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Application Number: 11/20/0477 

 

Full Application Major Full: Erection of 25 no dwellings with associated access 

parking and landscaping 

 

Address: Former Albert Mill Site Rishton Blackburn  

  

Determination by:   10th Oct 2021 (extension of time agreed) 

 

Applicant:   Calico Investments   

 

Agent:    Nick Thompson Development Consultancy Ltd   

 

 

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 Article 8 (the right to respect for private and family 

life, home and correspondence) and Article 1 of Protocol 1 (the right of peaceful enjoyment 

of possessions and protection of property).     

 

Application Site 

 

The proposed site is located within a predominantly residential area of Rishton and is 

surrounded by residential dwellings of 2 storey traditional terraces, in a variety of styles.  A 

sheltered accommodation care home arranged around a cul de sac of bungalows on Eachill 

Close is located immediately to the south of the application site. 

 

The site is located within a residential area to the South of Rishton town centre and is bound 

by residential streets to the north and east, residential dwellings to the south and an 

employment site to the east.  The site was previously used for B2 Land Use which is general 

industrial until the previous occupier ceased trading in Feb 2006. The site is now vacant. 

The site is currently accessed from Mary Street to the North-West.  

 

Proposal 

 

Full planning application for the erection of 25no dwellings on the land formally occupied by 

Albert Mill. The development would consist of a mix of good sized family housing each with 

a garden and parking. Landscaping is also proposed.    

 

Consultations 

 

Public consultation: One letter of objection has been received which relates to: 

 Entry and exit on Mary Street will cause excessive traffic and disruption  

 Lack of parking in the area and Mary Street is used as an overflow, more cars will 

increase this problem  
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LCC Highways: No objection subject to the requested conditions relating to: 

 Construction method statement 

 Management and maintenance of streets  

 Engineering, drainage, street lighting and constructional details of the streets  

 Estate roads constructed to at least base course level prior to occupation 

 Driveways and communal parking areas  

 Cycle store  and electric charging points  

 

Lead Local Flood Authority: No objection provided that conditions are attached in relation 

to sustainable drainage on the site.   

 

United Utilities: The drainage plans are acceptable in principle, however more detail is 

required which can be secured through a suitably worded condition.  

 

HBC Environmental Health: No objection provided conditions relating to the following are 

attached: 

 Site preparation and construction phase  

 Noise assessment for sensitive properties  

 Contamination 

 Noise 

 

HBC Parks: £41657 requested for offsite open space contribution.  

 

HBC Ecology Advisor: No objection provided biodiversity net gain off site contribution is 

made (£20950) and the conditions requested are attached relating to biodiversity, 

landscaping and the protection of protected species.  

 

HBC Waste Services: £3425 towards bin provision   

 

LCC Education: Education contribution is not required for this development.  

 

Coal Authority: No objection.  

 

Environment Agency: No objection provided a suitable condition in relation to 

contamination is included.  

 

Cadent: No objection but it is confirmed that there is cadent apparatus in the vicinity of the 

development. Advice is provided to the developer via an informative.  

 

Relevant Planning History 

 

11/17/0401 Major:  Application for outline (including access and layout) development of 

45No dwellings with associated hard and soft landscaping following demolition of existing 

structures Approved  

 

 11/11/0017 Planning permission for 27no. houses approved. 
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Relevant Policies   

 

Hyndburn Core Strategy 

 

• Policy BD1  The Balanced Development Strategy 

• 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 Env1   Green Infrastructure 

• Policy Env2  Natural Environment Enhancement 

• Policy Env3  Landscape Character  

• Policy Env4  Sustainable Development and Climate Change 

• Policy Env6  High Quality Design 

• Policy Env7  Environmental Amenity 

• Policy T2  Cycle and Footpath Networks  

 

Development Management Development Plan Document 

 

• GC1: Presumption in favour of sustainable development  

• GC2: Infrastructure, Planning Obligations and CIL 

• DM10: New Residential Development 

• DM11: Open Space Provision in New Residential Development 

• DM12: Affordable Housing 

• DM16: Housing Standards 

• DM17: Trees, Woodlands and Hedgerows  

• DM18: Protection and enhancement of the Natural Environment 

• DM19: Protected Species 

• DM20: Flood Risk Management and Water Resources  

• DM21: Protection of Open Spaces 

• DM24: Contaminated or Unstable Land and Storage of Hazardous Substances.  

