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Planning Committee

Date: Wednesday, 7 October 2020 at 10:00 am
Venue: Town Hall, St Annes, FY8 1LW
Committee members: Councillor Trevor Fiddler (Chairman)

Councillor Richard Redcliffe (Vice-Chairman)

Councillors Tim Armit, Chris Dixon, Kiran Mulholland, Jayne Nixon, Linda
Nulty, Liz Oades, David O’Rourke, Heather Speak, Ray Thomas, Stan Trudgill.

Please Note: This meeting is being held remotely via Zoom. To access the meeting please click on the link below.

Join Zoom Meeting :- https://us02web.zoom.us/j/81847443366?pwd=c0JQbDBMVThGQ2srWWtHZCtvMzZ3UT09
Meeting ID: 818 4744 3366
Passcode: 251917

Public Speaking at the Planning Committee
Members of the public may register to speak on individual planning applications: see Public Speaking at Council

Meetings.
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Declarations of Interest:

Declarations of interest, and the responsibility for declaring the same, are matters
for elected members. Members are able to obtain advice, in writing, in advance of
meetings. This should only be sought via the Council’s Monitoring Officer. However,
it should be noted that no advice on interests sought less than one working day prior
to any meeting will be provided.

Confirmation of Minutes:
2 To confirm the minutes, as previously circulated, of the meeting held on 16 1
September 2020 as a correct record.

Substitute Members:
3 Details of any substitute members notified in accordance with council procedure 1
rule 24.
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4 Planning Matters 3-84
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Contact: Lyndsey Lacey-Simone - Telephone: (01253) 658504 — Email: democracy @fylde.gov.uk

The code of conduct for members can be found in the council’s constitution at

http://fylde.cmis.uk.com/fylde/Documentsandinformation/PublicDocumentsandinformation.aspx

© Fylde Council copyright 2020

You may re-use this document/publication (not including logos) free of charge in any format or
medium. You must re-use it accurately and not in a misleading context.
The material must be acknowledged as Fylde Council copyright and you must give the title of
the source document/publication.

Where we have identified any third party copyright material you will need to obtain permission from the
copyright holders concerned.
This document/publication is also available on our website at www.fylde.gov.uk
Any enquiries regarding this document/publication should be sent to us at the Town Hall, St Annes Road West, St
Annes FY8 1LW, or to listening@fylde.gov.uk.
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Item No: Application

No:
1 20/0113
2 20/0137
3 20/0439
4 20/0525
5 20/0571

Planning Committee Index
07 October 2020

Location/Proposal Recomm.

67 CLARENDON ROAD, LYTHAM ST ANNES, FY8 Grant
3HX

OUTLINE APPLICATION FOR DEMOLITION OF

EXISTING DWELLING AND ERECTION OF TWO

STOREY BLOCK OF FOUR APARTMENTS (ACCESS,
APPEARANCE, LAYOUT AND SCALE APPLIED FOR

WITH LANDSCAPING RESERVED) - RESUBMISSION

OF APPLICATION 18/0861

ANGEL LANE CARAVAN PARK, FIELD 7126, Delegated to

FAIRFIELD ROAD, STAINING, BLACKPOOL, Approve
POULTON LE FYLDE, FY6 8DN

CHANGE OF USE FROM EQUESTRIAN PADDOCK

TO ALLOW AN ADDITIONAL PITCH FOR THE

SITING OF UP TO 4 ADDITIONAL TRAVELLER

CARAVANS (OF WHICH NOT MORE THAT 1 TO BE

A STATIC CARAVAN) AND ERECTION OF UTILITY

BUILDING. (RETROSPECTIVE)

STANLEY VILLA FARM FISHING AND CAMPING, Refuse
BACK LANE, WEETON WITH PREESE, PRESTON,
PR4 3HN

VARIATION OF CONDITIONS OF PLANNING
PERMISSION 17/0572 TO ALLOW USE OF PART OF
SITE AS TENTING FIELD. CONDITION 2 TO BE
VARIED TO ENABLE TENT CAMPING, CONDITION
3 TO BE VARIED TO ENSURE TENT CAMPING IS
FOR HOLIDAY PURPOSES ONLY, AND CONDITION
6 TO BE VARIED TO ENSURE SITE MANAGEMENT
PLAN RELATES TO TENT CAMPING

