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

Application Ref:  25/0415/CND

Proposal:  Discharge Condition 5 (Fencing details) of Planning Permission 22/0051/FUL.

At:  212 Railway Street

On behalf of:  Mr Muhammad Bashir Chaudhry

Date Registered:  26/6/25

Expiry Date:  21/8/25

Case Officer Neil Watson

Site Description and Proposal

The application is brought back to Committee as a location plan for the proposed fencing has been received. This shows the fencing being erected on all sides of the car sales area.

The site is a food store located in Nelson. It has a rear area that is to be used for car sales.

The application has been called in to Committee. Members should note that to approve a development without a plan showing where the fencing is proposed would constitute maladministration.  A Local Planning Authority is not able to approve anything that does not show where that development is to be located. 

Relevant Planning History

22/0051/FUL Change of use to car sales.

Consultee Response

None

Public Response

None

Officer Comments

Condition 5  The applicant wishes to erect fencing 2.4m high around the site. 

The details submitted show a fence 2.4m hight to be erected around the perimeter of the whole site. There are residential dwellings with rear gardens and windows in close proximity to the proposed fencing. They will have poor living conditions due to the height proposed. The fencing will also appear too high and poorly designed in the locality due to the height.



RECOMMENDATION: Condition not discharged

Application Ref:  25/0415/CND

Proposal:  Discharge Condition 5 (Fencing details) of Planning Permission 22/0051/FUL.

At:  212 Railway Street

On behalf of:  Mr Muhammad Bashir Chaudhry

































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

[bookmark: _Hlk212191412]Application Ref:  25/0458/FUL   

Proposal:  Full: Part retention of function room (Use Class F2 b) at first floor, conversion of ground floor from a Pub (Sui Generis) to 1 no. flat (Use Class C3) and a Restaurant (Use Class E(b)), alterations to frontage, insertion of shutters and the installation of an extraction flue to the side.	

At:  129 Manchester Road, Nelson, Lancashire, BB9 7AG
	

On behalf of: Mr Taj Ahmed	

Date Registered:  7/11/2025

Expiry Date:  9/5/2025 

Case Officer: Neil Watson

Site Description and Proposal

The application site sits is in a prominent corner location within a conservation area. It is a stone built 3 storey building that was formerly used as a members club.

The proposal is to use it for a mixed use including as a function room, a flat and a restaurant. External changes are also proposed to the main elevations including the installation of shutters.

Amended plans have been received which now show the retention of the majority of the existing frontage. A new door is proposed to be inserted on the Manchester Road frontage and two blocked up openings re-opened on Lomeshaye Road.

Relevant Planning History

No relevant planning history.

Consultee Response

LCC Highways;  Having reviewed the documents submitted, Lancashire County Council acting as the local highway authority does not raise an objection in principle regarding the proposed development, taking into consideration other uses of the building which could be undertaken without the need for change of use planning permission. The highway authority concludes that there are no highway grounds to support an objection as set out by NPPF. However, the following comments should be noted and conditions and informative note applied to any formal planning approval granted. External step not to be on the highway.

There is a car park an acceptable walking distance away and the applicant should the location and use of that.

Details need to be provided about deliveries.

The internal doors not wide enough for bins.

Environmental Health: No response to the consultation.



Public Response

25 letters of objection have been received commenting on the following points:
· There is inadequate parking for the premises and area.
· Why were more residents not written to?
· There are double yellow lines outside
· Traffic light congestion
· Increase noise/smell/litter and vermin
· Where will trade waste bins go?
· The Council has failed to protect the high street to maintain a mixed use of non-food establishments and allowed Manchester Rd to become a dirty litter strewn retail area where both businesses and customers take no pride in the area. Residents in the area (affected by the proposed restaurant) categorically DO NOT want this business on their door step
· Smell from cooking
· Obesity for another food establishment
· We have a peaceful life and it will be detrimental to ourselves and our children
· Already 10 food outlets within 200m



Relevant Planning Policy

Development Plan

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



National Planning Policy Framework

116. 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.

139. 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.

141. The quality and character of places can suffer when advertisements are poorly sited and designed.

207. In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.

215. Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

Planning (Listed Buildings and Conservation Areas) Act 1990

Section 72 places a statutory duty to have regard to preserving or enhancing conservation areas in making planning decisions

Officer Comments

The application site lies in the St Marys Conservation Area outside of the town centre for Nelson. The proposal seeks to change the use of a former members club into a mixture of uses. The property was previously in a use class of its own (suis generis) and hence all parts of the development require planning permission. The former use of the building, and its lawful use, do however need to be considered in the planning balance.