• DM25: Pollution Control 

• DM26: Design Quality and Materials 

• DM29: Environmental Amenity 

• DM31: Waste Management in all new development 

• DM32: Sustainable Transport, Traffic and Highway Safety 

 

Material considerations 

 

National Planning Policy Framework (NPPF) including  

National Planning Practice Guidance (NPPG) 

Householder Design Guide (SPD) 2009 

Employment Land Study (2016) 

SHLAA (2016) 
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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 saved policies of the Hyndburn Core Strategy (CS) and 

the Development Management Development Plan Document (DMDPD).  

 

There is no formal allocation of this site in the local plan, but it is identified as an existing 

employment area (RIS04) in the Employment Land Study (2016); assessed as a poor site 

suitable for release to residential use. As such the proposal is supported by Policy E2 of the 

Hyndburn Core Strategy. The site is also identified in the SHLAA (2016) as site 31 which is 

noted as being suitable for housing.  As such Officers are supportive of the principle of 

housing on this site as it is in accordance with current policy. 

 

Viability of the development 

 

The NPPF and policies in both the Core Strategy and the Development Management 

Development Plan Document all refer to viability of developments. They allow for viability to 

be taken into account in relation to the provision of affordable housing, room sizes and 

offsite contributions such as open space. The relevant policies are noted in the relevant 

sections of the report below.  

 

The applicant has submitted a viability assessment, which has been considered in full by an 

external independent consultant Keppie Massie. Following ongoing discussions the outcome 

of which is that the site provides no viability to pay either affordable housing contributions or 

open space off site contributions. The Ecology request for £20950 or the Council’s 

requirement for bin provision is not viability testable policy wise and as so this is not 

discounted in this way. 

 

Due to the outcome of the viability work it is considered that the development is in line with 

the relevant planning policy in this regard.  

 

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 provisions of the NPPF support these policies.  

 

The applicant has submitted information in relation to traffic and highway safety with the 

application for consideration. Following the submission of amended plans, the Highways 

Authority have considered this and have provided no objection to the proposal.  
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The development site is in a highly sustainable area, providing quality bus stops and 

Rishton Train Station is within a short walking distance. The bus connects to Preston, 

Blackburn, Rishton, Altham, Padiham and Burnley at 15 minute intervals during the peak 

times.  

 

The development site is proposed to be accessed from Mary Street to the north, the internal 

road network would constitute and extension of Mary Street with a carriageway width of 6m 

and 2m wide footpaths. 

 

The HA consider it will be necessary to prepare a construction traffic management plan prior 

to the commencement of works on the site, which should include a clear routing plan (with 

temporary signage) for HGV traffic to the site, an on-site compound and parking area for 

operatives will be required to minimise disruption to surrounding residents.  

 

The estate layout has been realigned to tie into Mary Street in accordance with Manual for 

Streets which promotes permeable grid style layouts to minimise movements. It is 

considered acceptable by the HA 

 

The number of off street parking spaces area provided in accordance with the Hyndburn BC 

parking standards. It is also necessary to provide secure, covered cycle parking at each 

dwelling and an electric vehicle charging point.  

 

 

One letter of objection has been received to the development in relation to the entry and exit 

on Mary Street causing excessive traffic and disruption and the lack of parking in the area 

and Mary Street is used as an overflow, more cars will increase this problem. 

 

As there is no objection for the Highways Authority in relation to the entry and exit of the site 

or on street parking, disruption or excessive traffic as a result of the development, this is not 

considered a suitable reason to refuse the application. The HA is satisfied that development 

is acceptable. 

 

The HA have provided no objection to the scheme but have requested that the condition 

noted in the consultation section of the report be attached to the planning permission, if 

approved. With the inclusion of these conditions and no objection from the statutory 

consultee, Officers consider that the proposal is acceptable and in lien with the relevant 

planning conditions in this regard.  

 

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.  
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The development is well laid out with suitable distances between properties. All houses 

have parking provision and garden areas and the mix of housing provides quality family 

accommodation for the borough. 

 

Materials are noted on the application forms as for faced brickwork, concrete roof tiles and 

white UPVC. A condition is attached to secure details.  

