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REPORT TO NELSON AREA COMMITTEE 01 FEBRUARY 2021 
 
Application Ref:      20/0369/FUL 
 
Proposal: Full: Change of use from Use Class E (Commercial, Business and Service) 

to a mixed use of shop and cash and carry (Use Class E and B8 (Storage 
and Distribution)). 

 
At: Springbank Buildings, 226 - 248 Every Street, Nelson 
 
On behalf of: Mr A. Khan 

 
Date Registered: 01/10/2020 
 
Expiry Date: 26/11/2020 
 
Case Officer: Alex Cameron 

 
This application has been brough before Committee as more than two responses have been 
revised objecting to the development. 
 

Site Description and Proposal 
 
The application site is an industrial building located on Every Street, Nelson within Whitefield 
Conservation Area. The first floor of the building is used as a gym and the ground floor is divided 
into industrial / business units. Part of the building fronting every street is also in use as a fruit and 
vegetable shop. 
 
The proposed development is to change a 430m2 area of the ground floor of the building to a 
mixed use of retail (now Use Class E as of 1st September 2020) and storage and distribution (Use 
Class B8). 
 
The area currently used as a retail shop would be changed to storage and distribution use and the 
remaining area would be used a retail shop and wholesale cash and carry. 
 
Whilst a cash and carry falls within Use Class B8, that use is defined by its sales being to retailers, 
caterers and other professional customers, not to the general public. The proposed element of 
retail use would allow general retail sales to the public. 

 
Relevant Planning History 
 
13/08/0385/P - Full: Change of use of part of first floor from manufacturing to gym (D2) – Approved 
 
13/11/0251P - Full: Change of use of part of the ground floor and part of the first floor of the 
building from light industry (Use class B1) to a gym (D2) – Approved 

 
Consultee Response 
 
LCC Highways – objects to this application on highway 
safety grounds. 
 
The development site is located within an area of terraced housing, where there is no associated 
off-road parking provision and consequently a high demand for parking on the surrounding 
highway network. At the time of the visit, approximately 12.50pm, a high level of parking was noted 
on the streets within the area, often only allowing single vehicle flows. 
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Further information regarding the extent of ownership and the forecourt parking was requested on 
15 October, but no details have been provided to date. 
 
In 2018 there was a collision on Hargreaves Street near its junction with Every Street resulting in a 
serious injury to a child pedestrian. Parked vehicles were considered to be one of the causations 
of the collision. The increase in traffic generated by the development, especially larger vehicles, 
around already congested streets could be detrimental to highway safety. 
 
The proposal now submitted would introduce a mixed use shop and cash and carry (Use Class A1 
and B8) to the site, which would be a significant change to the current on-site operations. The 
majority of customers are likely to arrive in cars or vans, which would be an intensification of the 
existing use. 
 
The proposed parking arrangement is not within the red edge of the development and could not 
therefore be controlled by condition. It is also noted that planning permission granted for the use of 
another part of the building as a gym (Planning Permission 13/08/0693P) was conditional on off-
road parking being provided. 
 
Further planning permission for the gym was granted in July 2011 (ref 13/11/0251P), including the 
provision of seven off-road parking bays. The proposed parking for the development, as shown on 
the Proposed Site Layout Plan (Drawing No 03,) would be within the same area. 
 
The proposed parking layout is not considered suitable as at least two spaces will not be available 
for general use during deliveries (which are likely to be frequent) as they will be blocked by the 
delivery vehicle. Also the delivery space should be dedicated and effectively removes a further 
space. It appears that the delivery space is unlikely to accommodate the size of vehicle an 
expanded business is reasonably expected to be serviced by. It is vital that deliveries take place 
within the site boundary and not from the highway, in the interests of public safety. 
 
The parking space where it is proposed to store the bins on collection day will be unusable on that 
day as, contrary to the bins shown, it would be reasonable to expect the owners to be using trade 
bins which are significantly larger. 
 
The proposed parking is also dependent on the business being able to prove it has access to the 
parking spaces which it is claiming, as another business is claiming they have rights to the spaces, 
as described above. Without access to the delivery and customer parking spaces the likely effect 
on Every Street would be unacceptable in terms of highway network efficiency and road safety. 
 
There is already pressure on the local residential parking, which is demonstrated by regular 
requests for residents only parking schemes on Every Street and surrounding streets. Further 
pressures on this area will only increase support and demand for local parking schemes. 
 