The proposed use is for a restaurant with a function room. The former use was a town centre use and the prosed uses are also town centre uses. There is no requirement for a sequential test as the proposed and existing uses are town centre ones. There is therefore no in principle objection to the application.

Design and Impact on the Heritage Asset

The site sits on a prominent corner location. It has a traditional proportions  and the conservation area included the site in it as it makes a positive contribution to the conservation area.

The proposal has now been amended to retain the existing frontage on both Manchester and Lomeshaye Roads with some existing openings re-opened. This would not have an impact on the conservation area and the design, being predominantly as exists, is acceptable and does not impact on the significance of the conservation area.

Residential Amenity

The existing use has a function room at first floor level. The proposal is to retain this but adding toilets and a kitchen. The potential for noise disturbance will not alter form the existing use to the new use but there is potential for the kitchen to cause a disturbance to the residential units located to the rear due to the proximity of a proposed extraction unit. 

Provided the extraction unit operates effectively and is maintained there would not likely be noise or smell issues emanating form it. A condition requiring full details of how it operates would be required.

A restaurant is prosed at the ground floor. Restaurants are not places that generate noise and with appropriate opening times there would not be unacceptable impacts on neighbours by people entering and leaving. The impacts of this could be adequately controlled by conditions.

No details of the potential noise impact on the flat have ben provided. Again however a condition requiring adequate noise insulation would be an effective way of ensuring the occupants were not disturbed by noise form the function room or restaurant
  

Highway Safety

The site does not have any car parking. It has restricted parking to the frontage as it is located on a signalised junction. Any customer parking there would lead to a significant dagger to highway users. Nelson suffers from high levels of unlawful parking in the evening and were this to extend to this site that would be unacceptable.

Users of the facility will normally be there for some time. Provided a condition prevented any off site sales customers would be likely to park any vehicle they would use in a lawful parking area not directly on the junction. Vehicles dropping people off may act unlawfully but due to the proximity of the site on the signalised junction it is likely that vehicles would drop customers off away form the signalised area. The building also has a lawful use as a members club/pub which would involve customers using vehicles in a similar way to the overall use prosed. In overall terms the proposed use is not therefore likely to lead to a worse position than re-using the facility for its lawful use.

RECOMMENDATION: Approve

Conditions to follow

Application Ref:  25/0458/FUL   

Proposal:  Full: Part retention of function room (Use Class F2 b) at first floor, conversion of ground floor from a Pub (Sui Generis) to 1 no. flat (Use Class C3) and a Restaurant (Use Class E(b)), alterations to frontage, insertion of shutters and the installation of an extraction flue to the side.	

At:  129 Manchester Road, Nelson, Lancashire, BB9 7AG
	

On behalf of: Mr Taj Ahmed

























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

[bookmark: _Hlk212196234]Application Ref:    	25/0595/FUL
Proposal:	Full: Change of use of first floor store (Use Class B8) to a snooker hall (Use Class E(d), replacement of first floor windows and insertion of new door open to the front.
At	115 Manchester Road, Nelson

On behalf of:	Mr Mohammad Asghar
Date Registered:	19.09.2025
Expiry Date:	14.11.2025
Case Officer:	Neil Watson

Site Description and Proposal

The application site is a former fire sales and repair outlet located opposite to the grade 2 St Mary’s Church on Manchester Road in Nelson.

The proposal is to change the first floor to a snooker hall and to replace the first floor windows which are currently brown wood with anthracite coloured upvc to the first floor. The proposal is to alter the shop front by altering a door on the west side of the frontage.

Relevant Planning History

24/0382/FUL – Approved a new shop front, windows and bin enclosure.

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

Site planning history 16/0396/FUL - Sub-division of existing retail (A1) unit at ground floor level to create retail unit and cafe/restaurant (A3) with alterations to shop front and installation of flue to rear roof slope. Refused including on highway grounds. Appeal allowed. 

13/15/0519P - Sub-division of existing retail (A1) unit at ground floor to create retail unit and hot food takeaway (A5) with alterations to shop front, installation of flue and creation of 2 flats at first floor level. Refused including on highway grounds. 

13/15/0282P - Change of use from retail (A1) to shop (A1) and hot food takeaway (A5) at ground floor and 2 x 3 bed flats at first floor including external alterations. Refused including on highway grounds. Proposal The proposed development is for the change of use of the first floor store (Use Class B8) to a snooker hall (Use Class E(d)) with replacement windows and a new door to the front elevation. Car & cycle parking There is no associated off-road car or cycle parking, nor can any be provided. The highway authority acknowledges that some customers to the snooker hall or staff may arrive on foot given the site's proximity to the surrounding residential areas.

