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REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 03RD NOVEMBER 2025
Application Ref:    
25/0407/HHO

Proposal:
Full: Erection of dormers to front and rear roof slopes (No. 32) with the erection of a single storey rear extension.

At
30 And 32, Scotland Road, Nelson, Lancashire

On behalf of:
Mr Faiz Hassan

Date Registered:
19.06.2025

Expiry Date:
08.10.2025

Case Officer:
Neil Watson

Site Description and Proposal

The application relates to Nos. 30 and 32 Scotland Road, which form part of a mid-terrace row of two-storey properties constructed in stone with pitched slate roofs. The buildings are situated within Nelson town centre and fall within a designated Primary Shopping Area, as defined in the Local Plan. The ground floors are in commercial use, with residential accommodation above.

Access is available from Scotland Road to the front and Poland Street to the rear. The application site is outlined in red and forms an L-shape, encompassing the entire No. 32 and the rear yard of No. 30.

The proposal seeks full planning permission for the installation of dormer windows to the front and rear roof slopes of No. 32 and the construction of a single-storey rear extension at first-floor level. Internally, the scheme would provide two additional bedrooms and a bathroom at second-floor level, along with a new kitchen within the first-floor rear extension.

The application was deferred from the last Committee for amended plans which have been received and the report is based around those amended pans.

Relevant Planning History

Consultee Response

Highways  

Having reviewed the documents submitted, the above proposal raises no highway concerns. Therefore, Lancashire County Council acting as the highway authority would raise no objection to the proposal on highway safety grounds.

Parish/Town Council: No answer
Public Response

The nearest neighbours have been notified by letter, and no responses have been received.
Relevant Planning Policy

The proposal falls to be assessed against the Pendle Local Plan policies, in particular:

· Policy ENV2 (Achieving Quality in Design and Conservation)

· Policy LIV5 (Designing Better Places to Live)

· Relevant guidance within the National Planning Policy Framework (NPPF)

Officer Comments

Design and Character

The immediate street scene along Scotland Road is defined by a consistent row of two-storey stone terraced buildings with pitched slate roofs and a uniform roofline. Front-facing dormers are not a characteristic feature of the terrace and their introduction would disrupt the established rhythm of the street. There are dormers on the building to the north west. These are however part of the original design , are stone built features that are part of the overall integral design of the building. 

The scheme has been altered from a rear flat roof dormer and front “window” dormer to having a flat roofed front dormer that occupies most of the front roof. The scheme now incorporates a balcony at the rear first floor

The proposed dormers, as altered, as with the initial designs  do not reflect any characteristic of the street scene they lie  in and would visually harm the character and visual appearance of this section of the town centre.  The proposed front dormer at No. 32 would appear as an incongruous and visually prominent addition that detracts from the coherence of the terrace.

The rear elevation of the terrace comprises of a range of rear designs and is not uniform except for the roof slope. It is very prominent form the main thoroughfare into Nelson and adding a dormer would be clearly  seen and a prominent design feature. The design does not fit into any pattern of development nearby and would look like an ill thought out and alien design in the street scene. It would detract form the already faltering design quality of the town centre and should be resisted as having a negative visual impact on the visual amenity and quality of the area.

Residential Amenity

The ground floors of Nos. 30 and 32 accommodate commercial units, with a small shared rear yard that includes an external staircase. The proposed first-floor extension would be positioned immediately adjacent to No. 34, which has a similarly recessed yard without any boundary treatment between the two properties.

Habitable room windows at No. 34 directly face the shared yard at both ground and first-floor levels. The proposed extension would significantly reduce living conditions to those windows and would result in an overbearing and oppressive relationship. This would lead to an unacceptable loss of residential amenity for occupants of No. 34.

The balcony would also allow for overlooking and loss of privacy into those windows. A screen would have to be erected to prevent loss of privacy which although alleviating direct overlooking would result in a proper relationship to the neighbouring property than the originally submitted scheme.

Highways Impact 

The proposed development relates to an existing residential unit above commercial premises within a town centre location. No off-street parking is proposed; however, the site benefits from access to nearby public transport and public car parks. Given the scale of the development and its sustainable location, the lack of on-site parking is not considered to raise highway safety concerns. The Highways Authority has reviewed the application and raised no objection.

Recommendation: Refuse 

1. The proposed front and rear dormers  would appear as an incongruous and intrusive additions to the roofscape, disrupting the established uniformity of the terrace and causing harm to the character and appearance of the street scene and to the aesthetic appearance of this part of Nelson town centre. The proposal would constitute poor design and would not accord with  Policy ENV2 of the adopted Pendle Local Plan and Paragraph 135 of the National Planning Policy Framework.

2. The proposed first-floor rear extension, by reason of its siting and proximity to windows in the adjoining property would result in an overbearing impact to the habitable rooms, causing unacceptable harm to residential amenity. The proposal is contrary to Policy ENV2 of the Pendle Local Plan and the principles of good design outlined in the National Planning Policy Framework.
Application Ref:    
25/0407/HHO

Proposal:
Full: Erection of dormers to front and rear roof slopes (No. 32) with the erection of a single storey rear extension.

At
30 And 32, Scotland Road, Nelson, Lancashire

On behalf of:
Mr Faiz Hassan

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 03RD NOVEMBER 2025
Application Ref:  25/0480/HHO   
Proposal:  Full: Erection of a single storey rear kitchen extension.

At:  35 Taylor Street, Brierfield,Lancashire, BB9 5RY

On behalf of:  Mrs Mussarat Bano


Date Registered:  7/17/2025
Expiry Date:  9/11/2025 

Case Officer: Neil Watson
Site Description and Proposal

The application site is a mid terraced property. It has a small extension to the rear. The house to the east nos 37 has a similar small extension which mirrors those of the dwellings either side. The site is  circa 50cm higher than nos 33 and 50cm lower than nos 37.  Number 33 has a blank wall facing the application site.