As the size and timings of deliveries is not controllable by the operators/owners, due to the site 
constraints it is likely that vehicles will unload from the carriageway, so restricting passage for 
other highway users. The movement of forklifts etc is also a safety concern as they will be 
operating across pedestrian areas. 
 
There are currently no parking or loading restrictions on Every Street and the surrounding streets. 
Even if these were proposed there is no guarantee that they would receive support from local 
residents and would also be subject to a separate consultation process. The transient nature of 
deliveries would also make monitoring and enforcement of those restrictions difficult. 
 
The Proposed Site Layout Plan (Drawing No 3) states that traffic generated by the development is 
not considered to have a significant impact on the local highway network. At the time of the site 
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visit several vehicles were parked part way on the footway outside the site, so reducing the 
footway width and also obscuring the view of other highway users, including vulnerable ones. 
 
Vehicles were also parked on both sides of Every Street, restricting the carriageway width. The 
Proposed Site Plan indicates that delivery vehicles would either reverse to or from the site off 
Every Street. This may not be possible given the on-street parking and so vehicles may park on 
the footway, or deliveries be made from Every Street itself, which is not acceptable. 
 
Several letters on the borough council's planning portal appear to suggest that the cash and carry 
is already open to the general public and not just trade only. 
 
Given the highway safety concerns outlined above the highway authority objects to this application 
and recommends refusal. 
 
Updated response 18/11/2020: Although some further information has been provided this has not 
alleviated the highway safety concerns which the proposed development raises, and so the 
highway authority maintains its objection. 
 
Canal and River Trust – No comment. 

 
Lancashire Constabulary Architectural Liaison – Recommendations for crime reduction 

measures. 
 
Lancashire Fire and Rescue Services – Recommendations relating to Building Regulations. 
 
PBC Environmental Health - With regards to the above development, we have concerns with 
regards to noise from any chiller units that are fitted. Recommend a condition is attached for noise 
control measures. 
 

Nelson Town Council 

 
Public Response 
 
Nearest properties notified. Responses received raising the following concerns: 
 

 Increase in traffic. 

 Impact on already congested on-street car parking in the area. 

 Inconvenience cause by large delivery vehicles. 

 Parking on the forecourt is shared with the Whitefield Youth Association Gym at the 
premises. 

 Highway safety impact. 

 Noise and disturbance. 

 The development would be contrary to planning policy requiring retail uses to be 
accommodated within the town centre. 

 Increase in litter. 

 Increase in rodents. 

 Fire hazard from wooden pallets. 

 Concerns relating to fumes emanating from burning at the adjoining unit within the building.  
 
Responses received in support, including a petition with 116 signatures: 
 

 The cash and carry is beneficial to our community.  

 It is vital to keep this business open as it provides fresh and competitively low priced 

 groceries in a convenient area. 
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 The store encourages healthy eating. 

 There is no other shop or store within 500 yards. 

 
Officer Comments 
 
Policy 
 
Local Plan Part 1:Core Strategy 
 
Policy ENV2 of the Core Strategy part 1 (Achieving Quality in Design and Conservation) states 
that all new development should seek to deliver the highest possible standards of design, in form 
and sustainability.  
 
Policy ENV4 (Promoting Sustainable Travel) requires new development to have regard to potential 
impacts that may be caused on the highway network. Where residual cumulative impacts cannot 
be mitigated, permission should be refused. 
 
Policy WRK4 (Retailing and Town Centres) states that applications for retail and main town centre 
uses, should identify sites or premises that are suitable, available and viable by following the 
sequential approach, which requires them to be located in order of priority: 
 
1. Town and local shopping centres, where the development is appropriate in relation to the role 
and function of the centre. 
2. Edge-of-centre locations, which are well connected to the existing centre and where the 
development is appropriate to the role and function of the centre. 
3. Out-of-centre sites, which are well serviced by a choice of means of transport and have a higher 
likelihood of forming links with a nearby centre. 
 
Replacement Pendle Local Plan 
 
Policy 25 'Location of Service and Retail Development' of the Replacement Pendle Local Plan 
states that new retail and service uses, including taxi bases, should be located in the following 
order of priority: 
 
1. Within the boundary of a defined town centre, local shopping centre or local shopping frontage. 
2. On the edge the town centre allocated site (being Clayton Street, Nelson)  
3. Within 300m of the boundary of a defined town centre. 
4. Elsewhere with preference given to sites that are close to a town centre and have good 
transport links to the centre. 
 