Based on the borough council's Parking Standards for the proposal (previously Use Class D2) with a Gross Floor Area less than 500m2 parking for nine vehicles would be required (204/22). The existing B8 use would only require one parking space. 

Manchester Road is subject to No Waiting At Any Time parking restrictions (double yellow lines) on both sides of the road for a considerable distance from the application site in both directions. Customers arriving by car would therefore have to park elsewhere on the surrounding highway network, which is mainly terraced streets where there is an existing demand from residents. 

Opening hours for the café/restaurant and retail unit were controlled by condition by the Planning Inspector when allowing the appeal for application 16/0396/FUL. The café/restaurant's opening hours were 09:00 – 22:00 and the retail unit 09:00 – 21:00, both of which overlap with the proposed snooker hall opening hours. This potentially could lead to further pressure on parking availability on the surrounding streets and conflict between the residents and customers to any of the business approved or proposed. 

The nearest public car park is on Rigby Street, approximately 310m away, which is an acceptable walking distance as recommended by the institute of Highways and Transportation. Therefore the highway authority requests that the applicant carries out an evening parking survey of the Rigby Street car park (during the week and at weekend) to coincide with the anticipated peak attendance at the snooker hall to show whether there is spare capacity for their customers. If there is capacity then the applicant would need to promote the location and use of this car park when taking bookings and on any publicity or social media. This would be to mitigate demand for parking on the residential streets within the immediate vicinity of the site. 

There is no location on the ground floor which could be used for cycle storage, and the highway authority considers that it would be unreasonable for anyone to have to carry their cycle up to the first floor. Therefore it is unlikely that cycle storage for staff or customers can be provided on site.




Site's operation 

The snooker hall is proposed to be open seven days a week from midday to midnight Mondays – Thursdays and Sundays and Bank Holidays and midday to 1am on Fridays and Saturdays. 

No details of the number of staff to be employed have been submitted. Nor have details of how the site will operate, eg will the tables have to be pre-booked? Will the bookings be limited to a certain amount of time? Will there be a changeover period between bookings? The applicant should provide further details of how they intend to operate the site. 

Whilst the daytime and early to mid-evening opening hours would allow customers and staff to travel to the site by public transport late night services finish before the site's proposed closing time. Bus and train services also finish earlier on Sundays and Bank Holidays. This could lead to the reliance on the use of private motor vehicles and increased demands on existing on-street parking.

Initial conclusion 

Whilst the highway authority does not at this stage raise an objection in principle to the proposed change of use to a snooker hall the applicant should provide additional information as outlined in this response. Following the receipt of this information the highway authority will provide further comments including any conditions it considers necessary. Janet Simpson Assistant Engineer


Parish/Town Council: No answer

Public Response

(a) Regarding the windows at the back of the property, these need to be either bricked up or if retained, highest grade of Obscure satin/Flemish/Frosted glass so as to MAINTAIN PRIVACY for residents on Hope street (No 17-23). Due to the proximity of 115-117 Manchester Rd, there is a complete lack of privacy and this is especially apparent on cloudy days or in the evenings. Windows should be like for like regarding no handles to open. 

(b) Regarding the change of use from a Store to a snooker club, this is a significant change and will severely impact residents from potential noise, safety (late closing times?) and possible anti-social behaviour around the area. There are already snooker facilities in the town centre (basement on Scotland Rd and the Alexandra snooker club on Holme Street). 

(c) Traffic and car parking is a major concern and has been commented on previous planning applications made at this address and at 129 Manchester Rd (planning application for a restaurant). A snooker club will mean customers staying at the premises thereby affecting resident's car parking. There is no customer parking available and residents already struggle to park in the back street due to renovation works at 129 Manchester Rd. In addition, it is doubtful that the Council will/lacks the ability to carry out enforcement. There are already on street car parking infringements on Manchester Rd on a daily basis. Lastly, it must be pointed out that is in fact a residential area although it has some retail business on this stretch of Manchester Rd. It is also a Conservation area so the building would need to be improved to a level that is in keeping with the character of the area.

The windows to the rear do not provide any privacy. You can see eight through to the front windows.

Relevant Planning Policy

Development Plan

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

National Planning Policy Framework

116. 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.

139. 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.

141. The quality and character of places can suffer when advertisements are poorly sited and designed.

207. In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.

215. Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

Planning (Listed Buildings and Conservation Areas) Act 1990

Section 72 places a statutory duty to have regard to preserving or enhancing conservation areas in making planning decisions


Officer Comments

The application site is an existing premises that has been actively used for a business at ground floor but that active use has ceased for some time. There have also been a number of planning applications relating to the site most notably for this application is 16/0396/FUL which shough the change of use to a café. That was refused but subsequently allowed on appeal.