 

Landscaping and boundary treatments have been submitted which are considered 

acceptable and add some interest and quality to the development.  

 

The application is acceptable in this regard and the relevant planning policies are met.  

 

Housing Mix 

 

Core Strategy Policy H1 states that new housing development will aim to provide a mix of 

house types as set out in the policy. This development provides a mix of family sized 

accommodation which is welcomes and as such it is considered acceptable in this regard.  

 

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. It goes onto say that in meeting this target 

consideration will be given to the availability of financial grants and evidence on the 

economic viability of individual developments.  DMDPD DM11 and DM11 and DM16 provide 

further policy on this matter. As noted above in the Viability assessment it is accepted that 

this development is not viable to provide affordable housing and as such it is not required. 

 

The development is acceptable and in accordance with the relevant planning policy in this 

regard.  

 

Housing Standards  

 

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

Described Space Standards (NDSS) in terms of floor area and storage. These are met and 

as such this is considered acceptable and in line with the relevant planning policy 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.   

 



 

 

7 

 

Contamination: A Phase 2 report has been submitted with the planning application which 

makes recommendations in relation to any existing contamination on the site. This has been 

considered by the Council’s Environmental Health Officer and she has commented that 

there are no objections provided that the conditions requested in the consultation section of 

this report are included. 

 

The Environment Agency (EA) has also confirmed that the site is located upon two 

secondary A aquifers, the previous use of the sure was a cotton mill, coach storage, coal 

mine and precision engineering works and as such presents a high risk of contamination 

that could be mobilised during construction to pollute controlled waters. The aquifers mean 

that the controlled waters are particularly sensitive to this. The EA have confirmed they have 

no objections to the development provided that a suitable condition is included. This is note 

dint he consultation section of this report. 

 

With the inclusion of the requested conditions from both the EA and the Council’s 

Environmental Health Officer, Officers are satisfied that the development is acceptable and 

in line with the relevant planning policies in this regard.  

 

Amenity of existing and future residents: the Council’s Environmental Health Officer has also 

highlighted that the noise mitigation measures which are highlighted in the submitted noise 

report should be actioned; this includes thermal double glazing and 2m fencing in the 

gardens. This will ensure that there will; not be a significantly detrimental impact caused to 

the occupants due to noise.  

 

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). Looking at the plans, these distances are met.  

 

With the inclusion of the requested conditions it is considered that the proposal is 

acceptable and in line 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 

greenspace and improve pedestrian or cycleway facilities. More detail is provided within 

DM11 of the DMDPD.  

 

The development does not contain any open space provision for the occupants. As such the 

Council’s Park department has requested £41657 for an offsite contribution towards open 

space in the Borough in line with the planning policy. However the Viability Report which has 

been considered independently has concluded that the site is not viable to provide such 

contributions and as such it cannot be requested in line with the relevant planning policy. 
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With this consideration, it is accepted that the development is in line with the relevant 

planning policy 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 NPPF 

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. 

 

An Extended Phase 1 Habitat Survey has been submitted with the planning application 

which has been considered by the council’s Ecology Advisor. This makes a series of 

recommendations for the development, which have been incorporated in the conditions set 

out below.   

 

Unfortunately, it is considered that although the submitted landscape scheme provides 

gardens, trees and hedges, these actually contribute very little to biodiversity value in 

practice.  The tree planting does not comply with the Council’s DM DMP Policy GN10 and 

therefore cannot be considered as compensation for the loss of trees. 

 

Therefore the Council’s Ecology Advisor notes that the scheme results in an overall 

biodiversity net loss of 1.75 habitat units, which needs to be financially compensated for as 

set out in the relevant planning policies.  

 

A request has been made to the applicant to pay £20950 for and offsite contribution towards 

the loss in biodiversity caused by the development and this has been agreed.  

 

As such with this contribution secured and the conditions set out below, it is considered that 

the development is acceptable and in line with the relevant planning policy in this regard.  

 

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.  

 

United Utilities (UU) have reviewed the submitted Drainage Strategy (Ref P6232/17/01 and 

confirmed that the proposals are acceptable to them in principle. However they do require 

further information in relation to the detail of the drainage design such as proposed cover 

and invert levels and investigations of the existing network. A suitably worded condition is 

required and attached.  
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Lead Local Flood Authority (LLFA) at LCC have also commented on the proposal and have 

no objections provided that conditions are attached relating to the final sustainable drainage 

scheme.  