The proposed site is outside of the defined town centre boundary, but within 300m, therefore it falls 
within the 3rd order of priority above. The Policy goes on to define that development will only be 
allowed in areas 3 or 4 if the application is accompanied by a statement which proves that the 
proposal would require extensive floor space which cannot be accommodated within the preferred 
town centre and the proposal cannot be met on the edge the town centre allocated site. 
 
National Planning Policy Framework 
 
Paragraph 90 of the Framework states that where an application fails to satisfy the sequential test 
it should be refused. 
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Principle of the Development 

 
The building is outside of the boundary of Nelson town centre and the retail element of the 
application is a main town centre use. Local and national policy prescribe that retail uses must be 
accommodated within town centres as the first order of preference. 
 
The Use Classes Order was revised on 1st September 2020, this replaces and combines a 
number of use classes, including Use Class A1 (retail) and B1 (business). A1 and B1 uses which 
were existing on 31st August 2020 are now part of Use Class E (Commercial, business and 
service) and no permission is required to change between the uses within that class. Therefore, 
uses that fell wholly within B1 on 31st August can now be used for retail without permission or 
restriction. 
 
The area proposed to be used for retail and cash and carry use was last used by Provectus 
Medical, a manufacturer / supplier of orthopaedic medical products. That use of the building will 
have fallen within Use Class B1 and therefore that was the existing lawful use on 31st August. 
 
As such the lawful use of that part of the building is Class E as of 1st September. This allows retail 
use without the need for planning permission. 
 
B8 (storage and distribution) uses remain separate from Class E, however, permitted development 
rights enabling the change of use of up to 500m2 of floorspace from what was B1 to B8 use 
remain.  
 
The fallback position is therefore that either the retail or cash and carry use proposed could be 
implemented without the need for a planning application. However, this application is for a mixed 
use of both, which does require permission. 
 
Taking into account this fallback position, that the retail use of this building could be implemented 
without needing to apply for permission, as could the cash and carry use, it would not be 
reasonable to require that the applicant undertake a sequential assessment demonstrating that the 
use cannot be accommodated within the town centre. 
 
The proposed use is therefore acceptable in principle. 
 
Visual Amenity 
 
The proposed development is for change of use only with no external alterations and would not 
result in any unacceptable visual amenity impacts. 
 
Highways 
 
Concerns have been raised in relation to parking and highway safety, including by LLC highways 
who have objected to the application. 
 
The retail use of the building would be likely to result in a greater number of visits by customers. 
The parking standard in the RPLP set a maximum of 1 space for every 16m2 of floorspace for 
retail uses 1:35 for B1, 1:40 for B2 and 1:200 for B8 uses. The parking requirement for the shop 
floor area shown on the proposed plans would be 21 spaces. 
 
The area for parking and servicing on the forecourt would allow for off street parking for 
significantly fewer vehicles, seven or fewer depending on serving and manoeuvring arrangements, 
which are also shared with other units within the building. However, as detailed above, under the 
changes to the Use Classes Order introduced in September 2020 a retail use could be 
implemented without the need for planning permission. 
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This application includes an element of mixed use, which does require planning permission. This 
enables the Council to impose conditions to control parking and servicing arrangements and 
mitigate the additional impacts the mixed use would have over the fallback position of the uses that 
could be implemented without permission and therefore without any such mitigation. 
 
With a condition to require details of acceptable parking and servicing arrangements, within the 
constraints of the site the proposed development is acceptable in terms of highway safety. 
 
Amenity 
 
Retail uses are common alongside residential uses and do not generally result in unacceptable 
residential amenity impacts in principle. The proposed use is a mixed use, the B8 element together 
with retail may result in more activity, particularly in terms of goods vehicles and collections at 
unsocial hours than a pure retail use. This additional impact would be acceptably mitigated by a 
condition restricting the opening hours to those proposed of 9am to 8pm. 
 
Other Matters 
 
Concerns have been raised relating to the impacts of fumes from the flue of the adjoining unit, 
litter, vermin and fire safety. These matters are not material to the determination of this planning 
application, they are also controlled under other legislation. 
 