7 JUBILEE WAY, LYTHAM ST ANNES, FY8 3TT Grant
ERECTION OF REPLACEMENT TWO STOREY

DWELLING FOLLOWING DEMOLITION OF

EXISTING HOUSE AND GARAGE - RESUBMISSION

OF APPLICATION 20/0221

LAND TO REAR OF PLOTS 4,5,6,7 & 8, FOUNDRY  Grant
COURT, TREALES ROSEACRE AND WHARLES,

PRESTON, PR4 3EX

CHANGE OF USE OF AGRICULTURAL LAND TO

FORM EXTENDED DOMESTIC CURTILAGE TO

EACH INDIVIDUAL PLOT WITH ASSOCIATED

FENCING AND LANDSCAPING
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Background Papers

The background papers used in the compilation of reports relating to planning applications are listed
below, except for such documents that contain exempt or confidential information defined in
Schedule 12A of the Local Government Act 1972:

e Fylde Local Plan to 2032 Adopted Version (October 2018)

e Joint Lancashire Minerals and Waste Local Plan

Bryning-with-Warton Neighbourhood Plan

Saint Anne's on The Sea Neighbourhood Development Plan

National Planning Policy Framework 2019

National Planning Practice Guidance

e The Community Infrastructure Levy Regulations 2010 (as amended)

e Conservation of Habitats and Species Regulations 2010 (as amended)

e Other Supplementary Planning Documents, Guidance and evidence base documents
specifically referred to in the reports.

e The respective application files

e The application forms, plans, supporting documentation, committee reports and decisions
as appropriate for the historic applications specifically referred to in the reports.

e Any additional information specifically referred to in each report.

These Background Documents are available online at www.fylde.gov.uk/resident/planning
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Planning Committee Schedule
07 October 2020

Item Number: 1 Committee Date: 07 October 2020
Application Reference: 20/0113 Type of Application: Outline Planning
Permission
Applicant: Mr Butters Agent : Keystone Design
Associates Ltd
Location: 67 CLARENDON ROAD, LYTHAM ST ANNES, FY8 3HX
Proposal: OUTLINE APPLICATION FOR DEMOLITION OF EXISTING DWELLING AND ERECTION

OF TWO STOREY BLOCK OF FOUR APARTMENTS (ACCESS, APPEARANCE, LAYOUT
AND SCALE APPLIED FOR WITH LANDSCAPING RESERVED) - RESUBMISSION OF
APPLICATION 18/0861

Ward: CENTRAL Parish: St Anne's on the Sea
Weeks on Hand: 33 Case Officer: Matthew Taylor
Reason for Delay: Awaiting Further Information

Click Here for application site on Google Maps Click here for application on FBC website

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

The application relates to a detached, two storey dwelling occupying a corner plot at the
junction of Clarendon Road and Rossendale Road, Lytham St Annes. The proposal seeks
outline planning permission — including matters of access, layout, scale and appearance (with
landscaping reserved) — for the demolition of the existing dwelling and the erection of a two
storey block of four apartments.

The site occupies a residential setting within the settlement boundary of St Annes as defined
on the Fylde Local Plan to 2032 Policies Map. St Annes is identified as a Key Service Centre
within the settlement hierarchy and is one of the four Strategic Locations for Development
towards which the development strategy of the local plan seeks to direct the majority of
future growth across the borough up to 2032. The proposal would make efficient use of land
that is largely previously developed in a highly accessible location within the settlement
boundary. Accordingly, the principle of residential development is acceptable, and the site
represents a suitable location for housing.