The application proposes to erect a pitched roof extension 5.29m long.

The application was deferred from the September meeting for amended plans. None have been submitted. They were requested on 3rd September. 
Relevant Planning History

No relevant planning history.

Consultee Response

LCC Highways; No objection.

EH: Concern about construction noise

Public Response

No comments received.

Relevant Planning Policy

Pendle Local Plan Part 1: Core Strategy Policy SDP1 takes a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework. Policy ENV1 seeks to ensure a particularly high design standard that preserves or enhances the character and appearance of the area and its setting. It states that the impact of new developments on the natural environment, including biodiversity, should be kept to a minimum. Policy ENV2 identifies the need to protect and enhance the heritage and 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 siting and design should be in scale and harmony with its surroundings. Saved Policy 31 of the Replacement Pendle Local Plan sets out the maximum parking standards for development. National Planning Policy Framework The Framework states that the purpose of the planning system is to contribute to the achievement of sustainable development. It states that there are three dimensions to sustainable development: economic, social and environmental. The policies in the Framework, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system. The Design Principles Supplementary Planning Document (SPD) applies to extensions and sets out the aspects required for good design.
Officer Comments

The application seeks to erect a single storey pitched roof extension to the rear of the dwelling. The issues revolve around the impact the development would have on design and the impact the development would have on the living conditions of the neighbours.

In terms of design the location is situated to the rear of a row of terraced properties. There is an array of different designs of extensions existing. The design of the proposed extension would fit acceptably in with the existing designs in terms of scale, design and visual impact.

The presence of the extension at number 33 means that there would be no direct impact on the windows of that property that are contained in the min wall. There is a window in the extension that would be affected by the rear portion of the new extension. That would be at ess than 4m which is within the guidelines in the Council’s adopted SPD. That relationship would be acceptable.

The extension would lie adjacent to the rear of number 37. There is a circa 0.5m lower floor height with the application site and number 37. The extension would however extend 5.29m from the rear wall. The Council’s design SPD advises that extension of up to 4m would normally be acceptable where they impact on existing windows as this extension does. The length of the extension and its relationship with the window in the main wall of number 37 would result in an overbearing and unacceptable relationship with that property. That would be contrary to the guidelines in the adopted SPD. Notwithstanding the height difference there are no mitigating factors which would make that relationship acceptable.

RECOMMENDATION: Refuse
1 The proposed rear extension, measuring 5.29m m in length, would have an overbearing impact on the occupants of 37 Taylor Street detrimentally affecting the living conditions of its occupants. As such, the development does not comply with Policy ENV1 of the Pendle Local Plan Part 1: Core Strategy and the adopted Design Principles Supplementary Planning Documents.
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Application Ref:  25/0480/HHO   
Proposal:  Full: Erection of a single storey rear kitchen extension.

At:  35 Taylor Street, Brierfield,Lancashire, BB9 5RY

On behalf of:  Mrs Mussarat Bano


REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 03RD NOVEMBER 2025
Application Ref:      25/0514/HHO
Proposal:
Full: Erection of a two-storey side extension, part two storey rear extension and part single storey rear extension, single storey front extension, front and rear first floor outdoor terrace, widening of existing driveway, and regrading of front garden and associated retaining wall.
At:
317 Barkerhouse Road, Nelson

On behalf of:
Mr Asif

Date Registered:
18/08/2025

Expiry Date:
13/10/2025

Case Officer:
Craig Barnes

This application has been called in by the chair of committee

Site Description and Proposal

The application site comprises the residential curtilage of 317 Barkerhouse Road; a semi-detached dwelling situated within the settlement boundary of Nelson. It is located on the edge of the settlement with outward views available to the adjacent open countryside. This countryside forms part of the Southfield Conservation Area. Lower Townhouse Farm is a Grade II* Listed building located 70 metres from the application site downhill to the west. 

The proposal comprises extensive alterations to the built frontprint of 317 Barkerhouse Road and its associated curtilage. This includes two-storey side and rear extensions, single storey front and rear extensions, front and rear first storey outdoor terraces, a replacement garage (regraded to facilitate the two-storey side extension), widening of the existing driveway, regrading of the existing front garden to provide a flat area, and the erection of an associated retaining wall. The proposal is partially retrospective with construction having already commenced. 

Relevant Planning History

25/0332/HHO Full Erection of a two storey side extension, part single storey rear extension and single storey front porch (Refused).

Consultee Response

Local Highway Authority

Following the highway authority’s initial response dated 5 September additional information and plans were submitted.

The site was visited again on 22 September when it was noted that the newly constructed retaining wall along the side of the drive had completely failed and collapsed into the drive. The new retaining wall constructed across the front of the site has also been reduced in height. 

From a highway safety point of view when the driveway retaining wall is re-built the first section measured ack from the carriageway edge to the retaining wall across the front of the site, or 0.7m, whichever is the longest distance, must be no higher than 1.m above the near side carriageway level on Barkerhouse Road. This is to improve visibility to and from the site.

The height of the new retaining wall across the front of the site should also be controlled by condition.

No boundary treatment details have been submitted either across the front of the elevated section or along the side of the drive. These would need to be submitted to ensure that these are acceptable both from a planning and highway safety point of view.

If the local planning authority is minded to approve the application the following, or similarly worded, conditions should be applied to any form planning approval granted.

Conditions

1. Prior to first occupation of the development the height of the retaining wall along the side of the driveway shall be constructed no higher than 1.4m in height for a minimum distance of 1m into the site measured from the near side carriageway edge in accordance with approved plans. The height of this section of retaining wall shall be retained in accordance with approved plans for the lifetime of the development. Reason: In the interest of highway safety.