Reason for Decision 
 
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that applications be 
determined in accordance with the development plan unless material considerations indicate 
otherwise. The proposed development is acceptable in all relevant regards. The development 
therefore complies with the development plan. There is a positive presumption in favour of 
approving the development and there are no material reasons to object to the application. 

 
RECOMMENDATION: Approve 

 
Subject to the following conditions: 
 
 1. The proposed development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 
 

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 
1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 

 
 2. The development hereby permitted shall be carried out in accordance with the following 

approved plans: 01 Rev B, 03 Rev A. 
 

Reason: For the avoidance of doubt and in the interests of proper planning. 

 
3. Notwithstanding any indication on the approved plans, the use hereby approved shall not 

commence unless and until details of parking, servicing and manoeuvring arrangements have 
been submitted to and approved in writing by the Local Planning Authority. The parking, 
servicing and manoeuvring areas shall be marked out in accordance with the approved plans 
and made available for parking, servicing and manoeuvring purposes prior to the 
commencement of the use hereby approved and maintained at all times thereafter free from 
obstruction and available for parking, servicing and manoeuvring purposes. 
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Reason: To ensure acceptable parking, servicing and manoeuvring arrangements for the 

mixed use in the interest of highway safety. 
 
4. The retail and cash and carry use hereby approved shall not be open to customers outside of 

the hours of 9am to 8pm on any day. 
 

Reason: In the interest of residential amenity. 

 
 
Application Ref:      20/0369/FUL 
 
Proposal: Full: Change of use from Use Class E (Commercial, Business and Service) 

to a mixed use of shop and cash and carry (Use Class E and B8 (Storage 
and Distribution)). 

 
At: Springbank Buildings, 226 - 248 Every Street, Nelson 
 
On behalf of: Mr A. Khan 
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REPORT TO NELSON AREA COMMITTEE 1st February 2021 
 
Application Ref: 20/0796/FUL  
 
Proposal: Full: Erection of a single storey extension to accommodate two additional classrooms, 

toilet facilities and car parking. 
 
At: Castercliffe Primary Academy  
 
On Behalf of: The Governors of Castercliffe Primary Academy 
 
Date Registered: 01/12/2020  
 
Expiry Date: 26/01/2021 
 
Case Officer: Laura Barnes  
 

The application has been called-in by a Councillor 
 
Site Description and Proposal 
 
The application site is a primary academy located in the settlement of Nelson. It has an overall site 
area of 1.6 hectares. The school comprises the main school building with staff car parking areas 
fronting the building access off Marsden Hall Road North. The school is surrounded by outdoor 
yards / playgrounds along with playing fields to both sides and the rear.    
 
This proposed development involves the erection of a single-storey extension which would 
comprise two new classrooms along with associated ancillary accommodation including additional 
toilet provision and cleaners store. The extension is to be constructed of materials to match the 
existing school building, with a low level brick plinth, with Cedral fibre cement wood grained 
horizontal cladding, glazed curtain walling is to comprise uPVC double-glazed A-rated windows / 
frames, doors are to be powder coated aluminium, the roof is to be covered in roof tiles with 
aluminium external soffit, fascia, gutter and rainwater goods.  
 
Planning History 
 

13/11/0104P - Erection of a single storey extension to the rear for a corridor access/store 
Approved with conditions April 2011 
 
13/10/0472P - Extension to existing car park to create 4 new spaces 
Approved with conditions, October 2010 
 
13/10/0285P - Construction of an early years play area including truddle track, timber shelter, 
music stage, embankment and climbing wall 
Approved with conditions, July 2010 
 
13/07/0386P - Two single storey extensions to provide improved toilet and library facilities and 
quiet room. 
Approved with conditions, July 2007 
 
13/01/0586P - Extend frontage and construct ramp 
Approved with conditions, November 2001 
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Consultee Response 

 
Lancashire Constabulary 
Any refurbishments, extensions or new build schemes should be built to the police preferred 
security standard Secured by Design (SBD).  The additional classrooms and facilities, should be 
built to the standards contained within the Secured by Design New Schools 2014 design guide.  
The Lancashire Constabulary Designing Out Crime Team can support the applicant throughout the 
Secured by Design process by contacting alo@lancashire.pnn.police.uk 
 
The SBD New Schools guide can be found at https://protect-
eu.mimecast.com/s/I8C4C98jmCN7mAioyDxj 
 