The site is located amongst mature housing which includes a mix of detached, semi-detached
and terraced two storey dwellings on Clarendon Road and Rossendale Road to the northwest,
southwest and southeast; along with a row of detached bungalows orientated at right angles
on Rossendale Road to the northeast. While larger than the existing dwelling it would
replace, the proposed apartment building would have a lower ridge height; its layout
respects existing building lines that extend around the junction of Rossendale Road and
Clarendon Road; its scale in relation to the street frontages of Clarendon Road and
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Rossendale Road would not appear unduly dominant or overpowering when seen in
conjunction with the size, density and prevailing two storey height of neighbouring dwellings;
and its appearance would reflect the symmetry, architectural features, detailing, proportions
and materials of surrounding buildings.

Vehicle access to the development would be taken via an existing dropped crossing from
Rossendale Road, with a gated entrance opening onto a communal courtyard containing 4
off-road parking spaces, bin and cycle stores and a landscaped garden that would wrap
around the sides and front of the building. Separate pedestrian accesses would be created
from Clarendon Road and Rossendale Road — the elevation of which would contain the
building’s entrance.

The layout, scale and appearance of the building would assimilate successfully with
surrounding development and the varied character of the street scene around the junction of
Clarendon Road and Rossendale Road. The size and siting of the building, and its spacing in
relation to neighbouring dwellings, would avoid any undue effects on the privacy and
amenity of surrounding occupiers through overlooking, overshadowing or loss of outlook,
and a good standard of amenity would be achieved for future occupiers. The proposal would
facilitate a safe and suitable means of access to the development for all users and the level of
additional traffic generation associated with scheme would not give rise to any severe
residual cumulative impacts on network capacity. The level of off-road parking provision for
the development is also suitable for the size and number of residential units proposed and its
highly accessible location in relation to nearby amenities by modes of transport other than
private car. The Local Highway Authority have raised no objections to the development on
the grounds of its impact on surrounding highways.

The current application follows the recent refusal of a scheme for 5 apartments under
application reference 18/0861, along with historical applications for larger apartment blocks
under applications 08/0488 and 09/0479 (both of which were refused). However, the scheme
proposed in this application involves fewer apartments than those developments, its layout is
different, and the building’s scale and height has been reduced significantly in comparison to
those proposals — particularly through the omission of any living accommodation within the
roof space. Accordingly, it is considered that the reasons for the refusal of the previous
applications has been overcome by this revised submission.

There are no other technical issues associated with flood risk, ecology or tree impacts, or any
other material considerations which would give rise to significant and demonstratable harm
that would outweigh the scheme’s benefits. Therefore, the proposal is considered to
represent sustainable development in accordance with the provisions of the St Annes on the
Sea Neighbourhood Development Plan, the Fylde Local Plan to 2032 and the National
Planning Policy Framework.

Reason for Reporting to Committee

St Annes on the Sea Town Council have objected to the application and the officer recommendation
is for approval.

Site Description and Location

The application relates to no. 67 Clarendon Road — a detached, two-storey dwellinghouse occupying
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a prominent corner plot at the junction of Clarendon Road and Rossendale Road, Lytham St Annes.
The existing building has frontages onto both highways which are articulated by double-height bay
windows, along with a protruding chimney breast to the Rossendale Road facade. A small,
single-storey outrigger protrudes to the rear (northeast corner) of the building. While the OS
location plan suggests that this outrigger incorporates a dog-leg projecting out towards Rossendale
Road, this is not present on the site. The dwellinghouse is topped by a shallow hipped roof with a
deep overhang to the eaves/soffit. Its external walls are finished in white render below a red clay
tiled roof.

The dwellinghouse is located to the southwestern end of a spacious, elongated plot which wraps
around the junction. The roadside boundaries are enclosed by a low (circa 0.75m) red-brick
boundary wall which is backed by taller hedging and fencing to the Rossendale Road side. A mature
silver birch tree is located in the corner of the front garden close to the junction, with a group of
coniferous trees located to the northeast of the existing house.

