhancement to 

be secured, further information is provided within DMDPD DM 17, 18 and 19.  S174b of 

National Planning Policy Framework states that plans must pursue opportunities for 

securing measurable net gains for biodiversity and at S175 states that if significant harm to 

biodiversity resulting from a development cannot be avoided, adequately mitigated, or 

compensated then planning permission should be refused. 

 

The applicant has submitted a landscaping plan, a roost assessment and a tree constraints 

report which have been considered by the Council’s Ecology Advisor. 

 

He has highlighted that the Oak Tree on the site, must be protected during construction and 

as the root protection area of the tree extends below the newly created car parking and a 

tree condition is included. It has also been agreed with the applicant to include bird boxes to 

ensure that Biodiversity Net Gain is achieved in accordance with National Planning Policy. 

 

The bat roost assessment has found no evidence for the presence of bats, and as such no 

condition for the protection of bats has been set. 

 

The Landscape Plan is basic and provides no detail in terms of maintenance etc . As such a 

condition is included which requires more detail.  

 

With the inclusion of the requested conditions by the Council’s Ecology adviser, Officers 

consider that the proposal is acceptable and in line with the relevant planning policy in this 

regard.  
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Drainage 

 

DMDPD DM20 requires flood risk and surface water drainage to be considered as part of 

the planning process, this is supported by the provisions of the NPPF.  The applicant has 

submitted a drainage scheme with the application.  Both United Utilities and Lead Local 

Flood Authority have been consulted.  United Utilities have confirmed that they have no 

objection to the proposal provided that the conditions listed within the consultation of this 

report are included.  Lead Local Flood Authority have not yet responded to the consultation, 

their comments will be reported to Planning Committee and any required conditions can be 

included.  

 

Therefore provided there is no objection to the proposal from the Lead Local Flood 

Authority, Officers consider that the development is acceptable and in line with the relevant 

planning policy in this regard.  

 

Improvements made to the proposal: 

 Highways improvements 

 Design 

 Open Space Management Plan 

 

Objections received following consultation: 

 

Objections received in relation to the proposal have bene noted in the consultation section 

above and the planning matters are addressed within the body of the report. However some 

matters are raised which are not considered to be planning matters ad are listed below: 

 

 The housing will encourage drug users and domestic violence and unwanted 

attention to the area  

 Devaluation of properties  

 Do not want social housing for rent  

 

 

Conclusion 

 

The proposed scheme is on previously developed land, within the existing urban boundary 

in a sustainable location in a predominantly residential area.  A high quality residential 

development could improve the existing appearance of the site and make efficient use of the 

land.   

 

In assessing this application, the policies of the development plan and other relevant local 

and national policy considerations have been taken into account. Officers recommend that 

the permission is GRANTED, subject to a s106 requiring: 

 

 Open Space Maintenance and Management Plan (ongoing) and provisions should, 

the properties change hands, 

 Open Space contribution £10000 
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 Bin contribution (full cost will be reported at the Planning Committee) 

 Affordable housing 

 

Officers also request that delegated power is given to the Chief Planning and Transportation 

Officer for final wording of the conditions.  

 

And the following planning conditions: 

 

1. The development hereby approved shall be commenced before the expiration of 

three years from the date of this permission. 

 

Reason: To ensure that the Local Planning Authority retains the right to review 

unimplemented permissions and to comply with Section 91 (as amended) of the Town & 

Country Planning Act 1990.  

 

 

2. The development shall be carried out in accordance with the following plans and 

documents: 

 

List to be concluded for the update sheet 

 

Reason: For the avoidance of doubt and to enable Hyndburn Borough Council to adequately 

control the development and to minimise its impact on the amenities of the local area and to 

conform with Policies Env6 & Env7 of the Hyndburn Core Strategy. 

 

Levels  

 

3. Prior to the commencement of development full finished slab levels for the 

development hereby approved shall be submitted to the local planning authority for 

approval in writing. The development shall then be built in accordance with the 

approved details.  

 

Reason: In the interest of securing suitable design in accordance with Development 

Management Development Plan Document Policy DM10. 

 

4. Following the demolition of the building, should development of the dwellings 

hereby permitted not be commenced within 6 months the site shall be cleared and 

levelled and grassed over in accordance with a scheme and programme prior 

submitted to and approved in writing by the Local Planning Authority. 

 

Reason:  to ensure that the site is not left in a poor state visually in accordance with 

Hyndburn Core Strategy Policy Env6, Development Management Development Plan 

Document Policy DM26 and the provisions of the National Planning Policy Framework.   