Security measures such as Loss Prevention Standard 1175 Issue 7/8 doors and windows should 
be incorporated into the scheme to prevent crimes such as burglary, and to keep the staff and 
children safe and feeling safe, in accordance with- 
 
 • Section 17 of the Crime and Disorder Act 1998 (as amended by the Police and Justice Act 2006) 
Without prejudice to any other obligation imposed on it, it shall be the duty of each authority to 
which this section applies to exercise its various functions with due regard to the likely effect of the 
exercise of those functions on, and the need to do all that it reasonably can to prevent, crime and 
disorder in its area (including anti-social and other behaviour adversely affecting the local 
environment); and (b) the misuse of drugs, alcohol and other substances in its area crime and 
disorder in its area. 
 
LCC Highways  
Having considered the information submitted, the Highway Development Support 
Section does not have any objections regarding the proposed development at the above location, 
subject to the following comments being noted, and condition being applied to any formal planning 
approval granted. 
 
The timing of deliveries by large construction vehicles, and movements by HGVs, should take into 
account the bus services which run along Marsden Hall Road North, and should also avoid peak 
traffic flows on the surrounding highway network. 
 
Condition 
Deliveries to the approved development shall only be accepted between the hours of 
9.00am and 2.30pm, to avoid peak traffic on the surrounding highway network. 
Reason: In the interest of highway safety 
 
Lancashire Fire & Rescue Service 
The proposed planning application has been noted and the Fir Authority gives its advice in respect 
of access for fire appliances and water supplies for firefighting purposes to the site.  
 
The following recommendations are made to make the applicant aware of conditions which will 
have to be satisfied on a subsequent Building Regulation application. The conditions may affect 
the elevation of the building and access to them. These recommendations must be included if this 
application passes onto another party prior to completion. 
 
Access – Document B, Part B5 
It should be ensured that the scheme fully meets all the requirements of Building Regulations 
Approved Document B, Part 5B ‘Access and facilities for the Fire Service’. 
 
B5 – Water Provision 
It should be ensured that the proposal is provided with suitable provision of Fire Fighting water. 
Any provision should comply with National Guidance, details of which can be found at: 

mailto:alo@lancashire.pnn.police.uk
https://protect-eu.mimecast.com/s/I8C4C98jmCN7mAioyDxj
https://protect-eu.mimecast.com/s/I8C4C98jmCN7mAioyDxj
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http://www.water.org.uk/publications/water-industry-guidance/%E2%80%A8national-guidance-
document-provision-water-fire-fighting-3rd  
 
The Local Authority Building Control / Approved Inspector and Fire Service should be consulted at 
the earliest opportunity where more specific advice can be offered.  
 
If you would like to discuss this or any other matter of fire safety, please call me on 01254 262721. 
 
United Utilities 
Awaiting response 
 
Public Response 
 
Nearest neighbours have been notified. 
 
Seven responses have been received raising objection to the proposed development for the 
following reasons: 

 A larger number of pupils at the school will result in more associated traffic at drop-off and 

pick-up times 

 Local residents experience great difficulty with blocked driveways, more litter, more pollution 

and a lowering of quality of life during the drop-off and pick-up times 

 Emergency vehicles have struggled to get through when parents collecting children from the 

school have blocked the road with their vehicles 

 The existing road is in need of repair, with pot holes 

 No additional parking is proposed for the school extension, which will require more staff 

 Disruption during construction phase 

 Issues with some ongoing works at the school at the moment 

 Issues with the water supply in the area 

 Could alternative land be used by the school? – there is other land to the left hand side of 

the existing building 

 The application does not state how many additional pupils will use the facility, there is a 

concern that this could be upwards of 60 

 
Officer Comments 
 
The main considerations for this application are the principle of development, design, residential 
amenity and highways.   
 
1. The relevant Pendle Local Plan Part 1: Core Strategy (2011 – 2030) policies are:  

 

 CS Policy ENV2 (Achieving Quality in Design) identifies the need to protect and enhance the 

character of the Borough and quality of life for its residents by encouraging high standards of 

quality and design in new development. It states that the siting and design of development 

should be in scale, context and harmony with the wider locality; 

 

 CS Policy SUP3 (Education and Training) states that the Council will support the upgrading of 

primary and secondary education facilities.  