2. Notwithstanding the drawings submitted, prior to first occupation of the development details of the retaining wall across the front of the site including its height above the carriageway level shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority. The retaining wall shall be completed and maintained in accordance with the approved details. Reason: In the interest of highway safety.

3. Prior to first occupation of the approved development landscaping details including boundary treatments across the front and sides of the site shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority and the scheme shall be completed and maintained in accordance with the approved details. Reason: In the interest of highway safety.

Environmental Health

We are concerned about nuisance being caused during the construction phase, specifically link to working unsociable hours, and would therefore requested that the informative below is placed on the development. To ensure that construction work is carried out at reasonable times.

All construction work will be carried out within the hours of 8am – 6pm Monday to Friday, 9am to 1pm Saturday and no working Sundays and Bank Holidays. Failure to work within these hours will result in a service of a notice under the Control of Pollution Act 1974, and potentially prosecution thereafter.

Reason: For the amenity of the neighbouring residents.

Public Response

No responses have been received.

Officer Comments

Policy

Pendle Local Plan Part 1: Core Strategy
Policy SDP1 (Presumption in Favour of Sustainable Development) takes a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework. 

Policy ENV1 (Protecting and Enhancing our Natural and Historic Environments) seeks to ensure a particularly high design standard that preserves or enhances the character and appearance of the area and its setting. It states that the impact of new developments on the natural environment, including biodiversity, should be kept to a minimum.

Policy ENV2 (Achieving Quality in Design and Conservation) identifies the need to protect and enhance the heritage and 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 siting and design should be in scale and harmony with its surroundings.

Policy ENV4 (Promoting Sustainable Travel) sets out the need for proposals to have regard to the potential impacts they may cause to the highways network, particularly in terms of safety. Where an adverse impact, mitigation measures should be put in place. Permission may be refused where the residual impacts of development are severe.

Saved Policies of the Replacement Pendle Local Plan (2001-2016)

Policy 13 confirms how the Council will protect and enhance the heritage and character of the borough by encouraging high standards of quality and design in new development.

National Planning Policy Framework
The Framework states that the purpose of the planning system is to contribute to the achievement of sustainable development. It states that there are three dimensions to sustainable development: economic, social and environmental. The policies of the Framework, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system.

Supplementary Planning Documents / Guidance

The Design Principles Supplementary Planning Document (SPD) applies to householder developments and sets out the aspects required for good design.

Southfield Conservation Area Appraisal 

Confirms the qualities and characteristics which contribute towards the special character of the Southfield Conservation Area.

Design

Submitted plans confirm that proposed extensions and alterations to the dwelling, including outdoor terraces, materials, and the replacement garage, are materially the same as those recently considered by the Council through planning application 25/0355/HHO. This application was refused on design grounds. Given that there have been no broader policy or other contextual changes which would materially affect the determination of this application since this previous decision was made, the proposed extensions and alteration to the dwelling as submitted must therefore be recommended for refusal on the same grounds.

The regrading of the front garden and its associated retaining walls form new aspects of the proposal. These elements are sought retrospectively with construction works having already commenced. The regrading is to facilitate a flat garden which extends from the front of the extended dwelling to a distance 1 metre short of the existing road frontage. The latest plan submitted (Drawing No. AB0280 - 14), which forms the basis of this decision, shows the garden would be 2.5 metres higher than the nearby road carriageway at its terminating point. A 1.1 metre tall wooden panel retaining wall is proposed at the end of the regraded garden. The existing 1.4 tall metre stone wall boundary found at the highway frontage is to be retained. Soil is back filled between this stone wall and the new retaining wall. A further retaining wall is proposed along then length of the private driveway extending from the stone wall found along the frontage. This retaining wall will have a render finish and is to be constructed of concrete blocks 215mm in width.

The regraded garden and associated retaining walls introduces a substantial obtrusive solid feature close to the highway edge. The development fails to acknowledge or integrate effectively into its existing built surroundings causing unacceptable harm to the character and appearance of the wider street scene. Whilst retaining walls do feature on this part of Barkerhouse Road they are very much at a human scale. The proposal is at odds with this scale, introducing a significant and bulky built form close to the highway edge resulting in a jarring effect and disrupting what is otherwise a relatively open aspect.

The effects of the development proposals are unlikely to be satisfactorily addressed by the application of a materials and/or landscaping condition. This is because the harm identified directly relates to the scale and extent of the regrading of the garden itself and its associated infrastructure, which is significantly out-of-scale to its surroundings. 

The proposals represent poor design as a result of its scale, layout and appearance. This results in unacceptable harm to the character and appearance of the local area. The proposal is inconsistent with guidance set out in the Design Principles SPD, is contrary to Policy ENV2 of the Core Strategy, and design policy set out in the NPPF.

Highway Safety

The latest submitted plan (Drawing No. AB0280 - 14) shows the erection of a retaining wall set back by 1 metre from the highway edge. The local highway authority have advised that they are satisfied with this arrangement subject to it being secured by condition as it ensures that the visibility of road users exiting the site is not hindered by the regraded garden and its associated retaining wall. 

The regrading of the front garden and erection of retaining walls had already commenced prior to the submission of this planning application. During the determination period, one of the erected retaining walls failed during rainfall event which was not untypical for East Lancashire collapsing onto the existing driveway. It is fortunate that the applicant, their contractors, or any other highway users were not injured and property damaged as a result of this structural failure. 

This event highlights concern of the suitability of erected retaining structures on site. This is all the more critical as the proposal site closely relates to existing public road and utility infrastructure. The applicant has advised that the retaining wall along the driveway is of concrete block construction and are 215mm in width. The retaining wall fronting the highway is constructed of ‘wooden fence panels’. 