 

Materials 
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5. Prior to their use in the development full details (and samples where required) will be 

submitted to and approved in writing to the Local Planning Authority for the following: 

 Boundary treatment 

 Facing bricks 

 Roof materials 

 Window materials 

 Doors  

 Down pipes 

The development shall then be built in accordance with the approved details and 

these shall be retained for the duration of the development  

 

Reason: In the interest of visual amenity in accordance with Hyndburn Core Strategy Policy 

Env6, Development Management Development Plan Document Policy DM26 and the 

provisions of the National Planning Policy Framework.   

 

Highways 

 

6. No development shall take place including any works or 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) 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 

viii) Details of working hours 

ix) Routing of delivery vehicles to/from site. 

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

7. Prior to any groundworks adjacent to the highway Windsor Road, the detailed design 

of new retaining walls supporting the highway Windsor Road shall be submitted to 

and approved in writing by the Local Planning Authority. The walls shall be built in 

accordance with the approved details and maintained by the management company 

in perpetuity.  

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 
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8. The off-site highways works shown on 1942-SCE-00-00-DR-C-003-P01-S278 

access plan shall be implemented prior to the first occupation of the site and in 

accordance with the s278 agreement detailed in the informative note of this decision 

notice.  

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

9. Within 3 months of the commencement of development hereby approved, a Traffic 

Regulation Order to prevent parking on Windsor Road junction with Cambridge Drive 

shall be pursued and implemented in accordance with the details agreed with 

Lancashire County Council. 

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

10. Within 3 months of commencement of development hereby approved details if the 

proposed arrangements for future management and maintenance of the estate road 

within the development shall be submitted to 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 with the Highway Authority or a private management and maintenance 

company has been established.  

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

11. The access road shall be constructed to at least base course level prior to first 

occupation of any dwelling, unless otherwise prior agreed in wiring with the Local 

Planning Authority. 

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

12. Prior to the occupation of each dwelling the driveways and parking areas shall be 

constructed in a bound porous material (unless otherwise prior approved in writing by 

the Local Planning Authority) and made available for use and maintained 

for that purpose for as long as the development is occupied.  
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Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

13. Prior to the occupation of the development hereby permitted, the cycle storage and 

EV charging points shall be provided in accordance with the agreed scheme and 

retained as such for the duration of the development.  

 

Reason: In the interest of accommodating sustainable transport in accordance with 

Development Management Development Plan Document Policy DM32 and the provisions of 

the National Planning Policy Framework. 

 

14. Prior to the occupation of the development hereby approved, the refuse receptacles 

as detailed on the approved plan for the apartment block, shall be provided and 

available for use. The bins shall moved to the kerbside and vice versa on refuse 

collection days by the management company in perpetuity (put in management open 

space in s106 and remove this condition) 

 

Reason: In the interest of traffic and highway safety in accordance with Development 

Management Development Plan Document Policy DM32 and the provisions of the National 

Planning Policy Framework. 

 

 

15. Construction deliveries to and from the site, and construction works, are restricted to 

between 0800 and 1800hrs Monday to Friday, 0900 to 1300hrs on Saturdays, and 

will not take place on Sundays and Bank Holidays, unless otherwise prior agreed in 

writing with the local planning authority.   All works will be undertaken in accordance 

with BS5228:2009 

 

Reason: In the interest of residential amenity in accordance with the provisions of Policy 

Env7 of the Core Strategy and Policy DM29 of the Development Management Development 

Plan Document. 

 

16. Measures shall be in place to prevent nuisance being caused to residents from 

noise, dust, fumes and or vibration arising from the demolition and building works

 prior to the commencement of development works, and shall be retained for the

 duration of the development. There shall be no burning off on site of demolition or

 construction waste. 

 

Reason: In the interest of residential amenity in accordance with the provisions of Core 

Strategy Policy Env7 and Development Management Development Plan Document Policy 

DM29. 

 

17. Prior to its installation in the development hereby approved, a scheme and 

programme shall be submitted to the local planning authority for approval in writing, 

for the location and design of mechanical ventilation.  The mechanical ventilation 
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shall then be installed and maintained in accordance with the scheme and 

programme for the duration of the development.  

 

Reason: In the interest of residential amenity in accordance with the provisions of Core 

Strategy Policy Env7 and Development Management Development Plan Document Policy 

DM29. 

 

18. Prior to the commencement of development, the following information shall be  

Submitted to the Local Planning Authority for approval in writing: 

(a) A desk study which assesses the risk of the potential for on-site 

contamination and ground gases and migration of both on and off-site contamination 

and ground gases. 

(b) If the desk study identifies potential contamination and ground gases, a 

detailed site investigation shall be carried out to address the nature, degree and 

distribution of contamination and ground gases and shall include an identification 

and assessment of the risk to receptors as defined under the Environmental 

Protection Act 1990, Part 2A, focusing primarily on risks to human health and 

controlled waters. The investigation shall also address the implications of the health 

and safety of site workers, of nearby occupied buildings, on services and 

landscaping schemes, and on wider environmental receptors including ecological 

systems and property. 