Adjacent properties include a detached, two storey dwelling of similar scale and style to the
northwest side (no. 65 Clarendon Road) which has benefitted from a first floor rear extension
(pursuant to application 08/0294), a mix of semi-detached and terraced houses to the southeast and
southwest on Rossendale Road and a detached ‘true’ bungalow (no. 13 Rossendale Road) to the rear
(northeast).

The site is located within the settlement boundary of St Annes as defined on the Fylde Local Plan to
2032 Policies Map. There are, however, no other specific designations affecting the land. The
boundary of the St Annes Road East Conservation Area is located approximately 70m to the
northwest.

Details of Proposal

The application seeks outline planning permission for the demolition of the existing two storey
dwellinghouse at no. 67 and the erection of a two storey block of four, two-bed apartments within
the existing curtilage. Detailed matters of access, layout, scale and appearance are applied for, with
only landscaping being reserved at this stage.

The apartment block would follow a rectangular footprint measuring 8.2m in width and up to 15.8m
in length, with three facing gables incorporating protruding, flat-roofed double-height bay windows
projecting up to a further 1.5m from the fagades to the southwest (facing Clarendon Road) and
northeast (facing Rossendale Road) elevations. A central porch would also project 1.5m from the
ground floor of the Rossendale Road elevation. The main building would be topped by a hipped roof
reaching 5.9m to eaves and 8.4m to ridge, with dual-pitched pediments protruding at a lower level
above each of the three facing gables (one to the Clarendon Road elevation and two to the
Rossendale Road facade). The external surfaces of the building would comprise red brick walls, a
continuous stone string would mark the division between the ground and first floors and a natural
slate would be used to cover the roof.

The submitted plans indicate that the ‘side’ elevation of the apartment block (facing Clarendon
Road) would be in broad alignment with the existing main wall and bay window at the front of no.
67, with the ‘rear’ elevation (flanking no. 65 Clarendon Road) located 0.4m closer to the shared
boundary with the adjacent dwelling at no. 65 (thereby reducing the gap up to the boundary line to
0.8m). To the ‘front’ elevation (facing Rossendale Road), the main wall of the apartment block would
be 0.4m closer to the roadside in comparison to that of the existing dwelling, with the edges of the
protruding bay windows and porch projecting between 0.9m and 1.2m beyond the corresponding
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features of the existing dwelling. The ‘side’ elevation facing northeast (towards no. 13 Rossendale
Road) would be between 2.9m and 6m deeper than the existing dwelling, projecting 2m beyond the
rear elevation of no. 65.

Externally, a garden frontage would be maintained to Clarendon Road and a narrow footpath would
flank the building’s ‘front’ elevation facing Rossendale Road. A courtyard providing 4 off-road car
parking spaces, a bicycle store, bin store and outdoor clothes drying area would be created to the
northeast side of the building. The courtyard parking spaces would be accessed via a gated entrance
from Rossendale Road to the northeast corner of the site.

The proposal is made as a resubmission of application 18/0861 which was refused on 15.02.19 for
the 4 reasons set out below. While the current scheme is also in outline with the same detailed
matters applied for and involves the same type of development, it differs from that proposed by
application 18/0861 as follows:

e The number of apartments has been reduced from 5 to 4.

e The ridge height of the apartment block and each facing gable is 1m lower, the roof pitch
has been reduced from 42 degrees to 30 degrees and two dormer windows previously
proposed to the Rossendale Road elevation have been removed as no living accommodation
is now proposed within the roof space.

o The length of the building has been reduced by 1.2m and its rearward projection in relation
to the rear wall of no. 65 Clarendon Road has been reduced from 2.9m to 2m.

e The width of the building has been reduced by 0.8m.

e The siting of the building has been altered to set this back a minimum of 5.2m from
Clarendon Road and 2.8m Rossendale Road (compared with dimensions of 4.9m and 1.6m
respectively for 18/0861).

e The facing gable shown to the northeast facing (side) elevation of the building in 18/0861
has been removed.

e The internal configuration of the 4 apartments has been altered to remove all habitable
room windows from the building’s rear elevation (facing no. 65 Clarendon Road) and place
these on the front and side elevations only.