To date insufficient evidence has been provided to demonstrate that the retaining walls constructed or proposed are of a sufficient specification to safely support the regraded garden. This matter can be addressed by condition by requiring the submission of materials and loading calculations for the Council’s written approval. This could be similar or be as an extension to related conditions proposed by the Local Highway Authority. Receipt of satisfactory details regarding this will be necessary in demonstrating that the development would not result in acceptable risk for highway or general public safety.

Heritage

Southfield Conservation Area is located to the south of Barkerhouse Road. The Conservation Area Appraisal confirms that the significance of this conservation area lies in its attractive pastoral landscape, buildings of architectural and historical interest and stone boundary walls. The proposed development relates to an existing dwelling of 20th century construction which is located outside the conservation area. This area has been confirmed previously as not contributing to the significance of this conservation area. Whilst visible from within the conservation area, the development would be seen in the context of broader existing suburban development which is unrelated to the conservation area, and is sufficiently distant is any public vantage points obtained within the conservation area. No harm is likely to arise to Southfield Conservation Area as a result of this development. 

Lower Townhouse Farm is a Gade II* Listed building located 70 metres to the west of the site on the south side of Barkerhouse Road. The asset is noted 17th century farmhouse of traditional construction. The setting and built context of this building has, over time, been eroded by 20th century suburban development taking place on the north side of Barkerhouse Road. The application site is unrelated to the listed building and does not form part of its setting or significance. It is not directly adjacent to this listed building and there is only limited visual relationship. The proposal will not impact this heritage asset.

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, including proposed two storey and single storey extensions, outdoor terraced areas, regarded garden and associated retaining wall represents poor design and causes unacceptable harm to the character and appearance of the local area. The development is therefore contrary to Policy ENV2 of the Core Strategy. 

RECOMMENDATION: Refuse
For the following reason(s):

1. The proposed development, by virtue of the scale and design of the two-storey side extension and the introduction of an elevated front terrace, would result in a bulky, dominant and visually intrusive form of development. The lack of subordination and inappropriate design elements would significantly harm the character and appearance of the host dwelling and the surrounding street scene. The scale and proximity of the proposed regraded garden to the highway edge, together with supporting retaining walls, introduces an obtrusive element to the street scene which harms the character and appearance of its surroundings. The proposal is contrary to Policies ENV2 of the Pendle Local Plan Part 1: Core Strategy (2011-2030), Saved Policy 13 of the Replacement Pendle Local Plan (2001-2016), and the design principles set out in the National Planning Policy Framework. 

Application Ref:      25/0514/HHO
Proposal:
Full: Erection of a two-storey side extension, part two storey rear extension and part single storey rear extension, single storey front extension, front and rear first floor outdoor terrace, widening of existing driveway, and regrading of front garden and associated retaining wall.
At:
317 Barkerhouse Road, Nelson

On behalf of:
Mr Asif

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 03RD NOVEMBER 2025
Application Ref:      25/0579/HHO
Proposal:
Full: Demolition of conservatory, garage and side extension, erection of a garage with side extension together with a loft conversion and the formation of a new fence to front wall and side of property.

At: 
393 Kings Causeway, Brierfield 

On behalf of: 
Mr And Ms Clegg And Hope

Date Registered:
05.09.2025

Expiry Date:

29.09.2025

Case Officer:
 Luke Jones

Site Description and Proposal
The application site relates to a semi-detached bungalow dwelling situated within the defined settlement boundary of Brierfield. The main access is from Kings Causeway. The original dwelling has stone, spar dash, and smooth render walls with a slate tile pitched roof and UPVC windows and a combination of UPVC and timber doors with a side garage to the east elevation and conservatory to the west side elevation.  

The proposed development is the demolition of the conservatory, garage and side extension, to be replaced by the erection of a garage to the east side elevation with a rear extension, erection of a side extension to the west side elevation with an extension to the existing roof, loft conversion, and the formation of a new fence to the side of the front garden. 

Note that amended plans were received to change the proposed front garden wall to keep the existing wall due to initial design considerations. 

The additions of roof lights to the front and rear elevation of the existing roof are permitted under the Town and Country Planning (General Permitted Development) Order 2015 (GPDO), Schedule 2, Part 1, Class C and the addition of a front porch under Class D. Therefore, these elements of the proposal will not be considered in this report. 

Relevant Planning History

None. 

Consultee Response

Highways 

Having reviewed the documents submitted Lancashire County Council acting as the highway authority makes the following comments.
Proposal

The proposed development is for the demolition of a conservatory, attached garage and side extension; the erection of a replacement garage and side extension plus loft conversion to form a habitable room and the formation of a new fence to the front wall and side of the property. The number of bedrooms will remain unchanged at three.
Car & cycle parking

Two adequately sized car parking spaces should be provided for a three bed property in line with recommendation in the borough council's Parking Standards. The existing garage is sub-standard in size internally to be count towards the off-road parking provision. The proposed garage is also sub-standard in size internally to be count as a car parking space. It can, however, provide secure cycle storage. 

The existing driveway is of an adequate length and width to provide two car parking spaces as a separate pedestrian access is provided. However, any garage door fitted should be of a type which can be opened and closed with a vehicle parked right up to it. An up and over style of door should not be fitted. This can be controlled by condition.

Front boundary treatment

The existing front boundary is a 0.9m high natural stone wall. This allows an unobstructed view across the front of the property onto Kings Causeway so that a vehicle exiting can see either pedestrians or vehicles approaching up Kings Causeway.