 

With the inclusion of both the UU conditions and LLFA conditions and with the absence of 

an objection from these bodies, Officers consider that the development is acceptable in this 

regard and in line with the relevant local and national planning policy.  

 

 

The Coal Authority 

 

The application site falls within the defined Development High Risk Area. The Coal Authority 

records indicate that he site is likely to have been subject to historic unrecorded 

underground coal mining at shallow depth associated with a thick coal seam outcrop. The 

applicant has submitted information to be considered by the Coal Authority. After 

considering this the Coal Authority have confirmed that they have no objection to the 

development proposal. The standard condition for these High risk Areas will be attached.  

 

Other matters: 

Bins to be provided by the developer prior to occupation £3425. This will be included within 

the s106 agreement in line with planning Policy DM 31.  

 

Pre-commencement conditions agreed with agent via email received 24th Sept 2021 

 

Conclusion  

 

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

and national policy considerations have been taken into account.   

 

It is therefore recommended that Planning permission is GRANTED, subject to the following 

planning conditions and subject to the applicant first entering into a planning obligation with 

the Council committing to the following:  

 

1. Ecology off site contribution (20950) 

2. Bin provision at £3425 

 

Officers request delegated powers to the Chief Planning and Transportation Officer for the 

final wording of conditions.  

 

Recommended Conditions: 

 

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

three years from the date of this permission. 
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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: 

 

 Application form 

 Design and access Statement 

 Site Location Plan 

 Proposed Site Levels  

 Proposed Site Boundaries 

 Proposed Street Scenes 

 Type A Semis plans and elevations 

 Type B Plans and Elevations 

 Type C Plans and elevations  

 Type A and B Combined Plans and Elevations 

 Acoustic Background 

 Drainage Strategy Report 

 Ecological Assessment 

 Existing topographical survey 

 Phase 2 SI Report 

 Proposed Landscaping Plan 

 Extended Phase 1 Habitat Survey.  Environment Partnership.  Ref: 8595.001. 

February 2021. 

 Landscape Proposal.  TBA. Drawing 6453.01 Rev A. December 2020. 

 Arboricultural Impact Assessment.  We Know Services.  Ref: 17/00036 Rev A.  

December 2020. 

 Arboricultural Method Statement.  We Know Services.  Ref: 17/00036.  December 

2020. 

 Tree Protection Plan.  We Know Services. Drawing 17/00036/MS/A.  22nd 

December 2020. 

 Reasonable Avoidance Measures Method Statement (RAMMS).  Environment 

Partnership.  Ref: 8595.002.  February 2021.   

 

 

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. 

 

3. Prior to their use in the development hereby approved, details of materials to be 

used for the external walls, roofs, boundary treatments, rainwater goods and 

domestic paving shall be submitted to and approved in writing by the local planning 

authority. The development shall then be built in accordance with the approved 

details.  
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Reason: in the interest of the design quality of the development in accordance with 

Policy DM 26 of the Development Management Development Plan Document and 

the provision of the National Planning Policy Framework. 

 

4. The work described in the hereby approved landscape 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 

period commencing with the date of planting shall be replaced by the applicants or 

their successors in title. 

 

Reason: In the interest of protection and enhancement of the natural environment in 

accordance with Hyndburn Core Strategy Policy Env2, Development Management 

Development Plan Document Policy DM 18 and the provisions of the National 

Planning Policy Framework. 

 

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

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

terraced Sparrow nest boxes, and 4 building integrated Bat 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 bat/bird boxes must be 

installed during the construction phase of each of the nominated dwellings.  The 

work described shall be retained in this manner thereafter. 

 

Reason: In the interest of protection and enhancement of the natural environment in 

accordance with Hyndburn Core Strategy Policy Env2, Development Management 

Development Plan Document Policy DM 18 and the provisions of the National 

Planning Policy Framework. 

 

6. No external lighting shall be installed on site unless details of such lighting, including 

the intensity of illumination and predicted lighting contours, have been first submitted 

to, and approved in writing by, the Local Planning Authority prior to first 

occupation/use of the site. The scheme shall comply with appropriate guidance (Bat 

Conservation Trust & Institution for Lighting Professionals 2018) to minimise the 

impact on protected species.  Any external lighting installed shall accord with the 

details so approved.   