Relevant Planning History

08/0488 - Demolition of existing dwelling and erection of 5 No. apartments — Refused 01.09.2008 for
the following reasons:

e The proposed development, by reason of its scale, design, mass and location would
constitute an incongruous feature in relation to the adjacent built development on
Rossendale Road and Clarendon Road and would be detrimental to the quality of the
existing townscape. As such it would not comply with policy HL2 of the Fylde Borough Local
Plan as Altered (October 2005).

e The proposed development, would by reason of its size, its position in relation to the
neighbouring property at 65 Clarendon Road and the position of first and second floor
windows, have an overbearing and oppressive impact on that property and result in
overlooking and loss of privacy, to the detriment of the residential amenities currently
enjoyed by the occupiers of that identified property. The proposal would therefore be
contrary to Policy HL2 of the Fylde Borough Local Plan as Altered (October 2005).

e The submitted Design and Access Statement does not fully demonstrate how the design of
the development is appropriate for the site and does not present a sufficiently reasoned
justification for this development with regard to its appropriateness in the context of the
site's location.
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08/0999 — Erection of new dwelling — detached bungalow — Refused 08.01.2009 for the following
reasons:

The development by reason of the size of the site would result in an over-intensive
development in the site and would not respect the character of the area. As such it would
not comply with policy HL2 of the Fylde Borough Local Plan as Altered (October 2005).

The development would not result in a private amenity space of a size sufficient to
reasonably serve the needs of the occupants of the existing dwelling and the proposed
dwelling given the character of the area. As such it would not comply with policy HL2 of
Fylde Borough Local Plan as Altered (October 2005).

The development by reason of the proximity to the nearest neighbouring dwellings would be
visually intrusive for the occupiers of those properties to the detriment of residential
amenity and as such the proposal would not comply with policy HL2 of the Fylde Borough
Local Plan as Altered (October 2005).

09/0479 - Demolition of existing dwelling and erection of 5 no. apartments (re-submission of
08/0488) — Refused 14.09.2009 for the following reasons:

The proposed development, by reason of its scale, design, mass and location would
constitute an incongruous feature in relation to the adjacent built development on
Rossendale Road and Clarendon Road and would be detrimental to the quality of the
existing townscape. As such it would not comply with policy HL2 of the Fylde Borough Local
Plan as Altered (October 2005).

The proposed development, would by reason of the its size, its position in relation to the
neighbouring property at 65 Clarendon Road and the position of first and second floor
windows, have an overbearing and oppressive impact on that property and result in
overlooking and loss of privacy, to the detriment of the residential amenities currently
enjoyed by the occupiers of that identified property. The proposal would therefore be
contrary to Policy HL2 of the Fylde Borough Local Plan as Altered (October 2005).

The proposal does not make adequate provision for the parking of vehicles within the
curtilage of the site, in accordance with the standards adopted by the Local Planning
Authority and as such is likely to give rise to conditions which are prejudicial to the free flow
of traffic on the adjoining highway.

18/0861 — Outline application for demolition of existing dwelling and erection of block of five
apartments (access, appearance, layout and scale applied for with landscaping reserved) — Refused
15.02.2019 for the following reasons:

The apartment building would replace an existing dwellinghouse which occupies a
prominent corner plot at the junction of Clarendon Road and Rossendale Road, Lytham St
Annes. The increased projection and closer proximity of the proposed building to Rossendale
Road in comparison to the existing dwellinghouse would result in the development
breaching the established and well-preserved building line which extends around the front
and side of properties on Clarendon Road and Rossendale Road, thereby causing a harmful
narrowing of the street and loss of openness on this prominent junction. When these effects
are combined with the building’s excessive scale, bulk and massing — having particular
regard to the length of the elevation facing Rossendale Road — the apartment block would
appear as a dominant, incongruous and overtly imposing form of development which would
dwarf and overpower the scale of neighbouring dwellings. Accordingly, the proposal would
be incompatible with the scale, pattern and character of surrounding development and
would have a harmful impact on the appearance on the street scene. The scale and layout of
the scheme would result in the inappropriate development of a residential garden which
would fail to improve the character and quality of the area in conflict with the requirements
of Fylde Local Plan to 2032 policies GD7 and H2, Saint Anne’s on the Sea Neighbourhood
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Development Plan policies DH1 and HOU1, and paragraphs 70, 122 (d), 127 and 130 of the
National Planning Policy Framework.