 

 

 

 

http://www.water.org.uk/publications/water-industry-guidance/%E2%80%A8national-guidance-document-provision-water-fire-fighting-3rd
http://www.water.org.uk/publications/water-industry-guidance/%E2%80%A8national-guidance-document-provision-water-fire-fighting-3rd
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Other policies and guidance’s are also relevant:  

 Saved Policy 31 of the Replacement Local Plan (Parking) sets out appropriate parking 

standards for new developments;  

 
1. Principle of Development  

  
The proposed extension would involve an upgrade to an existing primary education facility and the 
proposal is acceptable in principle thereby complying with Policy SUP3.  
 
2.  Residential Amenity 

 
Although issues have been raised in relation to neighbouring amenity, the proposed extension is 
single storey in height and mirrors the form of the existing school. It is a reasonable expectation 
that the school would need to expand, to accommodate an increase in the number of children 
enrolled at the facility. The proposed development is not excessive in size and would not have an 
overbearing effect upon neighbouring dwellings. The proposed development would have no 
unacceptable impacts on the amenities of the closest residential neighbours in accordance with 
Policy ENV2.  
 
3.  Design and Visual Amenity 

 
The scale of the proposed extension would be minor when related to the host building. Its style 
and appearance would be appropriate for this modern school building and the wider refurbishment 
works raise no undue design concerns. The proposal would therefore be acceptable in visual 
design terms and complies with Policy ENV2.  
 
4.  Highways  

 
204 square meters of additional floor space would be created from this proposal, which comprises 
two additional classrooms. The Council’s car parking standards state that there should be one car 
parking space per classroom. Comments have been raised in relation to highways and car 
parking. The applicants have been asked to provide two more car parking spaces in accordance 
with the Council’s car parking standards.  
 
The issue of dropping off and picking children up has been raised. It is acknowledged that there is 
an issue with this as indeed there is at all primary schools in Pendle. Whilst there will be some 
added pressure at opening and closing times of the school the additional classrooms will not solve 
the existing situation. The pressures will be short and the additional parking would not be 
significant. The net benefits of providing additional school places would outweigh the minor 
additional short term car parking that would be associated with the development. 
 
5.  Other Matters 

 
Some additional issues have been raised by local residents who object to the proposed 
development including repairs to the road surface, disruption during the construction phase of 
development, issues with water pressure /outages in the area and alternative sites which may be 
more suitable. These are not material planning considerations and in the main are regarding 
existing issues which the proposed development could not be expected to resolve.  
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6.  Summary 

 
This application involves the erection of a single-storey extension to a school which comprises two 
additional classrooms and WC facilities. The proposed development is acceptable in principle and 
in relation to the design, residential amenity and highways.  
 
Reason for Decision 
 
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that applications be 
determined in accordance with the development plan, unless material considerations indicate 
otherwise. Subject to appropriate conditions, the development would be acceptable in principle 
and in terms of design, residential amenity and highways. The development therefore complies 
with the development plan. There is a positive presumption in favour of approving the development 
and there are no material reasons to object to the application. 
 
RECOMMENDATION: Approve  
 
1. The proposed development hereby permitted shall be begun before the expiration of three 

 years from the date of this permission. 
 
 Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 
  1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 
  2004. 
 
2. The development hereby permitted shall be carried out in strict accordance with the 
 following approved plans: Location Plan BS.20-118/01, proposed Site Plan BS.20-118/03, 
 proposed Elevation Plans BS.20-118/05 Rev A. 
 
 Reason: For the avoidance of doubt and in the interests of proper planning. 
 
3. The additional accommodation hereby approved shall not be brought into use unless and 
 until the additional parking space, as shown on the approved plan, proposed Elevation 
 Plans BS.20-118/05 Rev A has been constructed, laid out and surfaced in a bound porous 
 material and those spaces shall thereafter remain free from obstruction and be available 
 for the parking of vehicles associated with the staff of the school at all times. 
 
 Reason: In order to ensure the development is provided with adequate parking. 
 
4. Deliveries to the approved development shall only be accepted between the hours of  
 9.00 a.m. and 2.30 p.m. to avoid peak traffic on the surrounding highway network. 
 
 Reason: In the interest of highway safety. 

 
 
 
 

Application Ref: 20/0796/FUL  
 
Proposal: Full: Erection of a single storey extension to accommodate two additional classrooms, 
toilet facilities and car parking. 
 