 

Reason: To ensure there is not an adverse impact on protected species in 

accordance with Policy DM19 of the Development Management Development Plan 

Document. 
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7. Restrictions on development involving invasive Cotoneaster and Rhododendron.  No 

development shall commence, including demolition, groundworks, site clearance, 

tree felling or otherwise similar, until an invasive non-native species protocol shall be 

submitted to and approved by Hyndburn Borough Council, detailing the containment, 

control and removal of Cotoneaster and Rhododendron on site.  The measures shall 

be carried out strictly in accordance with the approved scheme. 

 

Reason: In the interest of protection and enhancement of the natural environment in 

accordance with Hyndburn Core Strategy Policy Env2, Development Management 

Development Plan Document Policy DM 18 and the provisions of the National 

Planning Policy Framework. 

 

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

consequence of development except hereby approved by the Arboricultural Impact 

Assessment and Arboricultural Method Statement.  All trees to be retained shall be 

protected, prior to the commencement of construction and enabling works, by 

temporary fencing to form a Construction Exclusion Zone and in accordance with 

BS5837:2012 'Trees In Relation To Construction' and the hereby approved Tree 

Protection Plan.  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: Reason: In the interest of protection and enhancement of the natural 

environment in accordance with Hyndburn Core Strategy Policy Env2, Development 

Management Development Plan Document Policy DM 18 and the provisions of the 

National Planning Policy Framework. 

 

9. Prior to the commencement of development a scheme and programme to ensure 

that external boundary structures, must be made fully permeable to hedgehogs 

through the provision of 13x13cm gaps at regular intervals (every 30-40m) across 

the development site shall be submitted to and approved in writing by the Local 

Planning Authority.  

 

Reason: To ensure there is not an adverse impact on protected species in 

accordance with Policy DM19 of the Development Management Development Plan 

Document.   

 

10. No removal of hedgerows, trees, shrubs or undergrowth shall take place between 1 

March and 31 August inclusive, unless a competent ecologist has undertaken a 

careful, detailed check of vegetation for active bird nests immediately before the 

vegetation is cleared, and provided written confirmation that no birds will be harmed 

and/or appropriate measures in place to protect nesting birds on site.  Any such 

written confirmation must be submitted to the Local Planning Authority.   
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Reason: To ensure there is not an adverse impact on protected species in 

accordance with Policy DM19 of the Development Management Development Plan 

Document. 

 

11. Mitigation detailed in Report ARR/PPN/C/2683.01 by ADC Acoustics June 2017 shall 

be installed in line with the provisions of the report and maintained for the duration of 

the development. This includes, but not limited to: 

 

Standard garden fencing 2m high to rear gardens 

Basic thermal double glazing such as 4+20+4 thickness and non-acoustic air vents 

 

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

Hyndburn Core Strategy Policy Env7, Policy DM29 of the Development Management 

Development Plan Document and the provisions of the National Planning Policy 

Framework.  

 

12. The recommendations within the approved Thomas Consulting Report P5692 Phase 

2 Report shall be completed in full. This includes further site investigation of the area 

which could not be sampled in undertaking the report, and further assessment and 

delineation of the contaminants found on site, namely 1,2,3 Trichloropropane, Lead 

and PAH compounds. The further 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. 

 

a) A remediation statement, detailing the recommendations and remedial measures 

to be implemented within the site. 

b) On completion of the development / remedial work, ,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 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. 
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Reasons: To ensure that any contamination on the site is dealt with satisfactorily in 

line with Development Management Development Plan Document Policy DM24. 

 

13. No development shall take place, including any works of demolition, until a 

construction method statement has been submitted to and approved in writing by the 

Local Planning Authority. The approved statement shall be adhered to throughout 

the construction period. It shall provide for: 

i)  The parking of vehicles of site operatives and visitors 

ii)  The loading and unloading of plant and materials 

iii)  The storage of plant and materials used in constructing the development 

iv)  The erection and maintenance of security hoarding 

v)  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 interests of traffic and highway safety in accordance with 

Development Management Development Plan Document Policy DM32 and the 

provisions of the National Planning Policy Framework.  