e The proposed apartment building, by virtue of its scale, height, massing, projection beyond
and close proximity to the rear of no. 65 Clarendon Road, would introduce an overbearing
and oppressive form of development to the occupiers of the adjacent property which would
create a substantial sense of enclosure and have a harmful impact on their amenity through
loss of outlook and overshadowing. These harmful effects would be exacerbated by virtue of
the building’s southerly orientation in relation to the rear-facing windows and garden area
of no. 65. Accordingly, the proposed development would have an adverse impact on the
living conditions of neighbouring occupiers at no. 65 Clarendon Road in conflict with the
requirements of Fylde Local Plan to 2032 policies GD7 and H2, and paragraph 127 (f) of the
National Planning Policy Framework.

e The apartment building’s layout and siting in closer proximity to Rossendale Road would
reduce the level of spacing with neighbouring dwellings to the southeast (nos. 26-32
Rossendale Road) from approximately 21.2m (that currently achieved with the existing
dwelling at no. 67) to between 18.3m and 18.9m at first floor level. When this reduced
spacing is combined with the building’s excessive scale and massing, and the proliferation of
habitable room windows proposed to its front elevation (which faces Rossendale Road), the
scheme would introduce an overbearing form of development in the outlook of the
occupiers of nos. 26-32 Rossendale Road and, additionally, would result in a loss of privacy
due to increased overlooking. The apartment building’s lack of appropriate spacing with
these dwellings would be incompatible with the density and character of surrounding
development and would diminish the general levels of privacy and amenity typical in the
area. Accordingly, the proposed development would have an adverse impact on the living
conditions of neighbouring occupiers at nos. 26-32 Rossendale Road in conflict with the
requirements of Fylde Local Plan to 2032 policies GD7 and H2, and paragraph 127 (f) of the
National Planning Policy Framework.

e The scheme includes the provision of four obscurely glazed, habitable room (kitchen)
windows at ground and first floor levels in the northwest facing (rear) elevation of the
apartment building which would flank the southeast facing (side) elevation of no. 65
Clarendon Road over a distance of approximately 2.5m. The lack of spacing between the
proposed habitable room windows and the side elevation of no. 65, combined with these
being fitted with obscured glass and that they would be the only windows serving the
kitchens of each respective apartment, would result in a poor and unacceptably constrained
outlook from these openings which would give rise to substandard living conditions for
future occupiers of the development in conflict with the requirements of Fylde Local Plan to
2032 policies GD7 and H2, and paragraph 127 (f) of the National Planning Policy Framework.

Relevant Planning Appeals History

Application No. Development Decision Date
08/0999 ERECTION OF NEW DWELLING - DETACHED Dismiss 03/06/2009
BUNGALOW

Parish/Town Council Observations

St Annes on the Sea Town Council — Consulted on 20.02.20. Responded on 20.03.20 advising that
the Town Council object to the application for the following reasons:

“Small size of units looks like an HMO under a different name. Accommodation area is too small for a
new 3p 2 bed Flat. These units are 10m square below indicative minimums (60m square) for new flats
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and also have no individual internal/external storage areas.

Object on the same grounds as application 18/0861 — Town Council comments and Fylde Decision
Notice. Contrary to Neighbourhood Plan Policies:

HOU1: Housing Development, not right for site or street scene.

HOU3: Retirement Hubs, character of neighbourhood and unacceptable impact on nearby properties
—overlooking and shadowing.