Proposed alterations to this boundary include the construction of solid piers 1.6m high and solid timber infill panels and pedestrian gate, all with a height of 1.4m. These will form a solid feature and block the view of pedestrians or vehicles approaching for any vehicle exiting from the site, which is a highway safety concern.

The National Planning Policy Framework (NPPF) states that 'Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios' (Paragraph 116). 

The highway authority does not support the reduction in visibility as this could lead to a highway safety issue. Whilst the proposed front boundary as submitted raises safety concerns this may not be to such an extent to raise an objection as outlined in the NPPF. Nevertheless, the highway authority considers that the stone boundary wall should either remain unchanged, or, that any additional boundary treatment on top of the wall is of a style which does not block visibility, eg railings. The stone piers should also be reduced in height so that these do not create blind spots. Alternatively a 45o splay could be provided at the bottom of the drive and the existing vehicle crossing would then have to be widened.

Revised comments – Highways

After receiving the information that the existing front boundary wall would remain unchanged due to initial design considerations, LCC Highways were satisfied with the revised plans.   

Parish/Town Council 

No response. 

Environmental Services (Health)

No response. 

Public Response

The nearest neighbours have been notified by letter with no response. 
Relevant Planning Policy

Pendle Local Plan Part 1: Core Strategy 

Policy SDP1 takes a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework.

Policy ENV1 seeks to ensure a particularly high design standard that preserves or enhances the character and appearance of the area and its setting. It states that the impact of new developments on the natural environment, including biodiversity, should be kept to a minimum.

Policy ENV2 identifies the need to protect and enhance the heritage and 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 siting and design should be in scale and harmony with its surroundings.

Replacement Pendle Local Plan 

Saved Policy 31 sets out the maximum parking standards for development. 

National Planning Policy Framework 

The Framework states that the purpose of the planning system is to contribute to the achievement of sustainable development. It states that there are three dimensions to sustainable development: economic, social and environmental. The policies in the Framework, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system. 

The Design Principles Supplementary Planning Document (SPD) applies to extensions and sets out the aspects required for good design and protecting residential amenity.

Officer Comments

The proposed development is in a residential area in the defined settlement boundary of Brierfield. There are no underlying policies which would prevent the development in principle. The principal material considerations for the application are as follows: 

Design and Materials 

The Design Principles SPD provides specific guidelines on the erection of extensions. Extensions should be constructed in both materials and style to match the original dwelling. Side extensions should have a pitched roof for aesthetic reasons. Garage extensions should respect the design and materials of the original building and should ideally be set back at least one metre from the front wall of the house so as to appear as an ancillary addition. The materials should harmonise with those on the existing building. The Design Principles SPD also provides guidance on roof extensions suggesting that care should be exercised by ensuring that their design is in keeping with the dwelling. Roof alterations should be minor and sympathetic to the original design. 

The proposed single storey side extension to the west elevation is circa 2.34m by 6.6m, parallel with the rear elevation of the existing main dwelling, with white render exterior walls, stonework plinth to match existing, grey UPVC windows on the front and rear elevation, with a slate tiled pitched roof resulting in an extension to the main roof with a reduced ridge height. The roof extension is sympathetic to the original dwelling and is in keeping with the existing dwelling and does not look out of place in the street scene. This part of the development is suitable in terms of design.  

The proposed garage to the east elevation will be set back circa 5.2m from the front elevation of the existing dwelling, maintaining a similar width and length to the existing garage. The extension to the rear elevation of the garage will be circa 10.14m in length and circa 3.4m in width, running alongside the outbuilding of the neighbouring property to the east. The garage will have a garage door to the front elevation with a flat grey GRP roof which will cover approximately half the width of the rear extension at a height of circa 2.55m. The rear extension will include white render walls with UPVC doors and windows and a slate tiled pitched roof 4.2m in height, matching the height of the adjacent neighbour’s outbuilding. This part of the development maintains a similar scale to the existing garage at the front of the property while creating additional space to the rear which is similar in scale to the adjacent outbuilding and therefore does not look out of place. 

The Design Principles SPD also advises that the style and materials of all fences should match or be in harmony with the existing style of the boundary treatment in the surrounding area, or when this is more appropriate the dwelling itself.

The proposed fence to the side of the front garden boundary is a stained double horizontal timber boarded fence with intermediate posts and rails with a height of circa 1.5m. Considering fences and other side boundary walls are not uncommon in the street scene this would be acceptable in terms of design.

In overall terms the development would be acceptable in terms of design.

Residential Amenity 

The Design Principles SPD advises that extensions should not overlook or cause an overbearing effect to neighbouring properties. Side windows in side extensions serving main habitable rooms are not acceptable where they would overlook adjoining property. Single storey rear extensions should be designed to avoid causing overshadowing, loss of outlook or loss of privacy to the neighbours, or appear unduly dominant to neighbours. A single storey rear extension located on, or immediately adjacent to, the part boundary with a neighbouring property will normally be acceptable if it does not project more than 4 metres from the rear elevation of the existing dwelling. Extensions of greater depth will normally only be permitted if it does not breach the 45-degree rule where this would not cause detriment to the character of an area. 

The proposed side and rear extension to the east elevation extends past the existing rear elevation by circa 10.14m. In considering the 45-degree rule, the proposed development is directly adjacent to a blank exterior wall of the neighbour’s outbuilding which extends out to the rear curtilage boundary, in line with the proposed extension. With no windows present on the west face of the neighbour’s outbuilding and the height matched by the proposed extension, the 45-degree rule would not apply with no unacceptable overshadowing or obstruction of outlook to the neighbouring property. The windows proposed on the west exterior wall of this proposed extension would also not impact on the amenity of neighbours with the garden area and a circa 1.9m high fence obstructing any views to the neighbouring property. 