At: Castercliffe Primary Academy  
 
On Behalf of: The Governors of Castercliffe Primary Academy 
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REPORT TO NELSON AREA COMMITTEE ON 01 FEBRUARY 2021 
 
Application Ref:      20/0819/HHO 
 
Proposal: Full: Erection of a dormer on the front roof slope. 

 
At: 130 Carr Road, Nelson 

 
On behalf of: Mr Mohammad Nazar 

 
Date Registered: 07/12/2020 
 
Expiry Date: 01/02/2021 
 
Case Officer: Alex Cameron 
 
This application has been brought before Committee at the request of the Chairman. 
 

Site Description and Proposal 
 
The application site is an end terrace house located within the settlement of Nelson surrounded by 
similar properties. The existing house is finished in stone with a natural slate roof and upvc 
windows and doors. 
 
The proposed development is the erection of a dormer window to the front. The proposed dormer 
would be 2.2m wide and would have a slate covered pitched roof, slate clad elevations and a upvc 
window frame.  
 

Relevant Planning History 
 
None. 

 
Consultee Response 
 
LCC Highways – No objection to the proposal on highway safety grounds. However, the applicant 
should ensure that any vehicles associated with the construction/development should not obstruct 
access to/from the bus stops on both sides of Milton Street. 
 
Nelson Town Council 

 
Public Response 
 
Nearest neighbours notified – Two responses received in support of the proposed dormer. 

 
Officer Comments 
 
Policy 

 
Policy ENV2 states that all new development should seek to deliver the highest possible standards 
of design, in form and sustainability, and be designed to meet future demands. This policy is linked 
to the guidance set out in the Design Principles SPD.  
 
The Design Principles SPD states that in general, dormers on the front of a roof slope will not be 
acceptable unless they are a feature of other similar houses in the locality (e.g. where at least 25% 
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of properties have front dormers in a terrace block or street frontage) or the dormer would 
otherwise be appropriate in visual design terms. 
 
Policy 31 'Parking' which is a saved policy of the Replacement Pendle Local Plan requires 
adequate car parking to be provided for the development. 
 
Design 

 
The Design Principles SPD advises that in general, dormers on the front of a roof slope will not be 
acceptable unless they are a feature of other similar houses in the locality (e.g. where at least 25% 
of properties have front dormers in a terrace block or street frontage) or the dormer would 
otherwise be appropriate in visual design terms. 
 
There are currently no front dormers in the terraced block. There is just one small dormer on an 
opposite block. The matching frontages and simple roofscapes result in a uniform and harmonious 
character and appearance to the frontage with Carr Road. 
 
There are dormer windows to the rear on Milton Street, however, they are only visible together with 
the application property in certain views near the junction with Milton Street looking up Carr Road 
and are not reflective of the predominant character of the area. 
 
The front dormer would not respect the simple and unaltered roofscapes in the street and which 
provide the visual context for the scheme. It would be incongruous and out of keeping with its 
surroundings. Consequently, it would be visually obtrusive and it would disrupt the uniformity and 
visual harmony of the street scene. 
 
This assessment is supported by a recent appeal decision at 179 Chapel House Road in which an 
appeal against the refusal of a proposed front dormer window was dismissed on similar grounds. 
 
The proposed flat roofed front dormer would cause unacceptable harm to the character and visual 
amenity of the area contrary to policy ENV2 and the guidance of the Design Principles SPD. 
 
Amenity 
 
The proposed dormer window would not result in any unacceptable reduction in privacy or other 
residential amenity impact. The proposed dormer window is acceptable in terms of residential 
amenity.. 
 
Highways 
 
The proposed development would not result in an unacceptable on street parking or highway 
safety impact. 

 
RECOMMENDATION: Refuse 

 
Subject to the following conditions: 
 
 1. The proposed front dormer would be an unsympathetic, unacceptable addition to this 

traditional terraced dwelling and would result in unacceptable harm to the character and 
visual amenity of the area contrary to policy ENV2 and the guidance of the Design Principles 
SPD. 
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Application Ref:      20/0819/HHO 
 
Proposal: Full: Erection of a dormer on the front roof slope. 

 
At: 130 Carr Road, Nelson 

 
On behalf of: Mr Mohammad Nazar 
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