In conflict with T33: Residential Car Parking and HOUZ2: Conversion of existing properties into flats
and HMOs, as there are insufficient car parking spaces and exceeds the boundary line on Rossendale
Road and Clarendon Road.

Inaccuracies in application forms and documents. Three previous applications, 08/048, 09/0479 and
18/0861 were refused and the Town Council objected to those.”

Statutory Consultees and Observations of Other Interested Parties

Environmental Protection — Comments as follows:
e No objections. Recommend that a condition is attached to any permission granted requiring
that construction hours are limited to 8am — 6pm Monday to Friday and 8am — 1pm on
Saturdays.

Greater Manchester Ecology Unit (GMEU) — Comments dated 11.03.20 and 02.09.20 as follows:

e 11.03.20 — A preliminary roost assessment of the buildings was undertaken in December
2019, by a suitable experienced ecologist. The survey involved an internal and external
examination of the building to look for bats or evidence of bats, following best practice
methodology. A judgement of the potential for the building to support roosting bats has not
been recorded (i.e. low, medium, high) however numerous potential bat access points were
found within the building proposed for demolition, and therefore bat activity surveys have
been recommended in support of the application. The application should not be determined
in the absence of the additional bat survey data recommended within the bat survey report.
This should qualify the potential of the building to support roosting bats, which will further
determine the number of bat activity surveys required to support the planning application.
Survey work must be undertaken by a suitably qualified ecologist and follow best practice
methodology. Any further survey work and mitigation that is required will be determined by
the outcome of the bat activity work.

e 02.09.20 (following receipt of additional bat surveys) — An updated bat survey has been
provided which now includes a bat activity survey of the building (report ref
SE/KDGO048/01). A preliminary inspection of the buildings for bats and to assess the
potential of the building to support bats was undertaken in February 2020. Internally there
were restrictions to accessing the roof space due to the boarding of the loft, however an
activity survey was undertaken which offsets this limitation. Overall the building was judged
to have low potential for roosting bats (identified predominantly as missing pointing along
the hipped roof ridge tiles). As such a dusk activity survey was undertaken in August 2020.
No bats or evidence of bats was found during the day time assessment for bats, and no bats
were recorded roosting in the building during the activity survey. Only low bat activity was
recorded during the survey which was restricted to occasional passes. Bats are not
considered a constraint to this development, however they can turn up in unexpected
places. An informative should therefore be used so that the developer is aware of the legal
protection that certain species receive. If at any time any protected species are found or are
suspected of being present on the site and adversely affected by the development, work
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should cease immediately and an ecologist/LPA should be contacted.

Local Highway Authority (LHA) — LCC Highways:

LCC Highways does not have any objections regarding the proposal and are of the opinion
that the proposed development will not have a significant impact on highway safety,
capacity or amenity in the immediate vicinity of the site.

It is recommended that a minimum of two secure cycle parking spaces is provided for each
two-bedroom property to promote sustainable forms of transport.

The existing (second) dropped crossing adjacent to the lighting column on Rossendale Road
should be reinstated to full height kerbs and the footway re-profiled in order to increase
on-street parking capacity. The applicant will need to enter into an agreement under S184 of
the Highways Act to secure the reinstatement of second dropped crossing and for the
extension of the existing dropped crossing that is to serve the parking area.

No gates constructed across the access to the courtyard parking area should open over the
adopted highway.

Conditions are recommended regarding: (i) the closing off of the second, existing vehicle
access on Rossendale Road and subsequent re-instatement of the footway in this location;
(ii) the provision of cycling facilities; (iii) provision of private car parking and manoeuvring
areas prior to first occupation; and (iv) provisions to ensure that all gates are located outside
the highway and are fitted with restraints to prevent them opening onto the adopted
highway.

United Utilities:

In accordance with the National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG), the site should be drained on a separate system with
foul water draining to the public sewer and surface water draining in the most sustainable
way.

Recommend the imposition of a condition requiring the submission of a scheme for the
drainage of foul and sur