The proposed side extension and extension of the roof to the west elevation is adjacent to three first floor windows of the neighbour’s property which are all glazed. After confirmation from the neighbour, these windows are non-habitable and therefore the proposed development would not impact on privacy. The proposed side extension includes one window to the front and rear elevation and none to the side elevation, these windows would not overlook any neighbouring property and therefore not impact on amenity.  

The proposed 1.5m high fence to the west side boundary of the front garden will not impact on the amenity of the neighbours due to the fact that the front garden is on a downward northerly slope towards the highway at the front of the curtilage which limits any overbearing or overshadowing impact to the neighbouring property.

The proposed development would therefore be acceptable in terms of residential amenity in accordance with ENV1 and ENV2 of the Adopted Pendle Local Plan Part 1: Strategy and Adopted Pendle Design Principles SPD. 

Highways
The proposed 1.5m high fence along the west side boundary of the front garden runs parallel to the neighbours drive directly up to the front curtilage boundary which faces onto a highway. This will affect the visibility of vehicles entering in and out of the neighbour’s drive. To ensure highway safety the proposed 1.5m fence is required to be reduced in height to a maximum of 1m within 1m of the boundary to the highway, this will be controlled by condition. 

The development will increase the number of bedrooms from two to three by which two car parking spaces are required. The existing driveway is of an adequate length and width to provide two car parking spaces. However, as LCC Highways highlights, any garage door fitted should be of a type which does not cause obstruction to the driveway when opening and closing, this will be controlled by condition. 

The development would be acceptable in terms of highway safety and parking arrangements subject to conditions. LCC Highways raises no objections subject to conditions. 
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 housing development would accord with Local Planning Policy and would be compliant with the guidance set out in the Framework, subject to compliance with planning conditions. 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: 

736/1; 736/2B; 736/3; 736/4; 736/5

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

3. All the external materials to be used in the elevations and roof of the development hereby permitted shall be as stated on the application form and approved plans and there shall be no variation without the prior consent of the Local Planning Authority. 
Reason: These materials are appropriate to the locality and in order to allow the Local Planning Authority to control the external appearance of the development.

4. The proposed side boundary 1.5 metre high fence at the front of the property shall be lowered to no higher than 1 metre above ground floor level for a minimum distance of 1 metre from the front boundary of the site for the lifetime of the development. 
Reason: In the interest of highway safety. 

5. Before the garage herby permitted is brought into use details of the design shall be submitted to and approved in writing by the Local Planning Authority. The design shall ensure that the door does not obstruct the use of the driveway. The door shall at all times thereafter strictly comply with the details so approved.
Reason: To ensure adequate car parking space for two vehicles. 

Application Ref:      25/0579/HHO
Proposal:
Full: Demolition of conservatory, garage and side extension, erection of a garage with side extension together with a loft conversion and the formation of a new fence to front wall and side of property.

At: 
393 Kings Causeway, Brierfield 

On behalf of: 
Mr And Ms Clegg And Hope

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 03RD NOVEMBER 2025
Application Ref:      25/0609/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes and the formation of a gable end wall. 

At
23 Taylor Street, Brierfield 

On behalf of: 
Mr Sher Ali

Date Registered:
23.09.2025

Expiry Date:

16.10.2025

Case Officer:
 Luke Jones

Site Description and Proposal
The application site relates to a corner plot end-terrace dwelling situated within the defined settlement boundary of Brierfield. The main access is from Taylor Street. The original dwelling has stone walls, a pitched roof of slate tiles and UPVC doors and windows. 

The proposed development is the erection of a pitched roof front dormer and a flat roof rear dormer to the roof slopes and the formation of a gable end wall with the insertion of a second floor window. 

Relevant Planning History

N/A
Consultee Response

Highways

The National Planning Policy Framework (NPPF) states that 'Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios' (Paragraph 116).

The proposed development would increase the number of bedrooms from two to four. There is no associated off-road parking, nor can any be provided. The property is located within an area of terraced housing where there is a high demand for limited on-road parking. Whilst this raises concerns, as the increased demand for on-road parking can be difficult to absorb without causing loss of amenity for existing residents, these are not to such an extent to raise an objection as outlined in the NPPF. The highway authority also notes that the site is within acceptable walking distance of local amenities and facilities including public transport on Netherfield Road, which may reduce the reliance on the use of private vehicles.

Parish/Town Council

No response 

Public Response 

The nearest neighbours have been notified by letter with no response.

Relevant Planning Policy

Pendle Local Plan Part 1: Core Strategy 

Policy SDP1 takes a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework.

Policy ENV1 seeks to ensure a particularly high design standard that preserves or enhances the character and appearance of the area and its setting. It states that the impact of new developments on the natural environment, including biodiversity, should be kept to a minimum.

Policy ENV2 identifies the need to protect and enhance the heritage and 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 siting and design should be in scale and harmony with its surroundings.

Replacement Pendle Local Plan 

Saved Policy 31 sets out the maximum parking standards for development. 

National Planning Policy Framework 

The Framework states that the purpose of the planning system is to contribute to the achievement of sustainable development. It states that there are three dimensions to sustainable development: economic, social and environmental. The policies in the Framework, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system. 

The Design Principles Supplementary Planning Document (SPD) applies to extensions and sets out the aspects required for good design and protecting residential amenity.

Officer Comments

The proposed development is in a residential area situated within the settlement boundary of Brierfield. There are no underlying policies which would prevent the development in principle. The principal material considerations for the application are as follows:

Design and Materials 

The Design Principles SPD advises care should be exercised with the erection of dormers and any roof alterations, to ensure that their design is in keeping with the dwelling and they do not dominate the roof slope. 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. A dormer should be set below the ridge line of the original roof by at least 0.2m. The front wall of a dormer should normally be set back at least 1m from the front elevation and 0.5m from either side, to prevent it having an overbearing effect on the street scene and adjoining properties. Flat roof dormers will not be acceptable on front elevations or any elevation clearly visible from a public vantage point. Roof alterations should be minor and sympathetic to the original design of the building. 