 

14. Prior to occupation of any of the dwelling houses hereby permitted, 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 interests 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. Prior to occupation of any of the dwelling houses hereby permitted, full engineering, 

drainage, street lighting and constructional details to adoptable standards (LCC 

specification) of the internal estate roads 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 and to at least base course level 

prior to first occupation of any dwelling, unless otherwise agreed in writing with the 

Local Planning Authority. 

 

Reason: In the interests 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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16. Prior to the first occupation of any house the estate roads shall be completed to at 

least base course level and in accordance with the agreed details  

 

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

Development Management Development Plan Document Policy DM32 and the 

provisions of the National Planning Policy Framework. 

 

17. Prior to the first occupation of any dwelling houses hereby permitted, the driveways 

and communal parking areas shall be constricted in a bound porpous material and 

made available for use and maintained for that purpose for the duration fo the 

development.  

 

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

Development Management Development Plan Document Policy DM32 and the 

provisions of the National Planning Policy Framework. 

 

18. Prior to their first occupation, each dwelling house shall have a secure cycle store 

(minimum of two bicycles for 2-3 bed house and 4no bicycles for 4+ bedroom house) 

and an electric vehicle charging point in accordance with a scheme and programme 

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

 

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

Development Management Development Plan Document Policy DM32 and the 

provisions of the National Planning Policy Framework. 

 

19. 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 

shall 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 

Core Strategy Policy Env7 and Development Management Development Plan 

Document Policy DM29. 

 

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

noise, dust, fumes and or vibration arising from the 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 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. 
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21. Prior to the commencement of any development on the site, a preliminary risk 

assessment shall be carried out and submitted to the Local Planning Authority for 

approval in writing which identifies: 

- All previous uses 

- Potential contaminants associated with those uses 

- A conceptual model of the site indicating sources, pathways and receptors 

- Potentially unacceptable risk arising from contamination on the site 

 

The submitted details shall also include the following, which shall be submitted to 

and approved in writing by the Local Planning Authority: 

Site Investigation Scheme 

1. A site investigation scheme, based on the preliminary risk assessment, to 

provide information for a detailed assessment of the risk to all receptors that may 

be affected, including those off-site. 

Options Appraisal and Remediation Strategy 

2. The results of the site investigation and the detailed risk assessment referred to 

in (1) above and, based on these, an options appraisal and remediation strategy 

giving full details of the remediation measures required and how they are to be 

undertaken. 

Verification Plan 

3. A verification plan providing details of the date that will be collected in order to 

demonstrate that the works set out in remediation strategy in (2) are complete 

and identifying any requirements for longer- term monitoring of pollutant linkages, 

maintenance and arrangements for contingency action. 

 

Any changes to these components require the written consent of the local planning 

authority. The scheme shall be implemented as approved. 

 

Reasons: To ensure that any contamination on the site is dealt with satisfactorily in 

line with Development Management Development Plan Document Policy DM24. 

 

22. Prior to the commencement of development a water surface drainage scheme shall 

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

include: 

i) An investigation of the hierarchy of drainage options in the National planning 

Policy guidance (or any subsequent amendment thereof). This investigation 

shall include evidence of an assessment of ground conditions and the 

potential for infiltration of surface water, 

ii) A restricted rate of discharge of surface water agreed with the Local planning 

Authority (if it is agreed that infiltration is discounted by the investigations), 

and ; 

iii) A timetable for its implementation 

The approved scheme shall also be in accordance with the Non statutory Technical 

Standards for Sustainable Drainage Systems (March 2015) or any subsequent 

replacements national standards. 
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The development hereby permitted shall be carried out only in accordance with the 

approved drainage scheme. 

 

Reason: To ensure a satisfactory form of development and to prevent an undue 

increase in surface water run-off and to reduce the risk of flooding in accordance with 

Policy DM20 of the Development Management Development Plan Document. 

 

23. Foul and surface water shall be drained on separate systems. 

 

Reason: To ensure a satisfactory form of development and to reduce the risk of 

flooding in accordance with Policy DM20 of the Development Management 

Development Plan Document. 