Design and Heritage Impact

The application has been accompanied by a heritage impact statement for a previous application. That application was to replace the shop front with anthracite grey aluminium shop front which was approved as not impacting on the significance of the conservation area or setting of the listed building.

This application seeks to amend the design of part of the ground floor openings. The proposal is for a door opening. The design is compatible with the approves scheme and is acceptable.

The proposal is to replace the upper windows in upvc anthracite grey. The current windows are wooden but are poor in design and do not play a positive role in the design of the building. Their replacement with an appropriate material would not detrimentally affect the character and appearance of the building. The materials should however be compatible with those to be used at the ground floor. A condition requiring samples to be agreed would be appropriate to deal with this. The use of upvc would be at odds with the ground floor scheme approved.

The insertion of new windows of an appropriate design to compliment the changes approved at the ground floor would enhance the overall appearance of the building. They would have a positive impact on the conservation area and not detrimentally affect the setting of the grade 2 listed building opposite.





Residential Amenity

A  snooker hall is not an activity that leads to noise directly from those participating in it. A condition requiring that it only be used s a snooker hall and for no other purpose would prevent an alternative use within the same use class that may lead to noise to neighbours. Food should not be prepared on the premises that may lead to smells to neighbouring properties.

The appeal decision which granted permission for the café at ground floor considered the impact on neighbours to the rear. The existing windows in the building overlook those residential properties. The Inspector recognised that the upper floor was used for storage and that therefore there would not be a more intense use that would lead to more overlooking. The proposal here would lead to a more intensive use and have more opportunities to look into the houses opposite. It would be appropriate to require the windows to be obscurely glazed to prevent the more intense use leading to a loss of privacy. 

Hours of opening proposed by the applicant are: Monday to Thursday and Sunday and bank holidays 12-12 and Friday/Saturday 12 noon to 1 am. As indicated above a snooker hall is not a form of activity that would lead to antisocial behaviour. The only impact on neighbours late at night could be lighting from the rear windows. That is not an amenity impact that would warrant requiring the premises to close earlier.

Highways Impact 

The proposed use will lead to a more intense use of the site in an area where there is no on street parking immediately in front of the building and where parking is likely to be on residential streets with the nearest car park being 310 metres away. As indicated in the LCC response 310m is an acceptable distance for a car park to service a facility. Rigby Street is not normally full and as the activity would be largely in the evening  there is likely to be car parking available.

The use of a snooker hall is not an activity where a user would park a car for a short period. Customers and staff would park for lengthy periods and it would not be likely that they would park illegally for  long periods of time. I note LCC wishing to have more details about how the activity would operate but the use would not lead to significant numbers of users at once as it is limited by the number of tables. Staff levels would also be minimal. The use would therefore be adequately served by the public parking available.


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 accordance with the following approved plans: D1, D2, D3, D4, D5, D6

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

3 Samples of the materials to be used in the replacement of the windows hereby authorised shall be submitted to and approved in writing by the local planning authority prior to their installation. The materials to be used thereafter shall strictly comply with the approved materials for the windows. The materials to be used at ground floor shall be powder coate4d aluminium for the altered opening.

Reason: In order that the Local planning Authority can control the appearance of the first floor windows to ensure they are compatible with the changes at the ground floor and in order that the ground floor changes are compatible with e material approved in application 24/0832/FUL

4 The first floor shall only be used as a snooker hall and for no other purpose. There shall be no preparation of food in the snooker hall at any time.

Reason: In order to ensure that the is no loss of amenity to residents to the rear of the site by way of noise or odours form food preparation.

5 The windows at the first floor in the rear of the unit facing the residential properties shall be obscurely glazed to level 5 before the premises is used as a snooker hall and shall thereafter at all times be retained.

Reason: The use of the upper floors for snooker will result in a more intensive use that storage and that would result in overlooking and loss of privacy to the occupants of the dwellings to the rear.

6 The premises shall only be open between 12 noon and 12pm Monday to Thursday,   Sundays 12 noon and 12pm and Friday to Saturday 12 am to 1 am.

Reason: In order to control the opening times in order to control the impact on neighbouring land uses.


Application Ref:    	25/0595/FUL
Proposal:	Full: Change of use of first floor store (Use Class B8) to a snooker hall (Use Class E(d), replacement of first floor windows and insertion of new door open to the front.
At	115 Manchester Road, Nelson

On behalf of:	Mr Mohammad Asghar
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