The proposal is for a pitched roof front dormer and a flat roof rear dormer on the roof slopes. Both dormers would meet the ridge height of the existing roof, be set back from the respective front and back elevations by less than 1m and less than 0.5m from either side. The dormers would dominate the entire roof slope of the dwelling and would have a harmful effect upon the character and appearance of the original dwelling. To the front elevation, this has a wider effect on the street scene in a terrace which has a simple and uninterrupted roof line especially since dormers are not a characteristic feature of the locality. To the rear elevation, the rear dormer would not be as prominent as the front dormer however would still dominate over the side facing element of the roof, further disrupting the original character of the roof. The proposed dormers are to be faced in wall hung tile cladding with UPVC windows and rubber roofing. Both dormers would be visible from a public vantage point and cause harm to the character and appearance of the original dwelling and have a wider impact on visual amenity. 

The formation of a gable end wall with a subsequent second floor window on the side (east) elevation would be faced in stone to match existing with a UPVC window. The roof would be extended from a sloped side elevation to create a gable end wall. This would be sympathetic with the original design of the building and retain the character of the original dwelling and surrounding area. This element would be acceptable in terms of design.  

Overall, the proposed development represents poor design and conflicts with Policy ENV2 of the Local Plan: Part 1 Core Strategy and the Design Principles SPD.

Residential Amenity 

The proposed dormers would face habitable room windows to the front and rear. The building already has a relationship of first floor windows to the rear elevations facing the other properties to the rear and the proposed dormer window would be no closer than these existing windows. The proposed second floor window on the side (east) elevation would also be no closer than the existing relationship with windows of the adjacent gable end wall of the neighbouring property. 

Therefore, the proposed development would be acceptable in terms of residential amenity in accordance with ENV1 and ENV2 of the Adopted Pendle Local Plan Part 1: Strategy and Adopted Pendle Design Principles SPD. 

Highways 

The development would increase the number of bedrooms at the property from two to four. This would increase the maximum parking requirement from two spaces to three spaces. The site has no off-street car parking provision, however, taking into account that this is an area of terraced housing where that is characteristic this is acceptable. 

RECOMMENDATION: Refuse

1. By virtue of their position to the front and rear elevation of the dwelling, the proposed front and rear dormer would have an unacceptable impact upon the design of the original dwelling and in turn cause harm to the wider character and appearance of the street scene, in conflict with Policy ENV2 of the adopted Local Plan: Part 1 Core Strategy and the adopted Design Principles SPD. 
Application Ref:      25/0609/HHO
Proposal:

 Full: Erection of dormers to front and rear roof slopes and the formation of a gable end wall. 
At


 23 Taylor Street, Brierfield 
On behalf of: 
 Mr Sher Ali

REPORT TO NELSON BRIERFIELD AND REEDLEY COMMITTEE ON 03RD OF NOVEMBER 2025

Application Ref:      25/0617/FUL
Proposal:
Full: Change of use from a shop (Use Class E) to a hot food takeaway (Sui Generis) and the installation of an extraction flue.

At
159 Netherfield Road, Nelson, Lancashire

On behalf of:
Maroof Afzal

Date Registered:
26.09.2025

Expiry Date:
21.11.2025

Case Officer:
Athira Pushpagaran

This application has been ‘called in’ to committee by the Chair.
Site Description and Proposal

The application site is a corner shop situated at the end of a terrace along Netherfield Road in a predominantly residential neighbourhood within the defined settlement boundary of Nelson. The site is outside the town centre boundary and has no other designations. 

The proposed development is the change of use from a shop (Use Class E) to a hot food takeaway (Sui Generis) and the installation of an extraction flue.
Relevant Planning History

No relevant planning history.

Consultee Response

Highways  

No objection. Due to the nature of the proposed change of use this is likely to generate an increase in traffic movements compared to those generated by the previous use. Traffic movements generated by hot food takeaways tend to be short stay with a high turnover. There are no existing parking restrictions either on Netherfield Road or on Roberts Street and the site is located within a residential area. Therefore, it is likely that a percentage of customers will walk there.

There is a proposed storage area for refuse bins in the back yard. The applicant should ensure that the rear yard gate is wide enough to allow the bins to be moved to and from the yard area for collection as bins must not be stored on the adjacent footway or back street where they would cause an obstruction.

PBC Environmental health

There is no info submitted regarding the route the extraction system will take up/ through the building. The gate on the back yard is not wide enough to allow access for a commercial bin into the bin area, so it either needs widening or they will have to have residential size bids that are small enough.

Parish/Town Council 

No response

PBC Engineering

No response

Public Response 

The nearest neighbours have been notified by letter, with no response.

Relevant Planning Policy

Pendle Local Plan Part 1: Core Strategy 

Policy SDP1 takes a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework.

Policy ENV1 seeks to ensure a particularly high design standard that preserves or enhances the character and appearance of the area and its setting. It states that the impact of new developments on the natural environment, including biodiversity, should be kept to a minimum.

Policy ENV2 identifies the need to protect and enhance the heritage and 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 siting and design should be in scale and harmony with its surroundings. 

Policy WRK 4 The Town and Local Shopping Centres, identified in Policy SDP5, will be the primary focus for retail development in Pendle. Proposals for hot food take-aways in close proximity to establishments that are primarily attended by children and young people will be resisted in support of initiatives to help reduce childhood obesity and improve the overall health prospects of young people.

Replacement Pendle Local Plan 

Saved Policy 31 sets out the maximum parking standards for development. 