 

The sampling and analytical strategy shall be submitted to and be approved in 

writing by the Local Planning Authority prior to the start of the site investigation 

survey. 

(c) A remediation statement, detailing the recommendations and remedial 

measures to be implemented within the site. 

(d) On completion of the development/remedial works, the developer shall 

submit written confirmation, in the form of a verification report, to the Local planning 

Authority for approval in writing, that all works were completed in accordance with 

the agreed Remediation Statement. 

Any works identified in these reports shall be undertaken when required with all 

remedial works implemented by the developer prior to occupation of the first and 

subsequent dwellings.  

 

Reason: In the interest of residential amenity in accordance with Policy Env7 of the 

Hyndburn Core Strategy and to reduce the risk of contamination on the site in accordance 

with Development Management Development Plan Document Policy DM24 and the 

provisions of the National Planning Policy Framework.  

 

Ecology  

 

19. No tree shall be felled, pruned or otherwise harmed, including tree roots, as a 

consequence of development.   

To avoid tree root damage, prior to the removal of the existing hard surface (that 

hard surface within the Tree Root Protection Area denoted by Tree Constraints 



 

 

15 

 

Report 80-373-R2) then prior to commencement of work an Arboricultural Method 

Statement and Tree Protection Plan to BS5837:2012 'Trees In Relation To 

Construction' shall be submitted and approved in writing by the Local Planning 

Authority.   

All trees to be retained shall be protected by a Construction Exclusion Zone with 

fencing in accordance with BS5837:2012 'Trees In Relation To Construction'.  Within 

the protected area(s) there shall not be carried out or permitted, during the 

construction period, any building or other operations, parking or passage of vehicles, 

or storage of building or other materials or any other object.  The protection 

measures shall be retained for the duration of the works, and only removed once the 

development is complete and all machinery and work material removed from the site. 

 

Reason: In the interest of enhancing biodiversity in the natural and built environment in 

accordance with Development Management Development Plan Document Policy DM18 

Protection and Enhancement the Natural Environment and Policy DM19 Protected Species 

and the provisions of the National Planning Policy Framework. 

 

20. Prior to construction of the first dwelling house hereby approved details for the 

installation of 2 building mounted house martin nest boxes, and 3 building integrated 

Swift nest boxes shall be submitted and approved in writing by the Local Planning 

Authority.  The submitted details shall include the box type, manufacturer’s name, 

and plans marking the location of installation.  The building integrated and building 

mounted bird boxes must be installed during the construction phase of each dwelling 

house nominated for installation, and upon completion of each nominated dwelling 

details of the installation in accordance with manufacturer’s specification shall 

submitted and approved in writing by the Local Planning Authority.  The work 

described shall be retained in this manner thereafter. 

 

Reason: In the interest of enhancing biodiversity in the natural and built environment in 

accordance with Development Management Development Plan Document Policy DM18 

Protection and Enhancement the Natural Environment and Policy DM19 Protected Species 

and the provisions of the National Planning Policy Framework. 

 

21. Prior to occupation of the first dwelling hereby approved a satisfactory programmed 

landscaping scheme; which must include soft and hard surfacing, means of 

enclosure, and planting of the development, shall be submitted to and approved in 

writing by the Local Planning Authority. The content of the planting scheme shall 

include the number of plants, species, planting size, planting and seed sowing 

methodology, British Standards, location of the planting, and annual landscape 

maintenance schedule.  The work described in the scheme shall be carried out 

strictly in accordance with the approved details and shall be retained in this manner 

thereafter.  The approved landscape scheme shall be implemented during the first 

planting season following completion of development.  The approved scheme shall 

thereafter be kept in this manner, and any tree, shrub, plant or bulb/seed sown area 

which dies or is felled, uprooted, wilfully damaged or destroyed in the first five year 
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period commencing with the date of planting shall be replaced by the applicants or 

their successors in title. 

         

Reason: In the interest of enhancing biodiversity in the natural and built environment in 

accordance with Development Management Development Plan Document Policy DM18 

Protection and Enhancement the Natural Environment and Policy DM19 Protected Species 

and the provisions of the National Planning Policy Framework. 

 

Informatives 

 

The grant of planning permission will require the applicant to enter into an appropriate legal 

agreement with the County Council as Highway Authority. The Highway Authority hereby 

reserves the right to provide the highway works within the highway associated with this 

proposal. Provision of the highway works includes design, procurement of the work by 

contract and supervision of the works. The applicant should be advised to contact the 

Environment Directorate for further information by telephoning the Developer Support 

Section (Area East) on 0300 123 6780, or email developeras@lancashire.gov.uk 

 

Coal low risk  
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