 

24. Prior to the commencement of development, a final surface water sustainable 

drainage scheme for the site shall be submitted to, and approved in writing by the 

Local Planning Authority. The detailed sustainable drainage scheme shall be based 

upon the site- specific flood risk assessment and indicative sustainable drainage 

strategy submitted and sustainable drainage principles set out in the National 

Planning Policy Framework, National Planning Policy Guidance and Defra Technical 

standards for Sustainable Drainage. 

 

These details shall include, as a minimum: 

 

a) Final sustainable drainage layout plan approximately labelled to include all 

pipe/structure references, dimensions, design levels. Final sustainable 

longitudinal section plan appropriately labelled to include all pipe/structure 

references, dimensions, design levels, discharge rates, with adjacent ground 

levels. Cross section drawings of flow control manholes and attenuation tank. 

b) The drainage scheme should demonstrate that the surface water run-off and 

volume shall not exceed the greenfield runoff rate. If a brownfield run off rate is 

proposed the methods for calculating the peak run off rate and run off volumes 

details in Section 24.5 of the CIRIA SuDS Manual 2015 shall be sued. A copy of 

the CCTV survey and detailed drawing showing the existing drainage will be 

required if you are using a simulation model based on the existing drainage 

system. The scheme shall subsequently be implemented in accordance with the 

approved details before the development is completed. 

c) Sustainable drainage flow calculations ( 1 in 1, 1 in 2,, 1 in 30 and 1 in 100+ 

climate change) 

d) Plan identifying areas contributing to the drainage network. 

e) Measures taken to prevent flooding and pollution of the receiving groundwater 

and/or surface waters, including water courses. 

f) A plan to show overland flow routes and flood water exceedance routes and 

flood extents 

g) Breakdown of attenuation in pipes, manholes and attenuation tanks 
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The scheme shall be implemented in accordance with the approved details prior to 

the first occupation of any dwelling hereby approved.  

 

Reason: Reason: To ensure a satisfactory form of development and to reduce the risk of 

flooding in accordance with Policy DM20 of the Development Management Development 

Plan Document. 

 

25. Prior to the commencement of development, details of how surface water and 

pollution prevention will be managed during each construction phase shall be 

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

 

Those details shall include for each phase, as a minimum: 

a) Measures taken to ensure d=surface water flows are retained on-site during 

construction phase(s) and., if surface water flows are to be discharged they are 

done so at a restricted rate to be agreed with the Lancashire County Council 

LLFA. 

b) Measures taken to prevent siltation and pollutants from the site into the receiving 

groundwater and/or surface waters, including watercourses, with reference to 

published guidance. 

The development shall be constructed in accordance with the approved details. 

 

Reason: Reason: To ensure a satisfactory form of development and to reduce the 

risk of flooding in accordance with Policy DM20 of the Development Management 

Development Plan Document. 

 

26. Prior to the occupation of any building (or within a prior agreed implementation 

scheme) until a Verification Report and Operation and Maintenance Plan for the 

lifetime of the development, pertaining to the surface water drainage system and 

proposed by a suitably competent person, has been submitted to and approved in 

writing by the Local Planning Authority. 

 

The Verification Report must demonstrate that the sustainable drainage system has 

been constructed as per the agreed scheme (or detailed any minor variations), and 

contain information and evidence (including photographs) of details and locations 

(including national grid reference) of inlets, outlet and control structures; landscape 

plans; full as built drawings; information pertinent to the installation of those items 

identified on the critical drainage assets drawing, and, submission of a final 

‘operation and maintenance manual’ for the sustainable drainage scheme as 

constructed. 

 

Details of appropriate operational, maintained and access requirements for each 

sustainable drainage component are to be provided, with reference to published 

guidance, through an appropriate Operational and Maintenance Plan for the lifetime 

of the development as constructed. This shall include arrangement for adoption by 

an appropriate public body or statutory undertaker, and/or management and 

maintenance by a Management Company and any means of access, for 
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maintenance and easements, where applicable. Thereafter the drainage system 

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

 

Reason: To ensure a satisfactory form of development and to reduce the risk of flooding in 

accordance with Policy DM20 of the Development Management Development Plan 

Document. 

 

 

Informative to be added to the decision notice: Environment Agency and Cadent comments 

on HBC website should be noted by the developer. 

Standard informatives: 13a 14 15 167 18 High Risk Coal   

 
 

 