Emerging Local Plan- Pendle Local Plan 4th Edition 2021-2040

DM33: Hot food takeaways

Outside the boundary of a designated town or district centre applications for Hot Food Takeaways (Sui Generis) will only be considered for approval where: 

a) The development site is more than 400m walking distance from an entrance (not necessarily the main entrance) to a secondary school, youth centre, leisure centre or Public Park; 

b) The proposal is in a ward where fewer than 15% of the Year 6 pupils, or 10% of reception pupils have been classified as obese; 

c) It can be demonstrated that extended opening hours will not cause an unacceptable impact on residential amenity or highway safety.

National Planning Policy Framework 

The Framework states that the purpose of the planning system is to contribute to the achievement of sustainable development. It states that there are three dimensions to sustainable development: economic, social and environmental. The policies in the Framework, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system. 

Para 49 states that LPAs may give weight to relevant policies in emerging plans according to: 

a) the stage of preparation of the emerging plan (the more advanced its preparation, the greater the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that may be given); and c) the degree of consistency of the relevant policies in the emerging plan to this Framework (the closer the policies in the emerging plan to the policies in the Framework, the greater the weight that may be given).

Para 97 states that LPAs should refuse applications for hot food takeaways and fast food outlets: a) within walking distance of schools and other places where children and young people congregate, unless the location is within a designated town centre; or b) in locations where there is evidence that a concentration of such uses is having an adverse impact on local health, pollution or anti-social-behaviour.

Para 139 of the framework states that development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design, taking into account any local design guidance and supplementary planning documents such as design guides and codes.

The Design Principles Supplementary Planning Document (SPD) applies to extensions and sets out the aspects required for good design and protecting residential amenity.

Officer Comments

The proposed development is in a residential area situated within the settlement boundary of Nelson. It is located outside the town centre boundary and is within walking distance from two primary schools- Walverden Primary School (~320m) and St Phillips Primary School (~400m), and Pendle wavelengths leisure centre (~400m). It is situated within the Marsden & Southfield ward where 39.6% of year 6 pupils and 22.6% of reception pupils are classified as obese.

Paragraph 97 of the Framework resists planning permission for hot food takeaways a) within walking distance of schools and other places where children and young people congregate, unless the location is within a designated town centre; or b) in locations where there is evidence that a concentration of such uses is having an adverse impact on local health, pollution or anti-social-behaviour. Policy WRK4 also resits proposals for hot food take-aways in close proximity to establishments that are primarily attended by children and young people. The proposal is conrtary to para 97 of the Framework and policy WRK4 of the core strategy.

Policy DM33 of the emerging Pendle Local Plan 4th Edition 2021-2040 which has been through an Examination in Public earlier this year also resists hot food takeaways outside the town centre. Such proposals will only be supported unless the site is more than 400m walking distance from an entrance to a secondary school, youth centre, leisure centre or Public Park, it is in a ward where fewer than 15% of the Year 6 pupils, or 10% of reception pupils have been classified as obese, and it can be demonstrated that extended opening hours will not cause an unacceptable impact on residential amenity or highway safety. However the above criteria are not met for the current proposal and therefore the proposal is contrary to policy DM33 of the emerging Pendle Local Plan 4th Edition 2021-2040.

Pargrapgh 49 of the Framework states that LPAs may give weight to relevant policies in emerging plans according to: 

a) the stage of preparation of the emerging plan (the more advanced its preparation, the greater the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that may be given); and c) the degree of consistency of the relevant policies in the emerging plan to this Framework (the closer the policies in the emerging plan to the policies in the Framework, the greater the weight that may be given).

The emerging local plan is consistent with the Framework, has been through an EIP, and consultation is currently ongoing for the main modifications. The main modifications do not affect the part of the policies relating to takeaways and obesity. In this case substantial weight should be given to the emerging policy. The development would not be acceptable and would be contrary to para 97 of the Framework and policy DM33 of the the emerging Pendle Local Plan 4th Edition 2021-2040.
The other principal material considerations for the application are as follows:
Design and Materials

The only external alteration proposed is the extraction flue to be installed to the rear elevation and the widening of the back gate. Subject to a condition ensuring appropriate finish there would be no unacceptable visual impact due to this aspect of the development.

Overall, the proposed development would be acceptable in terms of design in accordance with policies ENV1 and ENV2 of the Adopted Pendle Local Plan Part 1: Core Strategy and the Adopted Pendle Design principles SPD.
Residential Amenity

The proposed use of a fast-food takeaway would install an extraction flue to the rear of the building. An extraction statement has been submitted along with the application. Subject to a condition to ensure a system of acceptable specifications as per the statement is being used, the proposed use would not result in any unacceptable impact on the residential amenity of neighbours.

The proposed development would be acceptable in terms of residential amenity in accordance with ENV1 and ENV2 of the Adopted Pendle Local Plan Part 1: Core Strategy and the Adopted Pendle Design principles SPD.

Highways  

The development raises no issues of highway safety.

RECOMMENDATION: Refuse
Due to the following reason(s):

1. The proposed development due to its location outside the town centre boundary in close proximity to establishments that are primarily attended by children and is in a ward where there are high obesity levels above those stipulated in policy DM33 of the 4th edition Pendle Local Plan. The development would have an adverse impact on local health.  The proposal would therefore be contrary to policy DM33 of the the emerging Pendle Local Plan 4th Edition 2021-2040 and para 97 of the National Planning Policy Framework.

Application Ref:      25/0617/FUL
Proposal:
Full: Change of use from a shop (Use Class E) to a hot food takeaway (Sui Generis) and the installation of an extraction flue.

At
159 Netherfield Road, Nelson, Lancashire

On behalf of:
Maroof Afzal
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